Meeting Date: October 1, 2025 (04)
Resolution No.: 25-111

A RESOLUTION OF THE SAN DIEGO COUNTY
BOARD OF SUPERVISORS ADOPTING
GENERAL PLAN AMENDMENT (GPA) PDS2015-GPA-15-002

WHEREAS, pursuant to Government Code Sections 65350 et seq, GPA
PDS2015-GPA-15-002 has been prepared, being the first amendment to the San Dieguito
Community Plan and first amendment to the Land Use Element of the County General
Plan in the Calendar Year 2025; and

WHEREAS, GPA PDS2015-GPA-15-002 has been filed by the RCS — Harmony
Partners, LLG, consisting of an amendment to the Land Use Element and San Dieguito
Community Plan; and

WHEREAS, pursuant to Government Code Sections 65860 et seq., an associated
Zoning Reclassification (PDS2015-REZ-15-003) has been prepared together with a
Specific Plan (PDS2015-SP-15-002), Vesting Tentative Map (PDS2018-TM-5626), Site
Plan (PDS2018-STP-18-011); and Major Use Permit (PDS2015-MUP-15-008), and

WHEREAS, on August 22, 2025, the Planning Commission, pursuant to
Government Code Sections 65351 and 65353 held a duly advertised public hearing on
GPA PDS2015-GPA-15-002; and

WHEREAS, the Planning Commission has made its detailed recommendations
concerning the above item; and

WHEREAS, the Planning Commission reviewed and considered the information
contained in the Environmental Impact Report {EIR) dated July 2025, on file with Planning
& Development Services as Environmental Review Number (ER) PDS2015-ER-15-08-
006 prior to making its recommendation to approve the project; and

WHEREAS, the Planning Commission recommends that the proposed project,
GPA PDS2015-GPA-15-002, will have a significant impact on the environment but that
there are specific economic, legal, social, technological or other benefits which will result
from approval and implementation of the project; and

WHEREAS, on October 1, 2025, the Board of Supervisors, pursuant to
Government Code Section 65355 held a duly advertised public hearing on GPA,
PDS2015-GPA-15-002; and

WHEREAS, on October 1, 2025, the Board of Supervisors has made findings
pursuant to Attachment A, Environmental Findings, of the Board of Supervisors Planning
Report for the project.

NOW THEREFORE BE IT RESOLVED that the Board of Supervisors takes the
following actions:



Find that the Board of Supervisors reviewed and considered the
Environmental Impact Report for the proposed project dated May 2018 on
file with Planning & Development Services as Environmental Review
Number (ER) PDS2015-ER-15-08-006 before making its recommendation
on the project.

Certify that the Environmental Impact Report (EIR) dated July 2025 on file
with Planning & Development Services as Environmental Review Number
(ER) (ER) PDS2015-ER-15-08-006 has been completed in compliance with
the California Environmental Quality Act and the State CEQA Guidelines,
that the EIR was presented to the Board of Supervisors and the Board of
Supervisors reviewed and considered the information contained therein
before approving the project, and the EIR reflects the independent
judgement and analysis of the Board of Supervisors.

Adopt the findings concerning mitigation of significant environmental effects
pursuant to CEQA guidelines section 15091. (Attachment N)

Adopt the Mitigation and Monitoring Program as incorporated into the
project conditions of approval pursuant to CEQA Guidelines section
15091(d). (Attachment E and F)

Adopt the Statement of Overriding Considerations pursuant to CEQA
Guidelines section 15093. (Attachment N)

Adopt the Decision and Explanation Regarding Recirculation of the Draft
Environmental Impact Report pursuant to State CEQA Guidelines Section
15088.5(e). (Attachment N)

Find that the proposed project is consistent with the Resource Protection
Ordinance (County Code, section 86.601 et seq.).

Find that plans and documentation have been prepared for the proposed
project that demonstrate that the project complies with the Watershed
Protection, Stormwater Management, and Discharge Control Ordinance
(County Code, section 67.801 et seq.).

Approve GPA PDS2015-GPA-15-002, which consists of amendments to the
Land Use Element Map and San Dieguito Community Plan as identified in
the exhibits below:

Exhibit A:  Land Use Element — Regional Category Map
Exhibit B:  Land Use Element — Land Use Designations Map
Exhibit C:  San Dieguito Community Plan



BE IT FURTHER RESOLVED that the amended documents shall be endorsed in
the manner provided by the Board of Supervisors.

BE IT FURTHER RESOLVED that the Board of Supervisors finds that the
proposed GPA PDS2015-GPA-15-002 is consistent with the San Diego County General
Plan and the San Dieguito Community Plans in that the goals, objectives, and policies of
all the elements of the plans have been or will be met.

BE IT FURTHER RESOLVED that this Resolution shall take effect and be in force
from and after 30 days after its adoption.

APPROVED AS TO FORM AND LEGALITY
David Smith, Acting County Counsel
By: Justin Crumley, Senior Deputy Counsel
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ATTACHMENT A

ENVIRONMENTAL FINDINGS

I. CEQA FINDINGS

IL.

A. Find that the Planning Cominission has reviewed and considered the Environmental
impact Report (EIR) for the proposed project dated July 2025 on file with Planning
& Development Services as Environmental Review Number PDS2015-ER-15-08-
006 before making its recommendation on the project.

B. Certify that the EIR dated July 2025 on file with Planning & Development Services
as Environmental Review Number PDS2015-ER-15-08-006 has been completed in
compliance with the California Environmental Quality Act and the State CEQA
Guidelines, that the EIR was presented to the Board of Supervisors and that the Board
of Supervisors reviewed and considered the information contained therein before
approving the project, and that the EIR reflects the independent judgment and analysis
of the Board of Supervisors.

C. Adopt the findings concerning mitigation of significant environmental effects
pursuant to CEQA Guidelines section 15091. (Attachment A-1)

D. Adoptthe Statement of Overriding Considerations pursuant to State CEQA Guidelines
section 15093. (Attachment A-1)

E. Adopt the Decision and Explanation Regarding Recirculation of the Draft
Environmental Impact Report pursuant to State CEQA Guidelines Section
15088.5(e). (Attachment A-1)

F. Adopt the Mitigation and Monitoring Program as incorporated into the project
conditions of approval pursuant to CEQA Guidelines section 15091(d).

OTHER ENVIRONMENTAL FINDINGS

A. Find that the proposed project is consistent with the Resource Protection Ordinance
(County Code, section 86.601 et seq.). The project has been determined to qualify for
additional encroachment on the steep slopes areas that are identified in the Resource
Protection Study Steep Slope Waiver dated July 17, 2015. In addition, the four
findings described in Section 86.604(¢) (3) can be made that would allow the project
to be granted a waiver from the easement requirements of RPO. This conclusion is
based on the information provided by the Resource Protection Study Steep Slope
Waiver dated July 17, 2015 that demonstrates the following: (1) the slope areas in
which a waiver is being requested is physically separated from other areas of steep
slope and is visually insignificant and indistinguishable; (2) the project is
concurrently requesting a rezone to S88- Specific Plan in which the lots will be .5
acres or smaller; (3) the encroachment waiver is consistent with the goals and
objectives of the applicable community plan; and (4) a "D" designator would be
applied to the site that would require future site plan review.
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B. Find that plans and documentation have been prepared for the proposed project that
demonstrate that the project complies with the Watershed Protection, Stormwater
Management, and Discharge Control Ordinance (County Code, section 67.801 et

seq.).
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e
Tounty of Ban Hiego

MARK WARDLAW PLANNING & DEVELOPMENT SERVICES
Ll (s 5510 OVERLAND AVENUE, SUITE 310 SAN DIEGO, CA 92123
www_sdcounty.ca.gov/pds

PLEASE NOTE THAT A FORMAL APPLICATION FOR A HABITAT LOSS PERMIT HAS
NOT BEEN FILED AT THIS TIME. THE FOLLOWING IS A DRAFT FORM OF DECISION
FOR A HABITAT LOSS PERMIT SHOWING THE FORMAT AND POSSIBLE CONDITIONS
FOR A FUTURE HABITAT LOSS PERMIT. BECAUSE A FORMAL APPLICATION HAS
NOT BEEN FILED, CERTAIN DATES, FINDINGS AND OTHER INFORMATION IS ABSENT
FROM THE DRAFT FORM OF DECISION, THIS INFORMATION WILL BE INCLUDED IN
THE FINAL FORM OF DECISION.

DATE (to be determined)

David Kovach

RCS Harmony Partners, LLC
2305 Historic Decatur Rd, Ste. 100
San Diego, CA 92106

DRAFT
Habitat Loss Permit
APPLICATION NUMBER: HLP XX-XXX
ASSOCIATED PERMIT(S): PDS2015-GPA-15-002; PDS2015-SP-15-002; PDS2015-

TM-5600: PDS2015-REZ-15-003; PDS2015-MUP-15-008;
PDS2015-ER-15-08-006

NAME OF APPLICANT: RCS Harmony Partners, LLC

DESCRIPTION/LOCATION OF LOSS:

The proposed Harmony Grove Village South project consists of 111 acres located southeast of
the intersection of Harmony Grove Road and Country Club Drive, in the San Dieguito
Community Planning area, within unincorporated San Diego County (APN 235-011-06, 238-
021-08, -09 and -10). The proposed project includes 453 single- and multi-family dwelling units
in five neighborhoods, a 5000 square foot community/clubhouse building, park and
recreational uses, open space, a potential on-site wastewater reclamation facility, and related
roadway and utility infrastructure improvements.
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The proposed project is for a Habitat Loss Permit and will impact 10.4 acres of Diegan
coastal sage scrub (CSS) and a single pair of California gnatcatcher (Polioptila
californica californica) as shown on the attached Habitat Loss Exhibit (Figure 1).

DECISION:

The Director of Planning & Development Services has approved your application for a
HABITAT LOSS PERMIT. This Habitat Loss Permit approval does not become final until both
the United States Fish and Wildlife Service (USFWS) and the California Department of Fish
and Wildlife (CDFW) concur with the Director's approval, by the either of the following:

1. Concurrence implied by allowing a 30-day period, initiated by their receipt of this

decision, to lapse without presenting written notification to the County that the decision
is inconsistent with the Southern California Coastal Sage Scrub (CSS) Natural
Community Conservation Planning (NCCP) Process Guidelines (CDFW, November

1993) or any approved subregional mitigation guidelines; or

2. Granting concurrence through written notification to the County prior to the conclusion of
the 30-day period, initiated by their receipt of this decision, that the project is consistent
with the Southem California CSS NCCP Process Guidelines or any approved
subregional mitigation guidelines.

Pending the issuance of an associated Grading Permit, Clearing Permit or Improvement Plan
from the County of San Diego, this Habitat Loss Permit allows for the loss of the above-
described coastal sage scrub habitat (see attached Habitat Loss Exhibit) and incidental take of
the California gnatcatcher for a period of one calendar year commencing the day concurrence
is given by both the USFWS and CDFW. If the loss of habitat, as authorized by this Habitat
Loss Permit, has not occurred within this one-year period, this Habitat Loss Permit and the
authorization for the loss of coastal sage scrub habitat expires.

Pending the issuance of an associated Grading Permit, Clearing Permit or improvement Plan
from the County of San Diego, this Habitat Loss Permit allows for this additional loss of coastal
sage scrub as described above and shown on the attached Habitat Loss Exhibit for a period of
one calendar year commencing the day concurrence is given by both the USFWS and CDFW.
If the loss of habitat, as authorized by this Habitat Loss Permit, has not occurred within this
one-year period, this Habitat Loss Permit and the authorization for the loss of coastal sage
scrub habitat that was not previously cleared, graded or removed expires.

This Habitat Loss Permit cannot be relied upon for the clearing, grading or removal of
any vegetation until a valid Grading Permit, Clearing Permit or Improvement Plan has
been issued from the County of San Diego authorizing such vegetation removal.
Furthermore, use and reliance upon this Habitat Loss Permit cannot occur until all of
the requirements as specified within the “Conditions of Approval” section of this permit
have been satisfied.
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CONDITIONS OF APPROVAL:

The following conditions are being placed on the Tentative Map (PDS2015-TM-5600).
For the final Habitat Loss Permit, the list of conditions will be modified to require
satisfaction of all conditions prior to use and reliance on the HLP.

M-Bl-1a

M-Bl-1b

Prior to issuance of a grading permit, the Project applicant shall preserve 34.8
acres of on-site biological open space (BOS) determined to support sensitive
species and habitat functions and values contiguous with the Del Dios Highlands
Preserve to the south through the establishment of a conservation easement and
the preparation of a Resource Management Plan (RMP) approved by the County
and Wildlife Agencies (U.S. Fish and Wildlife Service and California Department
of Fish and Wildlife) to address long-term monitoring, maintenance,
management, and reporting directives, in perpetuity, by a qualified entity
approved by the County and Wildlife Agencies.

The 34.8-acre BOS is depicted on Figure 1-9 and Figure 2.3-5. The habitat types
within the BOS are summarized within Table 11 of Appendix E. The RMP shall
address the location of the mitigation sites that meet the specific mitigation
requirement for the type of habitat {(e.g., in-kind habitat preservation, no net loss,
presence of special status species, etc.) within the Project site. The open space
easement shall be owned by a conservancy, the County, or other similar,
experienced entity subject to approval by the County. Funding shall be provided
through a non-wasting endowment, Community Facility District or other finance
mechanism approved by the County. Should a regional entity to manage
biological open space be formed, the natural habitat areas within the Project site
could be dedicated to that entity and managed as part of an overall preserve
system for northern San Diego County.

Prior to issuance of a grading permit, mitigation for 10.4 acres of impacts to
Diegan coastal sage scrub occupied by coastal California gnatcatcher shall occur
at a 2:1 ratio for a total of 20.8 acres of occupied habitat through a combination
of on-site preservation of 0.5 acre, on-site restoration and preservation of 1.8
acres, and off-site preservation of 18.5 acres through land acquisition and/or
purchase of conservation bank credits, as specified below and approved by the
County and Wildlife Agencies as part of the required HLP process.

On-site restoration shall include 1.8 acres of Diegan coastal sage scrub. The
restoration shall include preparation and implementation of a restoration plan
approved by the County and wildlife Agencies, to include directives for native
container planting and seeding using locally sourced material, temporary
irrigation, and monitoring and maintenance for a minimum five-year period until
performance standards and success criteria approved by the County and Wildlife
Agencies have been met. The 1.8 acres of restored coastal sage scrub shall be
placed within BOS easement, along with the 0.5 acre of avoided coastal sage
scrub, and managed in perpetuity in accordance with M-Bl-1a.

An additional 18.5 acres of occupied, Intermediate Value or High Value coastal
sage scrub, and/or other like-functioning habitat as approved by the County and
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Wildlife Agencies, shail be provided through one or a combination of the
following:

« Off-site preservation of mitigation land, through the recordation of a
biological open space easement, and preparation of an RMP to address
long-term  monitoring, maintenance, management, and reporting
directives, in perpetuity, approved by the County and Wildlife Agencies.
To the extent the land is available for preservation, off-site mitigation shall
occur within land designated as PAMA in the Draft MSCP North County
Plan and located in the Elfin Forest-Harmony Grove Planning Area,
northern coasta! foothills ecoregion. The location shall be deemed
acceptable by the County and Wildlife Agencies. Long-term management
shall be funded through a non-wasting endowment in an amount
determined through preparation of a Property Assessment Record (PAR})
or similar method for determining funding amount. The open Space
easement shall be owned by a conservancy, the County or other similar,
experienced entity subject to approval by the County. Should a regional
entity to manage biological open space be formed, the natural habitat
areas within the Project site could be dedicated to that entity and
managed as part of an overall preserve system for northern San Diego
County.

« If demonstrated to the satisfaction of the County and Wildlife Agencies
that off-site preservation of mitigation land is not feasible to fulfill all or a
portion of mitigation obligations, then the Project shall include purchase of
occupied coastal sage scrub credits at an approved conservation bank,
such as the Red Mountain Conservation Bank, Buena Creek Conservation
Bank, or other bank deemed acceptable by the County and Wildlife
Agencies.

To further prevent inadvertent direct impacts to coastal California gnatcatcher
individuals during construction, no grading or clearing shall occur of occupied
Diegan coastal sage scrub during the species’ breeding season (February 15 -
August 31). All grading permits, improvement plans, and the final map shall state
the same. If clearing or grading would occur during the breeding season for the
gnatcatcher, a pre-construction survey shall be conducted to determine whether
gnatcatchers occur within the impact area(s). To avoid take under the federal
ESA, impacts to occupied habitat shall be avoided. If there are no gnatcatchers
nesting (includes nest building or other breeding/nesting behavior) within that
area, grading and clearing shall be allowed to proceed. If, however, any
gnatcatchers are observed nesting or displaying breeding/nesting behavior within
the area, construction in that area shall be postponed until all nesting (or
breeding/nesting behavior) has ceased or until after August 31. (See also M-Bl-4
for mitigation for indirect noise effects.)

Prior to issuance of a grading permit, mitigation for impacts to less than 0.01 acre
of mule fat scrub and 0.71 acre of southern riparian forest suitable for least Bell's
vireo shall occur at a 3:1 ratio through one or a combination of the following: on-
and/or off-site establishment, re-establishment, rehabilitation, enhancement and
preservation of riparian habitat and/or other like-functioning habitat; and/or off-
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site purchase of riparian habitat mitigation and/or other like-functioning habitat at
an approved mitigation bank in the local area, such as the Brook Forest
Mitigation Bank, San Luis Rey Mitigation Bank, or other location deemed
acceptable by the County and Regulatory Agencies (USACE, RWQCB, and
CDFW), as applicable. The establishment/creation or re-establishment
component must be at least 1:1, while the remaining 2:1 can be restoration and
enhancement.

To further prevent inadvertent direct impacts to least Bell's vireo individuals
during construction, no grading or clearing shall occur within riparian habitat
during the breeding season of the least Bell's vireo (March 15 — September 15}.
All grading permits, improvement plans, and the final map shall state the same. If
clearing or grading would occur during the breeding season for the least Bell's
vireo, a pre-construction survey shall be conducted to determine whether vireos
occur within the impact area(s). To avoid take under the federal and California
ESAs, impacts to occupied habitat shall be avoided. If there are no vireos nesting
(includes nest building or other breeding/nesting behavior) within that area,
grading and clearing shall be allowed to proceed. |f, however, any vireos are
observed nesting or displaying breeding/nesting behavior within that area,
construction shall be postponed until all nesting (or breeding/nesting behavior)
has ceased or until after September 15. {See also M-BI-4 for mitigation for
indirect noise effects.)

Prior to issuance of a grading permit, mitigation for impacts to seven summer
holly and 1,963 wart-stemmed ceanothus individuals shall occur at a minimum
ratio of 3:1 for summer holly and 1:1 for wart-stemmed ceanothus through the
preservation of at least 21 summer holly and 1,963 wart-stemmed ceanothus
within the BOS easement, (which includes preparation of an RMP and
monitoring, maintenance, management, and reporting directives) described
above in M-Bl-1a.

Prior to issuance of a grading permit, mitigation for impacts to 44.2 acres of non-
native grassland that provides suitable nesting and foraging habitat for several
bird species, including raptors, shall occur at a 0.5:1ratio through the
preservation of 0.2 acre on site within the BOS easement, (which includes
preparation of an RMP and monitoring, maintenance, management, and
reporting directives) as required by M-Bl-1a, in addition to one or a combination
of the following: off-site preservation of 21.9 acres of grassland habitat and/or
other like-functioning habitat through the recordation of a biological open space
easement, and the preparation of an RMP to address long-term monitoring,
maintenance, management, and reporting directives, in perpetuity, approved by
the County and Wildlife Agencies. To the extent the land is available for
preservation, off-site mitigation shall occur within land designated as PAMA in
the Draft MSCP North County Plan and located in the Elfin Forest-Harmony
Grove Planning Area, or northern coastal foothills ecoregion. The location shall
be deemed acceptable by the County and Wildlife Agencies. The proposed open
space easement shall be owned by a conservancy, the County or other similar,
experienced entity subject to approval by the County. Should a regional entity to
manage biological open space be formed, the natural habitat areas within the
Project site could be dedicated to that entity and managed as part of an overall
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preserve system for northern San Diego County. If demonstrated to the
satisfaction of the County and Wildlife Agencies that off-site preservation of
mitigation land is not feasible to fulfill all or a portion of mitigation obligations,
then the Project shall include purchase of 21.9 acres of grassland credits or like-
functioning habitat at an approved conservation bank such as the Brook Forest
Conservation Bank or other location deemed acceptable by the County. (See
also M-BI-9 addressing breeding season avoidance.)

Prior to issuance of a grading permit, mitigation for impacts to yellow-breasted
chat nesting and foraging habitat, including less than 0.01 acre of mule fat scrub
and 0.71 acre of southern riparian forest, shall be provided at a 3:1 ratio through
implementation of mitigation M-Bl-1c. (See also M-BI-9 addressing breeding
season avoidance.)

Prior to issuance of a grading permit, mitigation for loss of foraging area that
could impact long-term survival of County Group 2 animals shall be provided
through implementation of mitigation for impacts to 44.2 acres of non-native
grassiand at a 0.5:1 ratio, as described in M-BI-2b.

Prior to issuance of a grading permit, mitigation for impacts to yellow warbler
nesting and foraging habitat, including less than 0.01 acre of mule fat scrub and
0.71 acre of southern riparian forest at a 3:1 ratio, shall be provided through
implementation of mitigation M-Bl-1c. (See also M-BI-9 addressing breeding
season avoidance.)

Prior to issuance of a grading permit, mitigation for loss of raptor foraging habitat
shall be provided through implementation of mitigation for impacts to 44.2 acres
of non-native grassland at a 0.5:1 ratio, as described in M-Bl-2b.

If operation of construction dozers, excavators, rock crushers, pile drivers or
cast-in-drilled-hole equipment occurs during the breeding seasons for the coastal
California gnatcatcher (February 15 to August 31), nesting raptors (January 15to
July 15), or least Bell's vireo (March 15 to September 15), pre-construction
survey(s) shall be conducted by a qualified biclogist as appropriate prior to
issuance of a grading permit, to determine whether these species occur within
the areas potentially impacted by noise. If it is determined at the completion of
pre-construction surveys that active nests belonging to these sensitive species
are absent from the potential impact area, construction shall be allowed to
proceed. If pre-construction surveys determine the presence of active nests
belonging to these sensitive species, then operation of the following equipment
shall not occur within the specified distances from an active nest during the
respective breeding seasons: a dozer within 400 feet; an excavator within 350
feet; rock crusher equipment within 1,350 feet: a breaker within 500 feet; a pile
driver within 2,600 feet; and cast-in-drilled holes equipment within 350 feet. All
grading permits, improvement plans, and the final map shall state the same.
Operation of construction dozers, excavators, rock crushers, pile drivers, cast-in-
drilled-hole equipment and other noise-generating activities shall: (1) be
postponed until a qualified biologist determines the nest(s) is no longer active or
until after the respective breeding season; or (2) not occur until a temporary
noise barrier or berm is constructed at the edge of the development footprint



ATTACHMENT A
HLP -7- April 20, 2017

and/or around the piece of equipment to ensure that noise levels are reduced to
below 60 dBA or ambient. Decibel output will be confirmed by a County-approved
noise specialist and intermittent monitoring by a qualified biologist to ensure that
conditions have not changed will be required. If pre-construction surveys identify
coastal California gnatcatcher, nesting raptors, or least Bell's vireo, blasting will
be restricted to the non-breeding season for the identified birds (September 1 to
February 14 for coastal California gnatcatcher; July 16 to January 14 for nesting
raptors; and September 16 to March 14 for least Bell's vireo) or be completed
using wholly chemical means.

M-Bl-5a Prior to issuance of a grading permit, mitigation for impacts to less than 0.01 acre
of mule fat scrub and 0.71 acre of southern riparian forest shall occur at a 3:1
ratio as specified in M-Bl-1c, above.

M-BI-5b Prior to issuance of a grading permit, mitigation for 10.4 acres of impacts to
occupied Diegan coastal sage scrub shall occur at a 2:1 ratio as specified in M-
Bl-1a and M-BI-1b, above.

M-Bl-5¢ Prior to issuance of a grading permit, mitigation for 4.5 acres of impacts to
coastal sage-chaparral transition shall occur at a 2:1 ratio through one or a
combination of the following: off-site preservation of 9.0 acres of coastal sage-
chaparral scrub and/or other like-functioning habitat, through the recordation of a
biological open space easement, and the preparation of an RMP to address long-
term monitoring, Maintenance, management, and reporting directives, in
perpetuity, approved by the County and Wildiife Agencies. To the extent the land
is available for preservation, off-site mitigation shall occur within land designated
as PAMA in the Draft MSCP North County Plan and located in the Elfin Forest-
Harmony Grove Planning Area, or northern coastal foothills ecoregion. The
location shall be deemed acceptable by the County and Wildlife Agencies. The
open space easement shall be owned by a conservancy, the County or other
similar, experienced entity subject to approval by the County. Should a regional
entity to manage biological open space be formed, the natural habitat areas
within the Project site could be dedicated to that entity and managed as part of
an overall preserve system for northemn San Diego County. If demonstrated to
the satisfaction of the County and Wildlife Agencies that off-site preservation of
mitigation land is not feasible to fulfill all or a portion of mitigation obligations,
then the Project shall include purchase of 9.0 acres of coastal sage-chaparral
scrub credits or like-functioning habitat at an approved mitigation bank such as
the Red Mountain Conservation Bank, Buena Creek Conservation Bank, Brook
Forest Conservation Bank, or other location deemed acceptable by the County
and Wildlife Agencies.

M-BI-5d Prior to issuance of a grading permit, mitigation for 15.6 acres of impacts to
southern mixed chaparral shall occur at a 0.5:1 ratio through the preservation of
a minimum 7.8 acres on site within BOS easement, (which shall include
preparation and implementation of an RMP and monitoring, maintenance,
management, and reporting directives), as required by M-Bl-1a.

M-Bl-5¢ Prior to issuance of a grading permit, mitigation for 44.2 acres of impacts to non-
native grassiand shail occur through implementation of M-BI-2b, above.
A-10
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M-BI1-5f Prior to issuance of a grading permit, mitigation for 0.2 acre of impacts to upland
coast live oak woodland shall occur at a 3:1 ratio through the preservation of 0.6
acre on site within BOS easement, (which shall include preparation and
implementation of an RMP and monitoring, maintenance, management, and
reporting directives) as required by M-Bl-1a.

M-Bl-6a Prior to issuance of a grading permit, demonstration that regulatory permits from
the USACE and RWQCB have been issued or that no such permits are required
shall be provided to the County. Impacts to 0.31 acre of USACE/RWQCB-
jurisdictional wetland waters of the U.S./State shall be mitigated at a 3:1 ratio as
described in M-B!-1c, above, unless otherwise required by the USACE and
RWQCB. Impacts to 0.03 acre of USACE/RWQCB-jurisdictional non-wetland
waters of the U.S./State shall be mitigated at a 1:1 ratio through the preservation
of a minimum 0.03 acre on site within BOS easement, (which shall include
preparation implementation of an RMP and monitoring, maintenance,
management, and reporting directives) as described in M-BI-1a, unless otherwise
required by the USACE and RWQCB. If required by the USACE and/or RWQCB
during regulatory permitting for the Project, alternative mitigation shall be
provided through purchase of mitigation credits at the Brook Forest Mitigation
Bank, San Luis Rey Mitigation Bank, or other location deemed acceptable by the
USACE and RWQCB.

M-BI-6b Prior to issuance of a grading permit, demonstration that regulatory permits from
CDFW have been issued or that no such permits are required shall be provided
to the County. Impacts to 0.80 acre of CDFW-jurisdictional areas will be mitigated
as follows. Impacts to less than 0.01 acre mule fat scrub and 0.71 acre southern
riparian forest shall be mitigated at a 3:1 ratio, as described in M-Bl-1c, unless
otherwise required by CDFW. Impacts to 0.05 acre of CDFW-jurisdictional coast
live oak woodland and 0.04 acre of CDFW-jurisdictional streambed shall be
mitigated at a 1:1 ratio through the preservation of a minimum 0.05 acre of
CDFW-jurisdictional coast live oak woodland and 0.04 acre of CDFW-
jurisdictional streambed on site within BOS easement, (which shall include
preparation of an RMP and monitoring, maintenance, management, and
reporting directives) as described in M-Bl-1a, unless otherwise required by
CDFW. If required by CDFW during regulatory permitting for the Project,
alternative mitigation shall be provided through purchase of mitigation credits at
the Brook Forest Mitigation Bank, San Luis Rey Mitigation Bank, or other location
deemed acceptable by COFW.

M-Bl-6¢c Prior to issuance of a grading permit, impacts to 0.72 acre of RPO wetland (less
than 0.01 acre mule fat scrub, 0.71 acre southern riparian forest, and 0.01 acre
RPO-jurisdictional coast live ocak woodland) shall be mitigated at a 3:1 ratio with
at least 1:1 creation. Impacts to mule fat scrub and southern riparian forest shall
be mitigated as described in BIO-1c, above. Impacts to 0.01 acre RPO coast live
oak woodland shall be provided through purchase of establishment or re-
establishment mitigation credits at the Brook Forest Mitigation Bank, San Luis
Rey Mitigation Bank, or other location deemed acceptable by the County.
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M-BI-7 Prior to issuance of a grading permit, impacts to 0.31 acre of federal wetlands
shall be mitigated at a 3:1 ratio as described in M-Bi-5a and M-Bl-6a, above,
unless otherwise required by USACE.

M-BI-8 Prior to issuance of a grading permit, impacts to 0.72 acre of RPO wetland shall
be mitigated at a 3:1 ratio as described in M-Bl-5a and M-BI-6¢, above.

M-BI-9 No grubbing, clearing, or grading shall occur during the general avian breeding
season (February 15 — August 31). All grading permits, improvement plans, and the final map
shall state the same. If grubbing, clearing, or grading would occur during the general avian
breeding season, a pre-construction survey shall be conducted by a qualified biologist to
determine if active bird nests are present in the affected areas. If there are no nesting birds
(includes nest building or other breeding/nesting behavior) within this area, clearing, grubbing,
and grading shail be allowed to proceed. If active nests or nesting birds are observed within
the area, the biologist shall flag the active nests and construction activities shall avoid active
nests until nesting behavior has ceased, nests have failed, or young have fledged.

ENVIRONMENTAL FINDINGS:

A. CEQA Findings
TO BE PROVIDED

B. FINDINGS MADE IN SUPPORT OF THE ISSUANCE OF THE HABITAT LOSS
PERMIT:

The following findings are made based upon all of the documents contained in the
record for this project, and pursuant to Section 86.104 of County of San Diego
Ordinance No. 8365 (N.S.) and Section 4.2.g of the CSS NCCP Process Guidelines
(CDFW, November 1993):

Finding 1.a: The habitat loss does not exceed the five percent guideline.

The proposed project will impact 10.4 acres of Diegan coastal sage scrub
(CSS) and a single pair of California gnatcatcher (Polioptila californica californica)
outside of the adopted MSCP boundaries. As of February 9, 2013, the approved CSS
losses for the entire unincorporated County outside the MSCP boundaries total
1,187.52 acres. The total loss allowed under the 5 percent guideline is 2,953.30 acres.
After including the loss of 10.4 acres from the project, the cumulative loss of 1,197.92
acres would not be in excess of the County's 5 percent habitat loss threshold. No
impact would occur.

Unincorporated Area CSS Cumulative Losses

Total loss allowed under five percent guideline: 2953.30 acres
Cumulative loss of CSS to date: 1187.52 acres
Net loss due to this project: 10.4 acres
Total cumulative loss: 1197.92 acres
Remaining loss under five percent guideline: 1755.38 acres
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Finding 1.b: The habitat loss will not preclude connectivity between areas of high
habitat values.

The Project abuts existing residential uses to the east and west, and will abut
equestrian park elements of Harmony Grove Village once constructed (Figure 1).
Residential uses are more prominent to the immediate west of the site near Cordrey
Drive, whereas to the east they are more rural and limited to a few scattered residences
and narrow driveways. The southern portions of the site facilitate east-west wildlife
movement through a contiguous block of habitat and the eastern boundary of the site
facilitates north-south movement along a constrained habitat linkage. Wildlife also
move east-west within the Escondido Creek corridor in the northern portion of the site.
The existing residential uses and construction of the Harmony Grove Village
development limit wildlife connectivity to the north, east, and west.

The Project would conserve 34.8 acres of land in the southern portion of the site in a
biological open space easement, thus continuing to allow for wildlife to access the
Project site from the south, east, and west. The Project would also remove the existing
low-water crossing at Escondido Creek, replace it with a bridge that will span the
Creek, and restore the channel and habitat at the crossing, thereby enhancing wildlife
movement along the Escondido Creek corridor.

While the project site itself does not function as a corridar, the eastern edge of the site
likely contributes to north-south wildiife movement that occurs through the general area
referred to as West Ridge, which would connect known coastal California gnatcatcher
occurences north of Escondido Creek to other known occurences south and southeast
of the site within the De! Dios Highlands Preserve. There is an area of high value
gnatcatcher habitat about half a mile northeast of the site (County 2008b). The high
value habitat area is an isolated island preserve within Harmony Grove Village and
Rincon del Diablo Water District open space (Figure 1). The project site is separated
from this area by Harmony Grove Village developments and local roadways, although a
constrained and fragmented connection of scrub and chaparral habitat exists to the
general northeast, east, and southeast of the site.

A general assessment of off-site lands situated along the constrained linkage was
conducted based on surveys and review of aerial imagery. The Harmony Grove Village
and Rincon del Diablo Water District island preserve represents the northern limit of the
constrained linkage section that was assessed (Figure 1). The West Ridge represents
the approximate center of the linkage. Lands to the south within Del Dios Highlands
Preserve and further to the southeast toward Lake Hodges represent the southern limit
of the linkage section.

The northern limit at the Harmony Grove Village and Rincon del Diablo Water District
island preserve supports CSS and coastal sage-chaparral on moderate to steep slopes,
with evidence of previous disturbance. This is the area of high value based on the
habitat evaluation model, although portions of the habitat appear to be disturbed and no
gnatcatcher records are reported at this location. The southern tip of this area is
characterized by severe slopes from previous mining activities. Moving south from the
Harmony Grove Village and Rincon del Diablo Water District island preserve, the
connection of habitat is broken by existing developments. Low- and poor-flying birds,

A-13



HLP

ATTACHMENT A
-11- April 20, 2017

such as gnatcatcher, likely have two avenues of movement at this break point as they
continue south toward Escondido Creek and the Escondido Creek Conservancy open
space. They could continue directly south, along lands on the north and west side of
Harmony Grove Road, or they could continue directly southeast, along lands on the
south and east side of Harmony Grove Road.

The avenue of movement directly south of the Harmony Grove Village and Rincon del
Diablo Water District island preserve eventually leads to another island preserve within
Harmony Grove Village open space, but the path is interrupted by existing graded
pads, road developments, and residential developments that range 400 feet to 1,000
feet in length along the movement path. Once at the second Harmony Grove Village
island preserve, the habitat is composed of CSS and coastal sage-chaparral on
moderate to steep slopes. This area is not identified as high value habitat on the habitat
evaluation model, although gnatcatcher records are reported at this location. Moving
south toward the Escondido Creek Conservancy open space, gnatcatchers cross
Harmony Grove Road, which averages approximately 30 feet in length, before entering
the Escondido Creek riparian corridor and undeveloped scrub and chaparral within the
Escondido Creek Conservancy open space. These areas are not identified as high
value habitat and no gnatcatcher records are reported at these locations.

The movement avenue directly southeast of the Harmony Grove Village and Rincon del
Diablo Water District island preserve crosses Harmony Grove Road and eventually
leads to the Escondido Creek riparian corridor, with access to larger blocks of
undeveloped scrub and chaparral on the south and east sides of the Creek. These
areas are also not identified as high value habitat and no gnatcatcher records are
reported at these locations. This path is interrupted by existing roadway and
abandoned industrial developments approximately 30 feet to 400 feet in length. Once
across these developments, gnatcatchers can continue south and east within
Escondido Creek riparian habitat or the adjacent scrub and chaparral within the
Escondido Creek Conservancy open space.

Once at the Escondido Creek Conservancy open space, birds would continue south
and southeast toward the West Ridge. This north-south trending movement avenue is
characterized by scrub and chaparral on moderate slopes, with portions constrained by
several narrow driveways and rural residences. The undeveloped areas are
characterized by broken and intact stands of CSS, coastal sage-chaparral, and mixed
chaparral on moderate slopes. None of the areas are identified as high value habitat
and no gnatcatcher records are reported. The total width of the avenue, including the
existing undeveloped habitat, driveways, and rural residences, ranges from
approximately 1,500 feet to 2,500 feet across the general area east of the site. The
scrub and chaparral along the eastern boundary of the site is situated along the
westernmost edge of this avenue. As depicted on Figure 1, the on-site CSS in this area
is considered to be of intermediate value due to it being less fragmented than other on-
site scrub and due to the presence of a confirmed gnatcatcher breeding territory.
Additional CSS, coastal sage-chaparral, and mixed chaparral occurs off-site to the east
toward the West Ridge and along the north-south constrained linkage avenue.
Properties along this avenue are either conserved within the Escondido Creek
Conservancy open space, built-out to zoning designations with existing rural
residences, or characterized by rugged terrain and steeper slopes, which present a
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significant constraint to future developments. As such, additional developments within
the properties east of the site are not expected.

Once in the vicinity of the West Ridge, birds would continue to the general south,
southeast, and southwest within a large and contiguous habitat block that includes the
Del Dios Highlands Preserve and Elfin Forest Recreational Reserve. This represents
the southern terminus of the constrained linkage. Most of the habitat is mixed chaparral
with smaller pockets of CSS and coastal sage-chaparral. None of the areas are
identified as high value gnatcatcher habitat, although scattered gnatcatcher records are
reported further south and southeast of the project site. The project’s biological open
space would provide increased habitat connectivity in this area and contribute
additional open space preserve to the existing contiguous block (Figure 1).

Movement function along the eastern edge of the site will be conserved within thinned
native vegetation fuel modification zones, thereby conserving some functionality of
the habitat and minimizing the impact. Figure 13 from the project's Biological
Resources Report depicts the fuel modification zones for the project. The fuel
modification recommendations are further described in the project's Fire Protection
Plan. The outermost fuel modification zone 2 represents areas supporting existing
native habitat that would be thinned. Fuel modification zone 2 areas along the eastern
boundary of the project range in width from 50 feet to 170 feet. Where existing CSS
occurs within fuel modification zone 2, it would be subject to thinning and would be
expected to maintain some functionality for gnatcatchers and other wildlife. Fuel
modification zone 1 areas are proposed inside of the thinned native zone 2 and would
include landscaping using native scrub plant species and irrigation. Fuel modification
zone 1 areas along the eastern boundary of the project are 100 feet wide.
Considering the width of these areas and that native scrub plants are being proposed
in the landscape plant palettes, these areas would be expected to also provide some
functionality for gnatcatchers and other wildlife. With implementation of these project
design features, some habitat functions and values would be conserved and the
impacts on CSS and gnatcatcher would be minimized. Gnatcatchers and other wildlife
would still be able to move unobstructed and utilize habitat further to the east of the
site near the West Ridge area (Figure 1).

Impacts to on-site CSS would be minimized through a combination of design
features, on-site restoration, and preservation. The impacts would be further
mitigated through additional off-site preservation. As stated above, some of the
impacted habitat would occur within thinned native vegetation fuel modification
zones, thereby conserving some functionality of the habitat and minimizing the
impact. The Project would further utilize native scrub species in the landscape palette
to the extent allowed to meet fire and landscape requirements, thereby replacing
some additiona! functionality on site and minimizing the impact. Additional areas
within the Project temporary impact footprint would be restored to CSS and placed
within biological open space, thereby replacing some of the habitat loss and
minimizing the overall impact to the habitat on site. Last, the Project would preserve
additional off-site habitat that will be occupied by gnatcatcher and much larger in size
and of equivalent or superior quality, function, and value compared to that being
impacted by the project.
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As demonstrated, the site is not adjacent to areas of high-value CSS and will not
interfere with a regional wildlife corridor or linkage. The CSS on site, and that in the
vicinity along the constrained linkage, is composed of relatively small, fragmented
stands and larger islands of CSS. Based on survey results and known records, the
CSS does not support high numbers of gnatcatchers or a significant population
relative to other locations in the Harmony Grove and Elfin Forest area. Further, there
are no large blocks of high value habitat further to the north that the constrained
linkage would connect to; lands further to the north are urbanized. Therefore, the
project will not preclude connectivity between areas of high habitat values.

Finding 1.c: The habitat loss will not preclude or prevent the preparation of the
subregional NCCP.

The Project would occur within areas identified as PAMA under the Draft MSCP North
County Plan; however, Project implementation would not preclude or prevent finalizing
and adoption of this Plan. The project will resuit in preservation of 34.8 acres of on-site
open space and 51.5 acres of off-site open space, for a total of 86.3 acres of open
space preserve located in PAMA.

The Project abuts existing residential uses to the east and west, and will abut
equestrian park elements of Harmony Grove Village once constructed. The Project’s
conservation design is consistent with the targets for the region. The Project contributes
34.8 acres of preserved land to the Del Dios Highlands Preserve-Elfin Forest
Recreational Reserve habitat block, including expansive chaparral and smaller pockets
of oak woodland and CSS habitat occupied by ashy spike-moss (Selaginella
cinerascens), San Diego sagewort (Artemisia palmeri), summer holly (Comarostaphylis
diversifolia ssp. diversifolia), and wart-stemmed ceanothus (Ceanothus verrucosus).
This contribution would expand regional live-in habitat placed in preservation and
conserve east-west movement functions across the southern portions of the Project
site, from West Ridge over to Escondido Creek. The design would also not prevent
north-south access to Escondido Creek, as alternative travel routes and a regional
corridor exists further to the east of the site.

Conserving habitat blocks within and maintaining unobstructed access between the Del
Dios Highlands Preserve, Elfin Forest Recreational Reserve, and Escondido Creek
corridor are key targets for the Draft MSCP North County Plan. The Project would
contribute biological open space immediately adjacent to the Del Dios Highlands
Preserve-Elfin Forest Recreational Reserve habitat block and would enhance the
Escondido Creek corridor through the removal of barriers to wildlife movement and
restoration of habitat.

With respect to the specific, local conservation targets identified in the Draft MSCP
North County Plan circulated for public review in 2009, the Project would be consistent
with the conservation goals and objectives for the Harmony Grove Core Area, as
summarized below.
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Conservation Goal /
Target Summary

Project
Consistency

Goal 1 — Protect Encinitas
baccharis and wart-stem lilac,
particularly dense stands.

Encinitas baccharis does not occur on site.
The Project would conserve 21,150
individuals and 91% of the on-site population
of 23,113 wart-stemmed ceanothus within
biological open space.

Goal 2 — Minimize impacts to
chaparral on mafic soils
supporting sensitive plant
species, such as Parry’s
tetracoccus.

Parry’s tetracoccus does not occur on site.
The Project minimizes impacts and has been
specifically designed to avoid and preserve
on-site stands of chaparral supporting other
sensitive plant species. The chaparral on site
was thoroughly analyzed and determined not
to have characteristics of mafic chaparral.
Nevertheless, the highest quality chaparral
supporting the most abundance and diversity
of sensitive species will be preserved in
biological open space.

Goal 3 — Protect cliff-faces utilized
by sensitive species.

Cliff face habitat does not occur on site.

Goal 4 — Protect the Escondido
Creek floodplain, conserve
riparian and upland habitat along
Escondido Creek, and maintain
natural flow regimes.

The Project has been specifically designed to
protect and enhance the Escondido Creek
floodplain, with avoidance buffers of 100 feet
from the edge of riparian canopy protected by
an additional 100 feet of limited building zone
easement, for a total setback of 200 feet. The
Project would enhance the biological and
hydrologic function of Escondido Creek at the
Country Club Drive crossing to a condition
superior to what currently exists.

Goal 5 — Maintain connectivity,
particularly east-west, along
Escondido Creek canyon.
Maintain connectivity for wildlife
movement of large and medium
sized mammals between
preserved habitats.

The Project conserves east-west connectivity
along Escondido Creek canyon by
maintaining natural habitat and not further
constraining widths beyond that which already
exists. The Project will further remove the
existing low-water crossing and improve the
hydrological and biological connectivity. The
Project conserves wildlife movement pattems
for large and medium sized mammals across
the southern portion of the site and within
existing preserved lands and rural-zoned
parcels immediately east of the site to access
Escondido Creek.

Goal 6 — Removal of invasive,
non-native species to enhance
habitat quality along Escondido
Creek.

The Project includes active management of
biological open space areas and would
enhance the biological and hydrologic
function of Escondido Creek.
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Goal 7 - Link future preserves to | The Project contributes biclogical open space
create a large contiguous | that is contiguous with existing core preserve
preserve area. area for the Del Dios Highlands Preserve and
Eifin Forest Recreational Area. The Project
does not impact existing linkages to the east
that provide connection to existing preserves
along Escondido Creek and within Harmony
Grove Village to the north.

With respect to local preserve design configuration, wildlife will still have access to and
from Escondido Creek and core habitat within the Del Dios Highlands Preserve and
Elfin Forest Recreational Area. Species, such as gnatcatcher and mule deer, will still be
able to migrate and disperse through the local area. The Project site does not serve as
the only area of movement to and from these areas and would not preclude wildlife
from accessing key resources in the local area. The Project proposes on-site biological
open space preservation and off-site preservation of habitat with equivalent or superior
functions and values compared to that which will be lost by the Project.

The majority of Project impacts are restricted to non-native grassland that had been
previously disturbed and subject to incompatible lands uses for many years. This
grassland is identified as PAMA and high value habitat under the Draft North County
Plan. The grassland provides open undeveloped land adjacent to the Escondido Creek
corridor; however, it does not support critical populations of species or provide an
abundance of food, shelter, or other biological resources. The grassland lacks an
abundance of cover and landscape features (e.g., ridgelines, gullied land, linear stands
of vegetation, drainage features, efc.) typically associated with wildlife travel routes and
movement corridors. The grassland provides available space for animals commonly
occurring in the region and foraging habitat for raptors. Impacts to grassland, which
constitute the majority of PAMA on the Project site, would be mitigated in accordance
with standard ratios at off-site locations to the satisfaction of PDS and the Wildlife
Agencies, and would not preclude or prevent approval and adoption of the Draft North
County Plan.

One of the key targets for the Draft North County Plan and preserve assemblage for
PAMA is gnatcatcher. The Project site supports CSS within PAMA; however, the site is
not vital to support a viable population of gnatcatchers in perpetuity, considering only a
single breeding pair was found on site in 2014. The Draft MSCP North County Plan
California Gnatcatcher Habitat Evaluation Model ranks the site as having no value to
the species for nesting (County 2008b). Portions of the site facilitate gnatcatcher
movement in the local area, but those portions are not critical and aiternative dispersal
habitat within PAMA is located to the east of the site. Impacts to CSS, which constitute
PAMA on the Project site, would not jeopardize the gnatcatcher or preclude or prevent
approval and adoption of the Draft North County Plan.

The viability of off-site conserved lands as habitat and movement corridors for wildlife,
including the Harmony Grove Village open space, Escondido Creek Conservancy open
space, and Del Dios Highlands Preserve, would not be adversely affected by the
Project. Off-site conserved lands within the Harmony Grove Village and Escondido
Creek Conservancy open space are part of a constrained linkage of open space areas
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in the local area that do not extend across the Project site. Scrub and chaparral habitat
situated at the eastern boundary of the Project site occur along the western edge of a
portion of this linkage. Additional habitat occurs further to the east that facilitates
wildlife movement along the constrained linkage. The project includes design features
that will maintain some wildlife movement functions along the eastern boundary and
minimize the impact on CSS and gnatcatcher. The project would further enhance
riparian corridor habitat connectivity and wildlife functions at the Escondido Creek
crossing. Last, the project would preserve additional off-site habitat in the subregional
NCCP area that will be occupied by gnatcatcher and much larger in size and of
equivalent or superior quality, function, and value compared to that being impacted by
the project. Therefore, the project will not preciude or prevent the preparation of the
subregional NCCP.

Finding 1.d: The habitat loss has been minimized and mitigated to the maximum extent
practicable in accordance with Section 4.3 of the NCCP Process
Guidelines.

The Project would impact 10.4 acres of CSS habitat, out of 10.9 existing. Section 4.3 of
the NCCP Guidelines (CDFW 1993a) states, in part. “Project design must be consistent
with the Conservation Guidelines and with any guidelines adopted by the subregion and
concurred with by the CDFG and USFWS and must, to the maximum extent
practicable, minimize habitat loss.” Impacts are allowable according to the Southern
California Coastal Sage Scrub NCCP Conservation Guidelines (CDFW 1993b) when
the site’s potential value for conservation is considered.

Based on the NCCP Logic Flow Chart and as depicted on Figure 1, the quality of
habitat supported on the project site is defined as being of “Low Value" and
“Intermediate Value.", although the County’s Habitat Evaluation shows the Project site
ranked as having no value to the gnatcatcher for nesting (County 2008b). According to
the Conservation Guidelines, sites of low and intermediate value can be impacted on a
case by case basis with appropriate mitigation.

As described above, impacts on CSS would be minimized through a combination of
design features, on-site restoration, and preservation. The impacts would be further
mitigated through additional off-site preservation. The project will preserve 2.3 acres of
CSS habitat on site, including 1.8 acres of restored habitat, and contribute a minimum
of 18.5 acres of additional off-site CSS habitat of superior habitat connectivity and
long-term viability, to the satisfaction of PDS and the Wildlife Agencies. Therefore,
with consideration of the on- and off-site contributions to the region, the habitat loss
has been minimized and mitigated to the maximum extent practicable.

Finding2  The habitat ioss will not appreciably reduce the likelihood of survival and
recovery of listed species in the wild.

The Project site is used by a variety of wildlife species and, with the exception of wart-
stemmed ceanothus, does not support core or critical populations of any special status
species. The site supports a single breeding pair of coastal California gnatcatcher and
suitable breeding habitat for least Bell's vireo. The site generally contains large
contiguous stands of chaparral, patchy stands of CSS, non-native grassland, and
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sections of oak and willow riparian areas. Although a single gnatcatcher breeding pair
will be impacted, impacts to 10.4 acres of CSS will not reduce the likelihood of
survival and recovery of the species. Of the 10.4 acres of CSS that would be
impacted, approximately 4.1 acres are considered Low Value due to the small size,
vegetation composition, and fragmented arrangement of the stands (Figure 1). No
gnatcatchers were observed or otherwise detected in these Low Value stands and
their potential to support nesting gnatcatchers is considered to be low. Impacts to
these Low Value stands that are not occupied by gnatcatcher would not reduce the
likelinood of survival and recovery of the species. The remaining approximately 6.3
acres of CSS on site are considered Intermediate Value due to their less-fragmented
arrangement and proximity to the gnatcatcher breeding pair on site. Although less
fragmented than the Low Value stands, the Intermediate Value stands are still broken
by an existing paved roadway that traverses the site and other pockets of disturbed
areas. The largest, intact stand also occurs immediately adjacent to one of the rural
residences to the east of the site. Considering the 6.3-acre size and overali quality of
the Intermediate Value CSS, the potential for it to support additional gnatcatcher
breeding territories beyond the single territory confirmed is considered low. The CSS
on site has a limited carrying capacity and ceiling for breeding gnatcatchers. Impacts
to these Intermediate Value stands would also not reduce the likelihood of survival
and recovery of the species.

The CSS on site is expected to contribute to dispersal and migration for the species,
but it is not the only habitat in the local area expected to provide those functions.
Additional scrub and chaparral occur in the local area for gnatcatchers and other
wildlife to disperse and migrate through. As described above, off-site CSS in the local
area is composed of fragmented stands and islands of CSS. These off-site stands and
islands are situated amongst developed land and undeveloped land characterized by
chaparral and riparian habitat. Based on survey results and known records for the off-
site areas, the fragmented stands and islands of off-site CSS do not support high
numbers of gnatcatchers or a significant population relative to other core habitat in the
Harmony Grove and Elfin Forest area. There are no large blocks of high value CSS in
the local area for which the on-site CSS is vital to provide a connection to. As also
described above, movement functions along the eastern edge of the site will be
conserved within thinned native vegetation fuel modification zones, thereby
conserving some functionality of the habitat and minimizing the impact. Therefore,
project impacts to CSS used for dispersal and migration would also not reduce the
likelihood of survival and recovery of the species.

The project will conserve on-site CSS and chaparral habitat to facilitate gnatcatcher
movement through the local area and preserve a minimum of 18.5 acres of off-site
CSS with superior habitat connectivity and long-term viability for the species.
Escondido Creek and avoidance buffers will be preserved and enhanced through
removing barriers to movement and restoring habitat, providing superior habitat for
least Bell's vireo and other riparian species. The wetland impacts would be mitigated
within the same watershed as feasible through required agency permits. Habitat
impacts would be mitigated off- site in the North County MSCP subarea. Mitigation
for impacts to CSS, including both the 4.1 acres of Low Value and 6.3 acres of
intermediate Value CSS, is being provided at a 2:1 ratio in accordance with
Mitigation Measure Bio-1B. Off-site CSS mitigation to be provided will be occupied
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by gnatcatcher, of Intermediate or High Value, and/or other like-functioning habitat as
approved by the County and Wildlife Agencies. Off-site preservation of mitigation land
would include the recordation of a biological open space easement and preparation of
an RMP to address long-term monitoring, maintenance, management, and reporting
directives, in perpetuity, approved by the County and Wildlife Agencies. To the extent
the land is available for preservation, the off-site mitigation would occur within land
designated as PAMA in the Draft MSCP North County Plan and located in the Effin
Forest-Harmony Grove Planning Area or elsewhere in the northern coastal foothills
ecoregion. The ultimate location must be approved by the County and Wildlife
Agencies. Long-term management of the preserved land would be funded through a
non-wasting endowment in an amount determined through preparation of a Property
Assessment Record (PAR) or similar method for determining funding amount. The
open space easement would be owned by a conservancy, the County or other similar,
experienced entity subject to approval by the County. Should a regional entity to
manage biological open space be formed, the natural habitat areas within the project
site could be dedicated to that entity and managed as part of an overall preserve
system for northern San Diego County. If demonstrated to the satisfaction of the
County and Wildlife Agencies that off-site preservation of mitigation land is not feasible
to fulfil all or a portion of mitigation obligations, then the Project would include
purchase of occupied CSS credits at an approved conservation bank, such as the Red
Mountain Conservation Bank, Buena Creek Conservation Bank, or other bank deemed
acceptable by the County and Wildlife Agencies. Therefore, the habitat loss will not
appreciably reduce the likelihood of survival and recovery of listed species in the wild.

Finding 3:  The habitat loss is incidental to otherwise lawful activities.

The project will require grading plans and improvement plans from the County, as
well as 404, 401, and 1600 permits for impacts to USACE, RWQCB, and CDFW
jurisdictional areas. The issuance of a Habitat Loss Permit by the County of
San Diego, with the concurrence of the Department of Fish and Wildlife and U.S.
Fish and Wildlife Service and approval by the County of San Diego of a Grading
Permit, Clearing Permit, or Improvement Plan is required prior to the clearing of any
CSS supported on the project site. No state or federal permits other than those
mentioned above are identified as being required at this time. Construction and/or
land use modification will not commence until all appropriate permits have been
issued. The project has been found to be in conformance with Section 86.104 of the
San Diego County Code. As such, the anticipated loss will be incidental to “otherwise
lawful activities”.

NCCP FLOWCHART
1. Is natural vegetation present? Yes.

2. s Coastal sage scrub present? Yes.

3. Is Coastal sage scrub the most dense in the subregion? No. The CSS on the site is
in relatively small patches surrounded by other habitat types. There is a large area of
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very high value gnatcatcher habitat about two miles to the southwest of the site

(County 2008b).

4. |s the land close to high value district. Yes. Aithough it is small, there is an area of
high value gnatcatcher habitat about half a mile northeast of the site (County 2008b).
There is no direct connection to this habitat from the project site. The site is
separated from this area by single family residential uses, although a constrained

and fragmented connection of habitat exists.

5 |s the land located in a corridor between higher value districts. Yes. While the
project site itself does not function as a corridor, the eastern edge of the site likely

contributes to north-south wildlife movement that occurs along the West Ridge,

which would connect known gnatcatcher records north of Escondido Creek to those

from Del Dios Highlands Preserve and further to the south, southeast, and
southwest.

6. Does the land support high density of target species? No. Although it does not
support a high density of any one species, the site supports one breeding pair of

coastal California gnatcatchers. Other sensitive species identified on the site are:

ashy spike-moss (Selaginella cinerascens), San Diego sagewort (Artemisia palmeri),
southwestern spiny rush (Juncus acutus var. leopoldii), summer holly
(Comarostaphylis diversifolia ssp. diversifolia), wart-stemmed ceanothus (Ceanothus
verrucosus), American peregrine falcon (Falco peregrinus anatum), barn owl (Tyto

alba), coastal California gnatcatcher, great blue heron (Ardea herodias), green heron

(Butorides virescens), least Bell's vireo, northern harrier {Circus cyaneus), red-

shouldered hawk (Buteo lineatus), turkey vulture (Cathartes aura), western bluebird

(Sialia mexicana), white-tailed kite (Efanus leucurus), yellow-breasted chat (/cteria

virens), and yellow warbler (Setophaga petechia). The site supports a large

population of wart-stemmed ceanothus (23,113 plants); however, 21,150 individuals

(92%) would be conserved within the on-site open space.

Based on the NCCP Logic Flow Chart, the quality of habitat supported on the project
site is defined as being of “Low Value” and “Intermediate Value.”, although the
County’s Habitat Evaluation shows the Project site ranked as having no value to the
species for nesting (County 2008b). According to the Conservation Guidelines, sites
of low and intermediate value can be impacted on a case by case basis with
appropriate mitigation.

Of the 10.4 acres of CSS that will be impacted, approximately 4.1 acres (39 percent)
is made of up smaller, fragmented patches in the southern and western portions of
the Project impact area where gnatcatchers were not detected during surveys, but
could be used for foraging, migration and dispersal. These 4.1 acres would be
considered to have low value using the criteria for the NCCP Logic Flow Chart
because of their fragmented nature and small patch size, and their low function and
value for sensitive species. The remaining 6.3 acres of CSS in the eastern portion of
the site would be considered to have intermediate value, given the habitat was
confirmed to be used for breeding by gnatcatcher and is characterized by large, intact
stands. As mentioned above, according to the Conservation Guidelines, the habitat
can be impacted on a case by case basis with appropriate mitigation.
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Impacts to on-site CSS will be minimized through a combination of design features,
on-site restoration, and preservation. The impacts would be further mitigated through
additional off-site preservation. As stated above, some of the impacted habitat would
occur within thinned native vegetation fuel modification zones, thereby conserving
some functionality of the habitat and minimizing the impact. The Project would further
utilize native scrub species in the landscape palette to the extent allowed to meet fire
and landscape requirements, thereby replacing some additional functionality on site
and minimizing the impact. Additional areas within the Project temporary impact
footprint would be restored to CSS and placed within biological open space, thereby
replacing some of the habitat loss and minimizing the overall impact to the habitat on
site. Last, the Project would preserve additional off-site habitat that will be occupied
by gnatcatcher and much larger in size and of equivalent or superior quality, function,
and value compared to that being impacted by the Project.

The loss of 10.4 acres of CSS on site would be mitigated in accordance with Section
4.3 of the NCCP Guidelines and offset by preserving additional habitat in the region.
As a regulatory requirement, the Project will obtain an HLP from the County, which
requires concurrence from the USFWS and CDFW prior to issuance. The HLP will
incorporate the avoidance, minimization, and compensatory mitigation measures
addressed herein and will include detailed information about the specific type(s) and
location(s) for the mitigation. Compensatory mitigation measures are proposed herein
to offset the loss of the CSS habitat. Approximately 1.8 acres would be restored or
created within temporary impact areas along the southern boundary. These 1.8 acres
will be preserved, along with an additional 0.5 acre, for a total of 2.3 acres of
preserved CSS within biological open space for the Project (Figure 1). In addition to
the on-site restoration, creation, and preservation of 2.3 acres, the Project proposes
one or a combination of the following for an additional 18.5 acres of CSS in the
region: (1) purchase, acquisition, biological open space easement, RMP
implementation, and long-term management of land containing occupied CSS as
approved by the County, USFWS, and CDFW,; and/or (2) purchase of occupied CSS
credits from a conservation bank as approved by the County, USFWS, and CDFW.
To the extent possible, mitigation will occur within High Value or Intermediate Value
fands using the NCCP Conservation Guidelines located in PAMA and in the Elfin
Forest-Harmony Grove Planning Area, northern coastal foothills ecoregion, or other
location deemed acceptable by the County, USFWS, and CDFW.

MITIGATION MONITORING AND REPORTING PROGRAM:

The following shall be the Mitigation Monitoring or Reporting Program for this Habitat Loss
Permit:

Public Resources Code Section 21081.6 requires the County to adopt a mitigation reporting or
monitoring program for any project that is approved on the basis of a mitigated Negative
Declaration or an Environmental Impact Report for which findings are required under Section
21081(a)(1). The program must be adopted for the changes to a project which the County has
adopted, or made a condition of project approval, in order to mitigate or avoid significant
effects on the environment. The program must be designed to ensure compliance during
project implementation.
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The mitigation monitoring program is comprised of all the environmental mitigation measures
adopted for the project. The full requirements of the program (such as what is being
monitored, method and frequency, who is responsible, and required time frames) are found
within the individual project conditions. These conditions are referenced below by category
under the mechanism which will be used to ensure compliance during project implementation.

¢ Subsequent Project Permits

Compliance with the following conditions is assured because specified subsequent permits
or approvals required for this project will not be approved until the conditions have been
satisfied:

M-BI-1a through M-BI-9

NOTICE: The issuance of this permit by the County of San Diego does not authorize the
applicant for said permit to violate any federal, state, or county laws, ordinances, regulations,
or policies, including but not fimited to, the federal Endangered Species Act and any
amendments thereto.

NOTICE: This subject property is known to contain Coastal sage scrub plant community.
Such plant community is habitat for the coastal California gnatcatcher. The Federal
government recently listed the gnatcatcher as a threatened species under the Federal
Endangered Species Act of 1973 (16 U.S.C. Section 1531 et seq.). THE LISTING MAY
RESULT IN AN APPLICANT'S INABILITY TO PROCEED WITH HIS/HER PROJECT
WITHOUT A PERMIT FROM THE FEDERAL GOVERNMENT IF THE SPECIES OR ITS
HABITAT ARE PRESENT ON THE PROJECT SITE. It is advisable to contact the United
States Fish and Wildlife Service to determine the applicability of the prohibitions under the Act
to each applicant’s property.

NOTICE: The subject property contains wetlands, a lake, a stream, and/or waters of the U.S.
which may be subject to regulation by State and/or federal agencies, including, but not limited
to, the Regional Water Quality Control Board, U.S. Army Corps of Engineers and the California
Department of Fish and Wildlife. It is the applicant’s responsibility to consuit with each agency
to determine if a permit, agreement or other approval is required and to obtain all necessary
permits, agreements or approvals before commencing any activity which could impact the
wetlands, lake, stream, and/or waters of the U.S. on the subject property. The agency contact
information is provided below.

U.S. Army Corps of Engineers: 8010 Hidden Valley Rd, Suite 105, Carisbad, CA 92011-4219;
(858) 674-5386; hitp://www.usace. army.mi/

Regional Water Quality Control Board: 9174 Sky Park Court, Suite 100, San Diego, CA
92123-4340; (858) 467-2952; http://www.waterboards.ca.gov/sandiego/

California Department of Fish and Wildiife: 3883 Ruffin Rd., San Diego, CA 92123; (858) 467-
4201; http://www.dfg.ca.gov/

Notice: The subject property contains habitat which may be used for nesting by migratory
birds. Any grading, brushing or clearing conducted during the migratory bird breeding season,
February 1 — August 31, has a potential to impact nesting or breeding birds in violation of the
Migratory Bird Treaty Act. The applicant may submit evidence that nesting or breeding
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migratory birds will not be affected by the grading, brushing or clearing to these agencies:
California Department of Fish and Wildlife, 3883 Ruffin Rd., San Diego, CA 92123, (858) 467-
4201, http://www.dfg.ca.gov/; and United States Fish and Wildlife Service, 6010 Hidden Valley
Rd, Carlsbad, CA 92011-4219, (760) 431-9440, http://iwww.fws.gov/.

NOTIFICATION TO APPLICANT: Because your project has an effect on native biological
resources, State law requires the payment of a $3,078.25 fee to the California Department of
Fish and Wildlife for their review of the Mitigated Negative Declaration (Fish and Wildlife Code
§711.4) and a $50 administrative fee to the County ($3,128.25 total). If you made this
payment at the time of public review of the environmental document pursuant to Administrative
Code Section 362, Article XX, effective August 27, 1992, you have met this obligation. If the
fee has not been paid, to comply with State law, the applicant should remit to the County
Planning & Development Services, within two (2) working days of the effective date of this
approval (the “effective date” being the end of the appeal period, if applicable). The payment
must be by certified check or cashier’s check payable to the “County of San Diego” and
can be submitted to the cashier at the PDS office or directly to the County Clerk. The
fees (excluding the administrative fee) may be waived for projects that are found by the
Planning & Development Services and the California Department of Fish and Wildlife to have a
no effect impact on fish and wildlife resources. Failure to remit the required fee in full within
the time specified above will result in County notification to the State that a fee was required
but not paid, and could result in State imposed penaities and recovery under the provisions of
the Revenue and Taxation Code. In addition, Section 21089(b) of the Public Resources Code,
and Section 711.4(c) of the Fish and Wildlife Code, provide that no project shall be operative,
vested, or final until the required filing fee is paid.

DEFENSE OF LAWSUITS AND INDEMNITY: The applicant shall: (1) defend, indemnify and
hold harmless the County, its agents, officers and employees from any claim, action or
proceeding against the County, its agents, officers and employees to attack, set aside, void or
annul this approval or any of the proceedings, acts or determinations taken, done or made
prior to this approval; and (2) reimburse the County, its agents, officers or employees for any
court costs and attorney's fees which the County, its agents, officers or employees may be
required by a court to pay as a result of such approval. At its sole discretion, the County may
participate at its own expense in the defense of any such action, but such participation shall
not relieve the applicant of any obligation imposed by this condition. The County shall notify
the applicant promptly of any claim or action and cooperate fully in the defense.

JUDICIAL REVIEW TIME LIMITATIONS: The time within which judicial review of this
decision must be sought is governed by Code of Civil Procedure Section 1094.6, which has
been made applicable in the County of San Diego by San Diego County Code Section 11.120.
Any petition or other paper seeking judicial review must be filed in the appropriate court not
later than the 90th day following the date on which this decision becomes final, however, if
within 10 days after the decision becomes final a request for the record of the proceedings is
filed and the required deposit in an amount sufficient to cover the estimated cost of preparation
of such record is timely deposited, the time within which such petition may be filed in court is
extended to not later than the 30th day following the date on which the record is either
personally delivered or mailed to the party, or the party’s attorney of record. A written request
for the preparation of the record of the proceedings shall be filed with the Director, Planning &
Development Services, 5510 Overland Avenue, Suite 110, San Diego, California 92123.
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The foregoing decision was approved by the Director of Planning & Development Services on
date of decision. A copy of this decision, and the documentation supporting the decision, is on
file in the Planning & Development Services office at 5510 Overland Avenue, Suite 110, San
Diego, California.

PLANNING & DEVELOPMENT SERVICES
MARK WARDLAW, DIRECTOR

BY:
LISA GORDON, DEPUTY DIRECTOR
Project Planning Division

Attachments

Figure 1: Habitat Loss Permit Exhibit

ce: To be provided at issuance of Habitat Loss Permit

email cc:
Ashley Smith, Project Manager, Project Planning, Planning & Development Services
Mark Slovick, Planning Manager, Project Planning, Planning & Development Services
San Dieguito Community Planning Group
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CERTIFICATE OF ADOPTION

| hereby certify that this Plan, consisting of text and exhibits, is the Elfin Forest and
Harmony Grove portion of the San Dieguito Community Plan and is a part of the San
Diego County General Plan, and that it was considered by the San Diego County Planning
Commission during nine hearings that occurred from November 6, 2009 through the 20
day of August 2010, and adopted by the San Diego County Board of Supervisors on the
3 day of August 2011.

Attestt MARK WARDLAW, Director
Planning & Development Services

Amendments

June 18, 2014 — GPA 12-007
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Introduction to the Community Plan

Purpose of the Community Plan

Community and subregional plans, adopted as an integral parts of the County of San
Diego's General Plan, are policy plans specifically created to address the issues,
characteristics, and visions of communities within the County. These communities each
have a distinct physical sefting with a unique history, culture, character, life style, and
identity. Community and subregional plans, thus provide a framework for addressing the
critical issues and concerns that are unique to a community and are not reflected in the
broader policies of the General Plan. As part of the General Plan this Community Plan is
consistent with all other parts of the County’s General Plan.

Used in conjunction with the General Pian, a community or subregional plan (Plan) is a
key tool for the public, community planning/sponsor groups, county staff and decision
makers to identify the existing conditions and development that positively contribute to its
character and should be conserved, as well as the location, scale, and design of desired
new land uses, and community facilities. The Plan’s policies require that development be
comparable to, or transition with, existing development to ensure that new development
“fits” with the community and enhances the community’s vision.

Scope of the Community Plan

This Plan covers the planning area of Elfin Forest and Harmony Grove, which is
approximately 6,793-acres in size. (See Figure 1 on page 2) The Elfin Forest / Harmony
Grove Town Council amended its boundaries to reflect the changes in the community.
The Town Council boundaries were originally described as the same as CSA107. As
more of the open space in Elfin Forest becomes built and residents want a voice in the
Town Council, this created areas of “no man’s land” where residents found themselves
neither within the boundaries of adjacent municipalities, yet not within the Fire Department
boundary, as defined by CSA107, and therefore without representation. The Harmony
Grove boundary was modified in 2004, by change of bylaws to annex parcels whose
owners petitioned to join the Town Council. The Elfin Forest modifications now extend
its western boundary to meet the City of Encinitas and its southern boundary to the
Escondido Creek, the historical dividing line between Elfin Forest and Rancho Santa Fe.

Content and Organization of the Community Plan

The following is the content and organization of the Plan and a brief description of each
of these sections of the Plan.

Vision Statement — A vision statement that expresses community values about its
distinguishing character, quality of life, mix of uses, development form and scale,
public realm and places, mobility, economy, environment, safety, and relationships
to adjoining communities, open spaces and the region.

Community Profile/Community Character — A description of the Community’s
existing character, uses, environment, conditions, factors influencing future changes,
and key planning issues.

San Dieguito Community Pian
(E¥fin Forest - Harmony Grove) 1
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Elfin Forest - Harmony Grove Boundary *. ( * .
San Dicgo County General Plan Hyure 1

)

Figure 1: Elfin Forest — Harmony Grove Planning Area (San Dieguito)

Elements — Due to the breadth and detail of the countywide elements, communities
may find it unnecessary to identify unique goals and policies for all of the following
subjects. Therefore, not all communities may use all of the following elements:

¢ Land Use. Application of countywide land use designations and goals and
policies to reflect the distinguishing characteristics and objectives for the
Community. These may address such objectives as a specific mix of uses;
priority development locations and projects; needed community facilities;
development form and scale; architectural, landscape, and public realm
design characteristics; land use compatibility and similar topics.

e Mobility. Delineates the roadways, transit corridors, bicycle paths,
equestrian paths and pedestrian trails that supplement and complete the
road networks defined by the countywide Mobility Element. Policies may
also address unique Community issues such as neighborhood traffic
intrusion, commercial district parking, local public transit and infrastructure
improvements.

e Conservation and Open Space. Application of countywide Conservation
and Open Space Element policies to address issues associated with
designated plant and animal habitats, agriculture, water bodies, open

San Dieguito Community Plan
(Elfin Forest - Harmony Grove) 3
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space, and other specific resources within the Plan area. This may
encompass actions to protect resources that may uniquely apply to specific
sites or resources.

e Safety. Application of countywide Safety Element policies to address
specific safety issues in the Plan area. This may encompass actions to
protect residents and development from defined risks.

« Noise. Application of countywide Noise Element policies to address specific
source issues and impacts in the plan area. This may consider
differentiation of land use compatibility standards to reflect community
character and location—for example, villages located in rural setting and
hillsides in contrast to those located adjoining urban and suburban
development.

Public Involvement in Preparing the Community Plan

The Elfin Forest and Harmony Grove portion of the San Dieguito Community Plan was
developed by citizen groups of Elfin Forest and Harmony Grove, and then consolidated
to give each group specific goals and policies, while maintaining separate goals and
policies as needed for each community group.

Elfin Forest

The Elfin Forest Community Plan was developed using a wide array of public involvement
strategies. The first draft of the Community Plan was prepared by members of the Board
of the Elfin Forest/Harmony Grove Town Council using previous community planning
documents, the “Elfin Forest/Harmony Grove Community Guide,” published 2004, and a
2005 survey commissioned by the Town Council of all residents, entitled, “Elfin Forest
Harmony Grove: A Snapshot of Our Community.” Once this first draft was completed the
following actions were taken to garner community input:

e All draft documents were posted on the Town Council's website —
www.efhgtc.org.

¢ Articles about the community planning process appeared in the September
and October issues of “The Chaparral,” the Town Council's newsletter
which is sent to every household via email.

o In addition, “EIf alerts” were also sent via email to all residents asking for
them to review the documents online and to attend the community meetings
and share their comments or send them to board members via email.

¢ A community meeting was held on September 3, 2008, to review and solicit
public comments on the Elfin Forest Community Background and Vision
Statement.

e A community meeting was held on October 1, 2008, to review and solicit
public comments on the Elfin Forest Goals, Policies and Implementation
Section.

s Also, key community stakeholders (i.e. past Town Council board members,
Eifin Forest/Harmony Grove Fire Department members and the Escondido

San Diegulto Community Plan
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Creek Conservancy) received Community Plan documents for their review
of key sections of the planning documents.

s At the conclusion of the public involvement process for the Elfin Forest
Community Plan, 22 residents gave written input into the process and 12
residents gave verbal input.

Harmony Grove

The Harmony Grove Community Plan was developed using a wide array of public
involvement strategies. This plan was originally drafted in 2001, by the Harmony Grove
Eden Valley Citizen’s Group (HGEVCG). The draft plan was reviewed at their Board
meetings and public meetings and posted on the Group’s web site for over one year for
community review and comment. The Plan, called the Harmony Grove Eden Valley
Community Plan, was submitted to the County of San Diego, the San Dieguito Planning
Group, and the Elfin Forest Harmony Grove Town Council after the HGEVCG disbanded
in 2002. A revised and updated draft of the Community Plan was prepared by members
of the Board of the Elfin Forest/Harmony Grove Town Council using the previous
community planning documents, the “Elfin Forest/Harmony Grove Community Guide,”
published 2004, and a 2005 survey commissioned by the Town Council of all residents,
entitled, “Elfin Forest Harmony Grove: A Snapshot of Our Community.” Once this revision
was completed the following actions were taken to garner community input:

e All draft documents were posted on the Town Council's website —
www.efhgtc.org.

¢ Articles about the community planning process appeared in the September and
October issues of “The Chaparral,” the Town Council newsletter that is sent to
every household via email.

e In addition, “Community alerts” were also sent via email to all residents asking
them to review the documents online and to attend the community meetings
and share their comments or send them to board members via email.

¢ A community meeting was held on September 3, 2008, to review and solicit
public comments on the Harmony Grove Community Background and Vision
Statement.

e A community meeting was held on October 1, 2008, to review and solicit public
comments on the Harmony Grove Goals, Policies and Implementation Section.

¢ Also Community Plan documents were specifically sent to key community
stakeholders {i.e. past Town Council board members, Elfin Forest/Harmony
Grove Fire Department members, the Escondido Creek Conservancy, and the
Harmony Grove Meadows Subcommittee) for their review of key sections of
the planning documents.

e At the conclusion of the public involvement process for the Harmony Grove
Community Plan, at least 28 residents had reviewed the revised plan and 20
gave written input into the process, including five from Eden Valley.

San Dieguito Community Plan
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How to Use the Community Plan

To use this Plan, the General Plan elements should first be reviewed for applicable goals
and policies and the General Plan Land Use Maps (General Plan Land Use Maps
Appendix) should be referred to when applicable to determine the type, location, and
density of land use allowed. This plan supplements these countywide policies and
diagrams and further directs the land uses and development desired to achieve the
community’s vision.

Implementing, Monitoring, and Amending the Community Plan

it shall be the responsibility of the County to implement the Plan, to monitor progress
towards its implementation, and to amend the Plan when necessary. Each Plan includes
the community’s key issues as well as the goals and policies to address the issues
identified. For each policy or set of policies, there is one or more implementation action
identified to carry it out. The implementation program also identifies the County
department or agency responsible for its implementation, where appropriate. Many of the
policies will be implemented by County ordinances and other discretionary actions such
as zoning, design guidelines, and development standards in the County Zoning Code.

Implementation of the Plan should be monitored on a periodic basis by the County and
the Community Planning/Sponsor Group for progress towards its implementation. For
compliance with State law, the Plan shall be reviewed no less than once annually so that
its implementation status may be included in the County’s Annual General Plan Report to
the State. The annuai review provides the opportunity for the Plan to be updated and
amended, as appropriate, to reflect changes in the community vision, conditions or
attitudes.

San Dieguito Community Plan
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Community Background

Elfin Forest

a. History

An article in the “San Diego Union” dated May 24, 1959, described a visit to Elfin Forest
this way: “...After reaching the bottom of the hill, you will be in another world, a world
where sounds of civilization are few and far between, a world where the loudest noise is
the bird singing in a nearby tree, where the automobile seems out of place, and it wouldn't
seem strange to see a farmer or rancher hooking up his springboard for a weekly trip into
town.”

Fifty years later, this is still a very apt description of the rural Elfin Forest community. Itis
a quiet and environmentally healthy area comprised of custom single-family homes and
equestrian ranches on two to ten-plus acre lots, with a few agricultural businesses. Open
spaces, which are preserved in perpetuity as such, make up more than half of our
community. Elfin Forest has an extremely strong community spirit that focuses on the
preservation of Elfin Forest as a rural community, preserving, and defending the area’s
sensitive environmental habitat and knowing and helping your neighbors. Our motto is:
“keep it rurall”

:-*' g el The name Elfin Forest comes from the
85 "’g *1., “' scientific community. Naturalists use the

"'{ term to describe the chaparral, the type of
,;. vegetation which formerly covered much

f"' "'"“;" of Southern California and is still the

ELF]N FOREST pEA=d predomi_nant vegetation in Elfin Forest.

P e p—— The “elfin forest” or chaparral conserves
et ), gus AL coun® mmEu poe 2 .-_. :' the land it covers by holding soil in place
\ r Sl during rainstorms and in our Elfin Forest
grows the coastal sage scrub which
supports many endangered plants and
animals, including the California
- : v 11 gnatcatcher. The coastal sage scrub is
now endangered throughout the county and the state, and State and federal agenmes are
studying different ways to protect it. Elfin Forest contains one of the largest remaining
areas of virgin coastal sage scrub in Southern California.

Until 1977 the Elfin Forest community was sparsely developed; at that time there were
only a few homes on large country parcels, the Questhaven Retreat and the Elfin Forest
Vacation Ranch/Trailer Park. (The trailer park was closed in 1999 to make way for the
development of the Cielo Del Norte project. Subsequently, this property was removed
from the Cielo project and sold to a private individual who has placed a conservation
easement on the property to ensure that the land will be preserved as open space in
perpetuity. Portions of the land are currently being restored as wetland mitigation for the
Sprinter Rail Project.)

San Dieguito Community Plan
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The Questhaven Retreat was founded in 1940.
It has been in continuous use as a
nondenominational Christian retreat and
training school for students who seek the
universal way of Christian discipleship. it
welcomes those of all faiths to come to this
peaceful haven for quiet and spiritual renewal
to draw closer to God. The Retreat's 640 acres
of secluded hills, oak-lined valleys and coastal
chaparral ensure that a large tract of pristine
native wilderness will be preserved for
generations to come.

The Elfin Forest rural residential community
has slowly been developing since 1877 when
; some of the large properties came up for sale.
The development has been dependent on the real estate market in the greater San Diego
area and a majority of the homes in the valley were built in the following time periods:

1977 — 1980
1985 — 1992
1996 — present
b. Relationship to Adjoining Communities

The Elfin Forest community represents a very large rural island in the heart of developed
Coastal North San Diego County, which is located within the San Dieguito Community
Planning Area (CPA). Elfin Forest is surrounded by Rancho Santa Fe to the south;
Olivenhain, Encinitas, La Costa and Carlsbad to the west; San Marcos to the west and
north and Harmony Grove to the east. Access into the community is limited by only one
maijor road — Elfin Forest/Harmony Grove Road — which runs west to east. Access from
the west is through the San Marcos community of San Elijo Hills and from the east through
the community of Harmony Grove and the City of Escondido.

c. Environmental Setting

Elfin Forest is situated in two intersecting valleys — one running north-south and the other
running east-west. Both valleys are cradled by dramatic brush-covered hills and granite
formations. The valleys are isolated by the topography of the surrounding hills and are
rural in character. The valleys are home to a diverse mix of native plants and animals,
including deer, coyotes, bobcats, red fox, golden eagles, hawks and other raptors, Belis
vireos, gnatcatchers, ravens and numerous plant species. A multitude of species that
thrive in this area are on State and/or federal endangered or threatened species lists. The
County has identified this area as highly valuable environmental land. (Please refer to the
Elfin Forest Harmony Grove Community Guide, Fifth Edition, published 2004.) The
Multiple Species Conservation Plan for North County identifies most of Elfin Forest as
"High Value habitat”, underscoring the unique value of this environmental resource to San
Diego County as a whole.

San Dieguito Community Plan
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Elfin Forest is characterized by its abundance of chaparral, a word derived from the
Spanish word “chaparro” meaning live oak. Chaparral consists of certain species of
vegetation found mostly covering hillsides and mountain slopes along the coast of
Southern California. Elfin Forest contains one of the best examples of this native plant
collection. The particular type of chaparral stilt found in Elfin Forest, coastal sage scrub,
only occurs within proximity of the coast, and therefore has been decimated by
development throughout Southern California. Elfin Forest contains one of the largest and
last stands of coastal sage scrub (the habitat for the federally threatened California
gnatcatcher) anywhere in San Diego County.

The Escondido Creek extends from the eastern edge of Harmony Grove and continues
through Elfln Forest to the northern edge of Rancho Santa Fe. The Escondido Creek and

; : 1 % 2 the surrounding open space in Elfin Forest
are home to many unique and endangered
species. This watershed area is an
invaluable resource deserving protection.
The watershed accommodates a variety of
natural habitats, including riparian
wetlands, oak woodlands, native
grasslands, chaparral, and coastal scrub.
The upland areas support many rare plant
species, such as wart-stemmed
ceanothus, summer holly, mesa club

s : ; moss, and California adolphia. Expanses
of coastal sage scrub provide refuge for threatened California gnatcatchers, San Diego
horned lizards, and orange-throated whiptail lizards.

Sticky dudieya and sea dahlia grace the rocky cliffs above the creek, while marsh elder
and Orcutt’s brodiaea can be found along the sandy banks. Great blue herons, mountain
lions, coyotes, mule deer, bobcats, fox, roadrunners, owls, hawks, turkey vultures, and
goiden eagles all play a part in this delicate ecosystem.

The topography of Elfin Forest is characterized by open valley floors associated with the
Escondido Creek and surrounded by gently to steeply sloping hills and by sharp granite
escarpments. A significant portion of the valleys, hills, and ridgelines are in their natural
condition and providenatural open space and scenic vistas. Habitats include: sensitive
riparian wetlands, oak woodlands, native grasslands, chaparral, and coastal sage scrub.
The Escondido Creek wildlife corridor is home to a plethora of rare, sensitive, threatened,
and endangered plant and animal species. Elfin Forest is home to over 1800 acres of
dedicated open space, including 750 acres at the Elfin Forest Reserve, 640 acres at the
Questhaven Retreat and over 200 acres for Sage Hill - in total a full third of Elfin Forest's
total acreage in already protected open space, providing a large swath of habitat to the
various native species. It is a primary goal of our community to continue to preserve the
remainder of the pristine and unique open space as mitigation land for developments
elsewhere in the County.

Additional information on the biodiversity in Elfin Forest / Harmony Grove is provided in
the Appendix: Biological Diversity.

San Dieguito Community Plan
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d. Existing Land and Community Character —

Elfin Forest is primarily characterized by open space, a rural enclave with large lots with
citrus and avocado orchards, as well as horse and alpaca ranches. It is an extremely
peaceful and quiet place and generally remains in its natural state. The dark night sky is
an important aesthetic resource; and there are many scenic views in the community,
including those of the hills, the valleys, and the riparian habitat. The character of Elfin
Forest is based on openness: open land, open spaces, and undeveloped countryside with
a low density of homes. Most homes are well integrated into the natural landscape.

The Eifin Forest community encompasses approximately 4,727.1 acres that are
developed with custom single-family homes on large estate lots. The homes must be
located on lots no smaller than two acres and must utilize septic systems for sewage
management. The existing community has a combination of homes and ranches nestled
into the hills; keeping ridgelines and slopes intact to preserve the natural topography of
the area and to help preserve wildlife corridors and native plant species. There are a few
agricultural businesses in the form of a nursery, a flower grower, and a seed production
farm, which provide a rural flavor. In addition, there are commercial lemon and avocado
growers and many home orchards. The community has no industrial uses.

Private equestrian and hiking trails
extend throughout the Elfin Forest
community. Split rail fences, newly-
planted trees, and a staging area near
the fire station lend community character
and beauty to these trails. Open space,
dark nighttime skies, low traffic volume,
and access to the abundant wildiife
through protected nature trails are valued
by Elfin Forest residents. There are no
street lights, lighted signs, traffic signals,
or sidewalks. In addition to the physical
attributes of the community, there is a
community spirit of “Neighbors Helping
Neighbors.” Examples of this are the
EFHG Volunteer Fire Department and
Fire Auxiliary, the EFHG Town Council, the Escondido Creek Conservancy, the Elfin
Forest Foundation, the Elfin Forest Landscape Foundation, the neighborhood block
captains, the EFHG Playgroup, and the EFHG Trails Committee. Community events,
such as the EFHG Town Council Fourth of July Picnic and Parade Fundraiser and the
annual Elfin Forest Garden Festival, promote and preserve the unity and focus of Elfin
Forest residents.

LAND USE PLANNING ISSUES:

1. There still exist many large undeveloped parcels of land in private hands within
Elfin Forest, some of which are in excess of 450 acres. Development of these
parcels by any standard less than two acres per dwelling unit poses the threat
of subdivisions coming into our rural community which would be inappropriate.

San Dieguito Community Plan
{Eifin Forest - Harmony Grove) 10



ATTACHMENT B

2. There is a major issue of risk of annexation of undeveloped parcels by adjacent
cities, at the behest of landowners trying to evade meeting our community
standards. Annexation of these parcels into adjacent cities would fragment and
negatively impact the Elfin Forest community and the fragile environmental
ecosystem. In addition, the fragmentation of the Elfin Forest community would
lead to the creation of unserviceable county islands.

3. Where possible, the remaining undeveloped parcels should be conserved in
their natural state. Elfin Forest strongly supports the preservation of our critical
and endangered habitats, including wetlands vegetative habitats. These
should be considered by the County as first candidates for mitigation properties
given their very high habitat value, and the fact most are surrounded by
currently dedicated open space.

4. The rural residential character with large lots and equestrian estates must be
maintained. Limited agricultural uses must continue to be encouraged and only
those commercial uses that are ancillary to the agricultural business on the
same property should be allowed.

5. The community consists of estate development of at least two acre lots and
seeks the preservation of this type of development.

6. The Escondido Creek is a valuable environmental resource that must be
preserved and restored in order to protect the valley’s sensitive habitats and
provide open space opportunities for San Diego County residents.

e. Existing Circulation and Mobility

Circulation and mobility within the Elfin Forest community includes Elfin Forest/Harmony
Grove Road, a two-lane Light Collector, which runs from San Elijjo Hills on the west
through the Elfin Forest and Harmony Grove communities to Escondido on the east. This
road is the main access point in and out of Elfin Forest. A major issue for the community
is the amount of traffic on this road. As development has increased in surrounding
communities, so has the traffic. In addition, since this roadway is a well-known roadway
used by bicycle enthusiasts, it is important to limit the traffic on this road to allow this
activity to continue safely.

All other roads besides Elfin Forest Road
are private and maintained by the
residents. As commuter traffic increases,
the installation of gates within some
roadways in the community has been
envisaged by the property owners. County
support in those endeavors would be
appreciated as these efforts are crucial to
_ : our goal of “keeping it rural’. In addition,
maintaining a network of two Iane roads is essential to retain the rural character of Elfin
Forest.

The Elfin Forest community has over 23 miles of private equestrian and pedestrian trails.
Many were simply created by horses and allowed to be used by the underlying property

San Dieguito Community Plan
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owner, but some are bordered with split rail fencing and constitute a key amenity in the
community. The County helped fund the trail along Questhaven Road, which is dedicated
to and maintained by the County. In addition, the community has two miles of landscaped
and maintained trails located primarily along Elfin Forest Road, and is funded by the Elfin
Forest Community Foundation and Citizens Against Rural Exploitation. Issues pertaining
to these unique trails include future maintenance and linkage to the County trail system.

f. Existing Community Facilities and Infrastructure
Infrastructure

Since Elfin Forest is a rural community, there is no sewer system or natural gas. Instead
of natural gas, the community relies on propane and/or electricity. In addition, all homes
in the Elfin Forest use septic systems for their sewage management. Water is provided
by the Olivenhain Municipal Water District, the Vallecitos Water District, and on the
Questhaven Retreat by the Questhaven Municipal Water District.

Septic systems are strongly supported by the community as they have become a very
important mechanism to keep the community rural, as large lots are necessary to sustain
these systems.

Community Facilities

Since Elfin Forest is a small rural community, there are no schools or active parks in the
community. The vast majority of children in our community can attend public schools in
the Rancho Santa Fe School District. A few homes are in the Escondido City School
District. School-age families place a lot of vaiue on being able to attend the Rancho Santa
Fe schools, and this creates a strong linkage between the two communities.

In terms of community facilities, there are four major resources located within the
community:

1. EHin Forest Fire Station — Located in the heart of the community, the Fire
Station not only houses the volunteer fire department, but also serves as a
meeting place for community meetings and events.

] R

2. Elfin Forest Recreational Reserve — This 750-acre open space park and

recreational area was developed by the Olivenhain Municipal Water District in
cooperation with the U.S. Depariment of the Interior, Bureau of Land
Management as an element of the Olivenhain Water Storage Project. The

San Dieguito Community Plan
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Reserve offers approximately 17 miles of hiking, mountain biking, equestrian
trails, primitive picnic areas, and scenic mountain viewing points. The Reserve
includes oak riparian, oak woodland, coastal sage scrub, and chaparral plant
communities.

3. Private and public equestrian and hiking trails — Eifin Forest is home to more
than 23 miles of private trails/linear parks and one public trail that runs from the
Questhaven Retreat south for approximately one mile along Questhaven Road.

4. Fire Safe Garden — The Elfin Forest Fire Safe Garden, located adjacent to the
Fire Station, was created after the 1996 Harmony Grove wildfire. It is a living
demonstration of the techniques and plant materials we can all use to
safeguard our homes and properties from wildfires. It has been featured in
several magazines and landscaping books.

g. Public Safety

Natural Hazards

The two major disasters that could affect the Elfin Forest community are the risk of
wildfires and flooding.

Wildfires — Because Elfin Forest is a rural community which contains much natural
vegetation and chaparral; and because of our naturally dry environment being
complicated by years of drought, the risk of wildfires is extremely high.

Flooding — The Escondido Creek can become dangerous with heavy winter rains. The
result is large quantities of swiftly moving runoff through drainages, culverts, and creeks.
Areas at risk are along Harmony Grove Road, the southern end of Questhaven Road,
and the creek crossing into Rancho Santa Fe on Suerte Del Este.

Public Safety Providers

Fire protection is provided by the Elfin Forest’'Harmony Grove Fire Department. This Fire
Department, with 27 volunteers and two paid staff to provide year-round fulltime service,
operates under contract with the County of San Diego to provide fire suppression, fire
prevention, and medical aid to the residents of County Service Area 107. The County of
San Diego Sheriffs Department provides police protection to the community.

h. Trends and Future Projections

The population of Elfin Forest today is approximately 800 residents in about 300 homes,
and is expected to increase only slightly as additional rural estate homes are built in the
community. As the population increases in San Diego County and statewide, there will
be continual pressure to put higher density residential into or adjacent to Elfin Forest.
However, given the challenges facing the community, this should not be allowed to occur.
These challenges include:

1. A sensitive environmental ecosystem that is extremely fragile and should be
protected.

San Dieguito Community Plan
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2. Pressure on coastal cities and County agencies to mitigate like for like continual
infrastructure development, coupled with the disappearance of coastal sage
scrub habitat outside Elfin Forest.

3. Limited access into and out of the community.

4. An extreme vuinerability to wildfires (two in the last twelve years, including one
where we experienced loss of life by a resident) because of the topography and
open space characteristics. Allowing more homes in the urban/wildlife interface
should only be done very carefully.

5. Limitations of septic system capacity and even feasibility in the rocky and clay
soil native to Elfin Forest.

ISSUES WHICH NEED TO BE CONFRONTED:
1. Risk of annexation of land within Elfin Forest by adjacent cities.

2. Interest by non-resident property owners/developers of undeveloped parcels in
Elfin Forest to change the current residential land use density to lots of less
than two acres per dwelling unit.

3. Conserving the remaining undeveloped parcels in Effin Forest in their natural
state.

4. Preservation and restoration of the Escondido Creek in order to protect the
watershed’s sensitive habitats.

5. Preventing development along our ridgelines, including from surrounding
communities.

6. Sewage management with septic systems to be maintained in Elfin Forest.

7. Water conservation and drought-tolerant landscaping in all public and private
spaces.

8. Fire-safe landscaping.

Harmony Grove

a. History

Harmony Grove is the oldest of the San Dieguito communities, named by the Spiritualist
Association that incorporated there in 1896. This area may have housed the prehistoric
village of Japatul. Luiseno and Diegueno occupation is evident. Prehistoric resources
include petroglyphs, pictographs, some habitation sites, bedrock milling sites, a lithic
scatter, and a private artifact collection. In addition, there are several buildings that
appear on the 1889/1891 San Luis Rey 15’ topographic map, and some of these are still
standing. For example, the remains of an adobe structure stand near Country Club Drive
and Cordrey Lane.

The ridgeline along the western edge of Harmony Grove forms a locally important historic
visual resource called the “Lady of the Valley.” As seen from Harmony Grove, the highest

San Dieguito Community Plan
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point is the shoulder of a woman lying on her side, her long hair trailing off to the north (to
the right in the photograph), and her hips and legs seen to the south.

The Harmony Grove Spiritualist Association and its many associated buildings and
residences stand at the heart of Harmony Grove. This association was formed in the late
1800s, and is a cultural historic resource. The area surrounding the Harmony Grove
Spiritualist Association was first developed primarily as agricultural lands. In the past few

decades, significant rural development has occurred that established its pastoral
character.

b. Relationship to Adjoining Communities

The community of Harmony Grove lies within the San Dieguito Community Plan Area and
is 2,065 acres in size. Harmony Grove geographically sits to the south of State Route 78,

San Dieguito Community Plan
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to the west of the western edge of the City of Escondido, to the north of the Del Dios
Highway, where Via Rancho Parkway intersects the Del Dios Highway, and to the east of
Elfin Forest Recreational Preserve. It is bordered by Eden Valley and Escondido to the
north, San Marcos to the west, Elfin Forest to the south, and Del Dios and Escondido to
the east (See Figure 2 on page 17). The central 900-acre portion of Harmony Grove that
was proposed for annexation and industrialization was removed by the Local Agency
Formation Commission (LAFCO) from the Escondido sphere of influence at the request
of residents of the surrounding unincorporated areas.

C. Environmental Setting

The community of Harmony
Grove is situated in two [gi}
intersecting valleys — one
running north-south, and the
other running east-west. Both
valleys are cradled in dramatic
brush-covered hills and granite
formations. The valleys, though
physically close to urban areas,
are isolated by the topography
of the surrounding hills, and are
rural in character. The valleys
are home to a diverse
population of native plants and
animals, including deer,

t"i

coyotes, bobcats, golden eagles and other raptors least Bells' v1reos gnatcatchers,
ravens, and numerous species of plants. There are a multitude of species thriving in this
area that are on protected lists.

The Escondido Creek extends
from the eastern edge of
Harmony Grove and continues
through Elfin Forest to the
northern edge of Rancho
Santa Fe. The area falls within
the San Diego Air Basin and is
located in an area of high air
pollution potential. The
topography is characterized by
open valley floors associated
with Escondido Creek
surrounded by gently steeply
sloping hills and by sharp

. . : granitic escarpments. A
significant portion of the valleys, hills, and rldgehnes are in their natural condition, which
provide_natural open space and scenic vistas. Habitats include sensitive riparian
wetlands, oak woodlands, native grasslands, chaparral, and coastal sage scrub. The

S$an Dieguito Community Plan
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Escondido Creek wildlife corridor runs through the center of Harmony Grove. The area
is home to a plethora of rare, sensitive, threatened, and endangered plant and animal
species.

d. Existing Land Uses and Community Character

The Harmony Grove community encompasses areas that are primarily single-family rural
residential communities on estate lots sprawling over hillsides, along with agricultural
uses and residential livestock keeping (see Harmony Grove homes in photos below).

It has no established trails;
no commercial development
or non-agricultural industry,
except for one concrete—pipe
plant; no sidewalks; and no
: i A extractive land uses. Areas
- e L : of dedicated open space
' ; b4 B include the holdings of The
Escondido Creek
Conservancy, totaling
approximately eleven acres.
Urban areas of Escondido
and San Marcos immediately
adjoin several portions of
Tt LR Harmony Grove.

Harmony Grove residents value open space, quiet, dark nighttime skies, and low traffic
volume. There are no street lights, lighted signs, or traffic signals.

Some of the key elements of the Harmony Grove character and values include one- and
two-story single-family homes on large lots; large-animal facilities on residential
properties; no clustered development; no "cookie-cutter" developments; no walled
developments, and no gated communities.

San Dleguito Community Plan
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LAND USE PLANNING ISSUES:

e The Harmony Grove community, working with County staff, designed a Village
Development Pattern Mode! as represented in the General Plan.tand Use
Map- There still exist many large undeveloped parcels of land within Harmony
Grove outside the footprint of the approved Village. Development of these
parcels with an urban, clustered or suburban design would threaten the
continued existence of the rural residential and equestrian character of
Harmony Grove, Elfin Forest and Eden Valley without the adherence to the
Community Development Model and other related General Plan policies.

o Annexation of parcels within Harmony Grove by adjacent cities would fragment
the historic 100-year-old Harmony Grove community, disrupt the fragile
ecosystem, and create unserviceable county islands.

e The Escondido Creek is a valuable environmental resource and must be
preserved and restored to protect the valley's sensitive habitats, and provide
open space opportunities for San Diego County residents.

¢ Development standards that prohibit construction along ridgelines must be
adopted to implement General Plan policies protecting ridgelines.

e Harmony Grove strongly supports conservation and protection of native
species, and is working towards becoming a green community by recycling
animal wastes, using reclaimed water for irrigation, and supporting local
organic agriculture.

o Agricultural uses, especially small family-owned organic farms, are important
to the functioning of Harmony Grove and are encouraged as part of an
environmentally sensitive green community plan.

e. Existing Circulation and Mob|I|ty

There are three main roadways
in Harmony Grove: Country
Club Drive, which extends
primarily north-south throughout
the length of the community;
Kauana Loa Drive, which begins
at Country Club Drive and
heads east, curving to the south
to run together with Harmony
Grove Road in Escondido; and
Harmony Grove Road, which
continues from Escondido in a | ° o
south-easterly direction through L,f 25
the community. Non-local east- | _{_,éﬁzh :

west commuter traffic creates Equestrian on Country Club Drive
excessive traffic congestion on

Harmony Grove Road during rush hours.

San Dieguito Community Plan
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A major high tech business park, the Escondido Research and Technology Center, is
located immediately to the north east of Harmony Grove. Excess commuter traffic would
create hazards along the rural county roads of this community.

Harmony Grove has private roads to provide access to many residential and agricultural
uses. Some of these are not adequately named or identified for public safety purposes.
Harmony Grove residents and equestrians currently walk directly on the major roads and
this represents a serious safety hazard that will only become worse as the area is built
out. Off-road trails are needed to provide safe passage for the residents and their
children. A particular problem exists along the southeastern terminus of Country Club
Drive, where pedestrians and equestrians would be traveling towards the Del Dios
Highlands County Preserve or the Lake Hodges Recreational Area.

f. Existing Community Facilities and Infrastructure

The area infrastructure is rural, and utilizes mainly septic systems for waste disposal.
Some areas have well water, others use water supplied by various water districts (Rincon
Del Diablo, Olivenhain). There is no available natural gas.

Harmony Grove has no schools or active parks. However, there are several community
facilities:

e The Fellowship Hall of the Harmony Grove Spiritualist Association — This
private facility has served as a meeting room for area residents on many
occasions in the past.

e The Elfin Forest / Harmony Grove Fire Station — The Fire Station not only
houses the volunteer fire department, but also serves as a meeting place for
community meetings and events.

¢ Johnston-Ward Farmhouse — The farmhouse has been dedicated to the
community for use as a meeting place. The Heritage Gallery on the first floor
houses historic artifacts and old photographs of the community.

e Harmony Grove Village — The approved Harmony Grove Village project will
have a small commercial town center that should serve the local community
and provide public gathering places as well as opportunities for the sale of
locally grown organic produce. This project also will have a wastewater
reclamation facility that will provide sewage service to Village homes and create
recycled water for irrigation.

d. Public Safety

Fire protection is provided by the Elfin ForestHarmony Grove Volunteer Fire Department.
This Fire Department operates under contract with the County of San Diego to provide
fire suppression, fire prevention, and medical aid to the residents of County Service Area
107. A second station of this fire department is scheduled to be built in Harmony Grove
as part of the Harmony Grove Village project. The County Sheriff's Department provides
police protection to the community.

The two major hazards that could affect the Harmony Grove community are the risks of
wildfires and flooding.

San Dieguito Community Plan
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Wildfires — The risk of wildfires is extremely high in Harmony Grove, because it is a rural
community that contains much natural vegetation and chaparral. This risk has been
further exacerbated by years of drought in our naturally dry environment.

Flooding — The Escondido Creek can become dangerous with heavy winter rains. The
result is large quantities of runoff moving through drainages, culverts, and creeks called
swiftwater. Sections of Country Club Drive and of Harmony Grove Road are subject to
fiooding that can prevent travel to or from the southeastern portion of the Harmony Grove
community.

h. Trends and Future Projections

The population of Harmony Grove is expected to increase dramatically as the Harmony
Grove Village development pattern is built out. If the patiern-shown-on-the-General Plan
Land Use Map-ispolicies are stristly-closely followed, the-final-rumberof-urban-homes
should-approximately-equal the-numberofrural- homes-in-the neighboring communities of
Elfin Forest, Eden Valley, and Harmony Grove should be able to keep its rural voice.

However, there is continual pressure to put higher density residential or even industrial
development in Harmony Grove beyond what is currently allowed by the General Plan
LLand Use Map. Several agricultural operations are finding that limits to their operations
are leading them to consider re-zoning and re-development in the near future. In addition,
non-resident land speculators have purchased local undeveloped land in the hopes that
General Plan Amendments allowing higher density will be adopted by the Board of
Supervisors. Residents will continue to work to preserve this historic 100-year-old
community by implementing the Village Development Pattern that—was
regotiatedconsistent with General Plan policies.

ISSUES THAT NEED TO BE CONFRONTED

e The Village-community development model pattern as shown-provided for in
the General Plan Land-Wse-Map-must be strictly adhered to as the formal
development model for the area.

o Urban-homes-must-not-outnumber-therural-homes-to-maintaintThe rural voice
must be maintained and preserve-the rural heritage of this historic community
must be preserved by the Community Growth policies outlined under Issue LU-
2.2.

e Annexation of Harmony Grove properties into adjacent cities allows
landowners to escape the rural community development standards and must
be discouraged.

o Safe pedestrian / equestrian trails should be established.
¢ “Green Community” practices should be encouraged.

e Water conservation and drought-tolerant landscaping in all public and private
spaces should be supported.

Fire-wise landscaping should be encouraged.

San Dlieguito Community Plan
(Elfin Forest - Harmony Grove) 22



ATTACHMENT B

Community Vision
Elfin Forest

The community of Elfin Forest is a rural residential community characterized by large
swaths of open space, residential large lots, and agricultural uses. Lot sizes vary from
two to over ten acres, with a system of private equestrian and hiking trails throughout.
The maijority of Elfin Forest is undeveloped lands with unique biodiversity. We are a rural
community that cherishes our peaceful and quiet environment without sidewalks, street
lights, and stoplights, and our dark night skies. This is a community of individuals, who
have their own private space to implement their own vision of the ideal life, which is not
the usual “subdivision” model. As a community, we respect and strive to preserve our
existing undeveloped lands as natural habitat and open space areas; not only for
ourselves, but for all of the residents of San Diego County. We are a community that
believes in and lives by community spirit, and we promote a “know your neighbors”
environment.

Our residential areas blend into the natural environment and are developed on minimum
two-acre parcels. The homes are custom-built and utilize septic systems for sewage
management. Our agricultural uses including seed farms, citrus and avocado groves,
nurseries, flower growers, and fruit growers are a key part of our community and uphold
the rural community character. Access to our community is limited by a two-lane road,
which is necessitated to preserve our rural and environmentally-sensitive area. All other
roads within the community are private and maintained by the residents.

Our community services include a vibrant volunteer Fire Department, a system of trails,
the Fire Safe Garden, and the Elfin Forest Reserve.

Our environmental resources are primarily the Escondido Creek, which constitutes a
portion of our southern boundary, and large open space parcels that are home to many
unique and endangered species. The community of Elfin Forest believes in the
preservation and protection of our unique habitat and the creation of wildlife corridors in
any future development. We value our sensitive habitat and wildlife corridors, and believe
that they must remain pristine and dedicated with a conservation easement to preclude
different uses in the future. We favor purchase of remaining open space to protect the
unique ecosystem remaining, one of the last large swaths of undeveloped land west of
Interstate15.

We are very aware of the inherent risk of wildfires. Because most residences are built at
the interface with wild lands, and many are surrounded by open space native vegetation,
we are at special risk in case of wildfires. We, therefore, value and support the Elfin Forest
/ Harmony Grove Fire Department as it is a major force in our community, protecting, and
uniting us.

San Dieguito Community Plan
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Harmony Grove

The following describes the ideal future state of the Harmony Grove community:

The area is rural in nature, extremely quiet, peaceful, and generally remains in its natural
state, except for the agricultural uses. The dark night sky is an important aesthetic
resource. The most scenic views in Harmony Grove are of the hills, valleys, riparian
habitat, and grazing farm animals; and these visual qualities must be preserved. The area
remains non-industrial with low-densities, which preserve the community’s historic rural
agricuitural character.

The residents embrace a green community, where they continue their rural small-town
lifestyle, enjoy keeping leisure and market animals, and live in harmony with the land and
the wildlife. The Village is a place where local farmers sell organically grown vegetables;
and where residents’ children often find first homes, or where their parents can choose to
live in retirement.

The historic rural habitat is preserved where the Village is surrounded by large-lot rural
homes and small, family owned farms and vineyards that preserve the critical
relationships necessary for this environmentally sensitive and balanced green
community. The all-important rural voice is not overwhelmed by the urban voice.

San Dieguito Community Plan
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Goals, Policies, & Implementation
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ATTACHMENT B

1. Land Use (LU)

Community Boundaries

The Harmony Grove Village Boundary, shown on Figure 3 on page 25, is a growth
boundary that identifies land to which development should be directed. Areas outside this
limit line are not intended to expand and should retain the original Harmony Grove rural
residential and agricultural character.

The community of Elfin Forrest does not have an established Village or Rural Village
boundary.

Land Use Diagram

The San Dieguito Community Planning Area Land Use Map is provided in the General
Plan Land Use Maps Appendix as Figure LU-A-19.

1.1 Community Character
Elfin Forest

Issue LU-1.1 Elfin Forest is a rural community in San Diego County that could be
threatened by urban sprawl from adjacent municipalities, land owners of
undeveloped large parcels who desire to develop their properties at higher
densities for monetary gain, and developers, if zoning and density changes are
permitted.

Goal LU-1.1 Maintain our rural residential community

Policy LU-1.1.1 Restrict land uses to single-family rural residences,
equestrian or large animal estates, and agricultural uses.

Policy LU-1.1.2 Require minimum lot sizes of two acres outside the Village
Boundary as the standard, unless significant preservation of resources is
achieved; and specific findings are met for the preservation of community
character with the utilization of lot area averaging, planned residential
developments, or specific plans.

Policy LU-1.1.3 Any and all development in Elfin Forest must be served
only by septic systems for sewage management to ensure the preservation
of the community’s rural character.

Policy LU-1.1.4 Development of commercial or industrial uses outside
Harmony Grove Village that is inconsistent with community character is
strongly discouraged.

Policy LU-1.1.5 For developments of two lots or more, require community
review of proposed plans prior to County permit approval.

Policy LU-1.1.6 Prohibit sidewalks to maintain Elfin Forest’s character as
a rural community and protect the community’s dark nighttime skies.

Issue LU-1.2 Elfin Forest is a community that values its dark nighttime sky and
wants to maintain it.

San Dieguito Community Plan
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Goal LU-1.2 A rural community that has a dark nighttime sky.

Policy-l.LU 1.2.1 Encourage all existing and new residential dwellings to
preserve the dark nighttime sky by instituting an external lighting “lights-out”
program after 10pm.

Policy-LU 1.2.2 Prohibit street lights and stop lights, except where
necessary for public safety.

Policy-LU 1.2.3 Require residential lighting to preserve dark nighttime
skies, street lighting on private property to be directed downward to reduce
scattered light; and restrict lighted signage to the minimum required for
operation and safety.

Issue L.U-1.3 Even though Elfin Forest is a rural community with large lots, some
of which are used to keep large animals, the majority of residents do not have
horses or other large animals. Therefore, it is important that large animal
regulations are respected.

Goal LU-1.3 Responsible animal-keeping.

Policy LU-1.3.1 Allow for the responsible husbandry of equestrian and
other large animals.

Policy LU-1.3.2 Strictly enforce County regulations pertaining to large
anima! keeping.

Policy LU-1.3.3 Strictly enforce boarding regulations.
Policy LU-1.3.4 Encourage composting of manure to control odor and flies.

Policy LU-1.3.5 Encourage proper maintenance of fences and animal
enclosures.

Policy LU-1.3.6 Encourage the use of cross-fencing to promote healthy
grass pastures and reduce dust, mud and erosion.

Policy LU-1.3.7 Encourage the use of recycled water for pasture irrigation.

Policy LU-1.3.8 Promote use of our community trail system for the
enjoyment of horses and their riders, as well as pedestrians.

Issue LU-1.4 Elfin Forest is a well organized and caring community where
residents work together to solve a wide range of issues. Because of this, a stronger
community identity is needed.

Goal LU-1.4 A continued strong sense of identity for the community of Elfin
Forest.

Policy LU-1.4.1 Seek a separate zip code to enhance a strong community
identity for the community of Elfin Forest.

Implementation Plan LU-1.4.1 Coordinate with the US Postal Service
to create the new zip code.

Policy LU-1.4.2 Require development to submit plans for review by the
Elfin Forest/Harmony Grove Town Council.

San Dieguito Community Plan
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Harmony Grove

Issue LU-1.5 Harmony Grove is a rural community threatened by urban sprawl.
Policies on annexation by adjacent jurisdictions are identified in Section 1.2,
Community Growth Policy.

Goal LU-1.5 Preservation of the rural small town feeling of Harmony Grove.

Policy LU-1.5.1 Require minimum lot sizes of two acres for lands
designated as Semi-Rural 4 or lower densities and one acre for lands
designated as Semi-Rural 1 and Semi-Rural 2 as the standards, unless
significant preservation of resources is achieved and specific findings are
met for the preservation of community character with the utilization of lot
area averaging, planned residential developments, or specific plans.

Policy LU-1.5.2 Require developers to obtain community review and input
of their plans prior to permit approval.

Policy LU-1.5.3 Provide for lot sizes that will permit residents to keep
leisure and market animals on their property.

Policy LU-1.5.4 Restrict land use primarily to single-family residences
outside of the Village.

Goal LU-1.6 Open access community design that fosters a feeling of “one
neighborhood” despite multiple developments.

Policy LU-1.6.1 Require large developments to retain connectivity with
visual or physical pedestrian/equestrian access to community features.

Policy LU-1.6.2 Promote design of development with a rural, country
theme.

Goal LU-1.7 Continued preservation of mature native trees.

Policy LU-1.7.1 Require development designed that avoids the removal of
mature trees and encourages shady parking areas with trees.

Goal LU-1.8 Dedicated open space.

Policy LU-1.8.1 When considering the appropriate mitigation for impacts to
biological resources within the community, consider local community
options first. The acceptance of biological mitigation options outside the
planning area is strongly discouraged when appropriate mitigation is
available within the planning area.

The Community Planning Group prefers that biological mitigation land for
development within the community be purchased within the community to
creale open space and trails.

Issue LU-1.9 The historic equestrian character of Harmony Grove is threatened
by increasing development pressures.

Goal LU-1.9 An attractive equestrian community that encourages
environmentally sensitive, responsible horse keeping.

San Dieguito Community Plan
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Policy LU-1.9.1 Require disclosure of Harmony Grove’s rural nature to
potential home buyers in order for new residents to accept the
consequences and benefits of living in a rural environment (ie, proximity of
large animals and small farms and ranches).

Policy LU-1.9.2 Encourage the keeping of equestrian and market animals.

Policy LU-1.9.3 Encourage proper maintenance of fences and animal
enclosures.

Policy LU-1.9.4 Require commercial equestrian facilities to strictly conform
to County regulations to ensure maintenance of attractive facilities that
enhance the community and promote the health of the animals.

Policy LU-1.9.5 Support the opportunity for home horse keepers to board
a very small number of horses to help defray costs of keeping their own
animals.

Policy LU-1.9.6 Encourage the use of cross-fencing to promote healthy
grass pastures and reduce dust, mud, and erosion. Make recycled water
available for pasture irrigation.

Policy LU-1.9.7 Strictly enforce manure and odor control.

Policy LU-1.9.8 Promote the use of a non-motorized trail system for the
enjoyment of both horses and their riders, as well as hikers and bicyclists.

Goal LU-1.10 The Preservation of a rural visual environment, including leisure
and market animals grazing in fenced front yards.

Policy LU-1.10.1 Reduce front setback requirements to allow grazing, but
not housing, of leisure and market animals in residential fenced front yards.

Issue LU-1.11 Agricultural uses, especially small family-owned organic farms, are
important to the functioning of Harmony Grove, and are encouraged as part of an
environmentally sensitive green community plan.

Goal LU-1.11 Becoming a green community by recycling animal wastes, using
reclaimed water for irrigation, and supporting local organic agriculture.

Policy LU-1.11.1 Encourage local distribution of composted animal wastes.

Issue LU-1.12 The rich visual resources of the valley, including a locally significant
visual resource, i.e., “Lady of the Valley” mountain formation, are threatened by
urban sprawl. Policies concerning ridgelines are identified in the General Plan
Conservation and Open Space Element under Goal COS-12.

Goal LU-1.12.1 A rural residential lifestyle built in a fashion that is compatible
with and sensitive to its natural setting; unspoiled views of intact hills, valleys,
and creeks.

San Dieguito Community Plan
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Community Growth Policy

Issue LU-2.1 Elfin Forest and Harmony Grove are rural communities surrounded
by cities (Escondido to the northeast and San Marcos to the southwest), and, as
such, are threatened by urban sprawl. To preserve the rural lifestyle and to retain
value in their rural properties, the communities would like to establish buffers where
urban areas are immediately adjacent to rural home sites. For example, Escondido
is planning to annex a portion of Harmony Grove to expand a business park.
Harmony Grove residents requested that as a condition of annexation, the area
adjacent to rural residential homes would include more rural design elements, such
as park areas with nature trails, trees within parking lots, and restricted traffic
access to local Harmony Grove roads. In areas where more urban residential
development may occur (perhaps in San Marcos), densely populated small-lot
developments should not be planned adjacent to multi-acre rurai home sites.
Support for these policies should be garnered from adjacent municipalities.

Goal LU-2.1 Preservation of the rural unincorporated community of Elfin Forest
and its cohesiveness with its neighbor, the rural unincorporated community of
Harmony Grove.

Policy LU-2.1.1 Coordinate with LAFCO to respect the boundaries of the
unincorporated community of Elfin Forest and Harmony Grove, and strongly
discourage any portion to be annexed to adjacent cities.

Policy LU-2.1.3 Seek funds to purchase lands with sensitive natural
resources to also serve as open space buffers between adjacent cities and
the unincorporated community of Elfin Forest — Harmony Grove, and
preserve them with a conservation easement to preserve the rural character
and habitat.

Policy LU-2.1.4 Maintain open-space buffer between urban areas and rural
community to preserve character of unincorporated community.

Issue LU-2.2 Several agricultural operations are finding that limits to their
operations are leading them to consider re-zoning and re-development in the near
future. In addition, non-resident land speculators have purchased local
undeveloped land in the hopes that higher density will be adopted by the Board of
Supervisors through General Plan Amendments. Development of these parcels
outside the proposed Harmony Grove Village Boundary (refer to Figure 3) with an
urban, clustered, or suburban design threatens the continued existence of the rural
residential and equestrian character of Elfin Forest / Harmony Grove.

Goal LU-2.2 Preservation of the lifestyle of the rural resident while
accommodating growth.

Policy LU-2.2.1 Ensure that the-numberef urbanresidencesdoes—not
greatly-exceed-that-of-the rural residential ses_and equestrian character of
in-the greater unincorporated communities of Harmony Grove and Eden
Valley_are maintained by adherence to the Community Plan policies set
forth in Section 1.1 "Community Character.”
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Policy LU-2.2.2 Allow, within the village boundary, as part of a thoughtful
comprehensive community plan, the keeping of livestock on a limited basis
on residential lots greater than 1/3 acre, which have become necessary in
heretofore rural areas to comply with increased population projections.

Implementation Program LU-2.2.2 Zoning Ordinance

Community Conservation and Protection

Issue LU-3.1 Much of the coastal area sensitive environmental habitat in San
Diego County has been destroyed by development. Elfin Forest and Harmony
Grove are one of the last coastal areas in San Diego County with sensitive and
endangered habitats that are still intact.

Goal LU-3.1 The continued preservation of Elfin Forest and Harmony Grove's
sensitive and endangered habitats.

Policy LU-3.1.1 Encourage the restoration and maintain the watershed,
creeks, and riparian areas.

Policy LU-3.1.2 Seek a means to prevent motorized vehicles; i.e. dirt bikes,
off road vehicles, etc. in these areas and effectively enforce the restriction.

Policy LU-3.1.3 Encourage developers and public agencies in the County
to acquire Elfin Forest's sensitive environmental habitat as mitigation.

Policy LU-3.1.4 Ensure that connectivity of open space is made a priority
in targeting areas to be used as mitigation properties or otherwise
conserved open space, so as to preserve and increase linkages between
wildlife corridors and avoid fragmentation of habitat.

Issue LU-3.2 Ali cultural resources are valued by the community; they remind the
residents of the continuity of the past with the present, and provide an invaluable
educational and societal resource.

Goal LU-3.2 The preservation of the significant historic cultural resources in
the community. (Elfin Forest)

Policy LU-3.2.1 Encourage the portions of the historic Butterfield stage
coach trail located in Elfin Forest to be maintained and identified as such
through proper signage.

Goal LU-3.3 A community where significant prehistoric and historic cultural
resources will be preserved. (Harmony Grove)

Policy LU-3.3.1 Require development to incorporate the prehistoric and
historic rural theme of this community.

1.4 Areas of Change: Development Infill and Intensification

Elfin Forest

Issue LU-4.1 The remaining lots available in Elfin Forest for development are
subject to cluster and other incompatible development.

San Dieguito Community Ptan
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Goal LU-4.1 Ali future development in Elfin Forest that is compatible with the
existing community.

Harmony Grove

Refer to General Plan goals and policies.
1.5 Community Facilities

Elfin Forest

Issue LU-5.1 Elfin Forest has six facilities which are important to the community:

The EFHG Fire Station

The Elfin Forest Recreational Reserve
The Gardens at the Fire Station

The Firewise Garden

The Native Plant Garden

Extensive Community Trails.

Goal LU-5.1 The continued maintenance and preservation of community
facilities.

Policy LU-5.1.1 Develop, in conjunction with the Elfin Forest Harmony
Grove Town Council and other community groups, a maintenance strategy
for the miles of private trails in our community

Policy LU-5.1.2 Encourage new trails to complete the system and provide
safe passage.

Policy LU-5.1.3 Support the expansion of the Fire Station to include
permanent sleeping quarters for our firefighters

Policy LU-5.1.4 Continue to support the expansion of the Elfin Forest
Recreation Reserve, where possible.

Harmony Grove

Goal LU-5.2: Preservation of the following community facilities:

e The Fellowship Hall of the Harmony Grove Spiritualist Association — This
private facility has served as a meeting room for area residents on many
occasions in the past.

e The Elfin Forest Harmony Grove Fire Station — the Fire Station not only
houses the volunteer fire department, but also serves as a meeting place
for community meetings and events.

e The Johnston-Ward Farmhouse - This historic home has been
dedicated to the community for use as a meeting place. The Heritage
Gallery on the first floor houses historic artifacts and old photographs of
the community.

San Dieguito Community Plan
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Goal LU-5.3: Establish a small commercial town center to serve the local
community and provide public gathering places as well as opportunities for the
sale of locally grown organic produce.

1.6 Other Topics/issues
a. Commercial (Harmony Grove)

Goal LU-6.1 Small-town feeling for limited commercial developments; land use
and business to be compatible with community character and general goals.

Policy LU-6.1.1 Restrict use of land for commercial development to
limited community serving facilities, without large aggregations of
commercial businesses, and encouraging locally owned businesses
serving the community.

Policy LU-6.1.2 Restrict signage and lighting in commercial
developments to the minimum required for operation and safety.

Industrial (Harmony Grove)

Issue LU-6.2 The sensitive nature of our rural lifestyle is incompatible with most
intensive industrial uses. Historic Harmony Grove has sustained many years of
quarrying and several abandoned quarries remain in unsafe and un-restored
conditions. Such blights on our community should be prevented.

Goal LU-6.2 A community that is not adversely impacted by industrial or
mining sites.

Policy LU-6.2.1 Require industrial or mining activities to mitigate impacts
from increased traffic, noise, and potential health hazards.

=
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2. Circulation and Mobility (CM)

Integrated Mobility and Access

Refer to General Plan goals and policies

2.2

Local Road Network

Elfin Forest

Issue CM-2.1 Elfin Forest is a rural community traversed by a two-lane public
roadway; Elfin Forest/Harmony Grove Road must be maintained at that level.
There is also a system of private roads that are maintained by the adjacent
homeowners which provide access to individual properties from Elfin
Forest/Harmony Grove Road. The community also has an extensive community
trail system, which allows for travel on foot, on bicycle, and on horseback. It is
important to the Community to retain a network of two lane roads.

Goal CM-2.1 Roads within the Elfin Forest community that are designed to
retain the community’s rural character.

Policy CM-2.1.1 Encourage restriction of truck traffic on Elfin Forest and
Harmony Grove Road to local deliveries.

Policy CM-2.1.2 Preserve rural character of Elfin Forest by maintaining low
traffic speeds on Elfin Forest and Harmony Grove Road.

Policy CM-2.1.3 Limit gross weight allowed on Elfin Forest and Harmony
Grove Road, whenever feasible.

Policy CM-2.1.4 Vigorously enforce weight limits and speed limits on Effin
Forest and Harmony Grove Road.

Policy CM-2.1.5 Locate new developments aligning Elfin Forest Road
and/or Harmony Grove Road around their core to avoid ensnaring Elfin
Forest residents in their local traffic.

Issue CM-2.2 Many of the private roads in the community have excessive and
unwanted trespassing onto them. In particular, many nonresidents use these
roads to gain access to environmentally-sensitive lands to ride their off-road
vehicles or dump trash. In addition, trespassers often build bonfires and party in
these rural undeveloped sensitive lands.

Goal CM-2.2 Private roads that are only used by intended property owners.

Policy CM-2.2.1 Support the efforts of local organizations to gate some of
the private roads to reduce wildfire risk and facilitate emergency evacuation.
Gates to be installed per the California Fire Code and County Fire Code
Section 902.2.4.1.

Policy CM-2.2.2 Discourage unauthorized access to preserve areas.

Implementation Program CM-2.2.2 Install signage, and gates, where
feasible, to restrict access to County-owned preserve areas.
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Harmony Grove

Issue CM-2.3 Harmony Grove has private roads to provide access to many
residential and agricultural uses. Some of these are not adequately named or
identified for public safety purposes.

Goal CM-2.3 Quiet residential streets safe for pedestrian, bicycle, and
equestrian use and adequately identified for emergency response service
providers. Low traffic volume and low traffic speeds and commercial weight
limits traffic calming areas; scenic highways.

Policy CM-2.3.1 Restrict local public roads to two-lane, undivided, curving
streets with established speed and weight limits commensurate with
residential equestrian neighborhoods.

Policy CM-2.3.2 Encourage a study for traffic calming strategies, where
necessary, and the restriction of truck traffic to local deliveries.

2.3 Fire Access/Egress Routes

Issue CM-3.1 Many private roads within E'fin Forest are not adequately named or
identified for adequate public safety responses.

Goal CM-3.1 All private roads are named or identified so that all emergency
vehicles know where they are located.

Policy CM-3.1.1 Create, in conjunction with the Elfin Forest — Harmony
Grove Town Council, a naming system consistent with existing community
street names, and a list of potential names for each unnamed street.

Implementation Program CM-3.1.1 The EFHGTC will establish a
timeframe by which all unnamed streets in Elfin Forest will be correctly
named and signed for emergency responders to locate.

Implementation Program CM-3.1.2 The EFHGTC will develop a
process associated with the timeline through which the Town Council
Board will have the authority to choose a name should the street
residents are unable to come up with a consensus in the time allocated.

Issue CM-3.2 Many existing private roads in Elfin Forest are not wide enough to
accommodate trailers and evacuate traffic in case of an emergency, and cannot
be widened.

Goal CM-3.2 Fire access roads that provide for emergency evacuation without
interference from trailers and incoming traffic.

Policy CM-3.2.1 Require appropriately designed access be provided with
the approval of large animal boarding.

Policy CM-3.2.2 Consider emergency evacuation and local road conditions
when granting new building permits along those constricted egress routes.

Implementation Program CM-3.2.2 A committee comprised of
members of the Elfin Forest/Harmony Grove Town Council and the Elfin
Forest/Harmony Grove Fire Department to study this problem and
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recommend possible solutions, such as vegetation management, turn
outs at certain points along the roads, and possible amendments to the
County Private Road Standards.

24 Local Transit

Refer to General Plan goals and policies
2.5 Pedestrian

Elfin Forest

Refer to General Plan goals and policies
Harmony Grove

Issue CM-5.1 Because there are no sidewalks, Harmony Grove residents,
equestrians and bicyclists must currently travel directly on the major roads, and
this represents a serious safety hazard that will only become worse as the area is
built out. Off-road trails are needed to provide safe passage for the residents and
their children.

Goal CM-5.1 Safe passage for pedestrians throughout the Harmony Grove
community.

Policy CM-5.1.1 Require construction of pedestrian trails linking each and
every house as a condition of development for subdivisions with 5 or more
homes.

2.6 Bicycle and Trails
Elfin Forest

Issue CM-6.1 Currently the private trails in the Eilfin Forest are maintained by
property owners or by the Elfin Forest Landscape Foundation. Ongoing funding
sources for this organization need to be identified.

Goal CM-6.1 Long-term adequate maintenance of Elfin Forest trails.

Policy CM-6.1.1 Explore long term funding opportunities where trail users
and public agencies can contribute to provide long term maintenance.

Implementation Program CM-6.1.1-1 Funding will be solicited through
grants and requests from the County and other agencies to establish a
permanent funding source.

Implementation Program CM-6.1.1-2 The Town Council Board will
organize regular “Community Clean-up events” to defray the costs of
ongoing maintenance.

Implementation Program CM-6.1.1-3 One of the local organizations
will be tasked with managing the Trail Maintenance Endowment in such
a way that only the interest from the endowment is used for ongoing
management activities.

S$an Dieguito Community Plan
{Eifin Forest - Harmony Grove) 39



ATTACHMENT B

implementation Program CM-6.1.1-4 Encourage dedication of trails to
the County (see below).

Implementation Program CM-6.1.1-5 Consider additional funding or
assessments strategies.

Harmony Grove

2.7

Issue CM-6.2 A particular problem exists along the southeastern terminus of
Country Club Drive, where bicyclists, hikers, and equestrians would be traveling
towards the Del Dios Highlands County Preserve or the Lake Hodges Recreational
Area. There is an Arizona bridge with no bicycle lane or safety rails that can be
hazardous to cross, particularly in wet weather at the intersection of County Club
Drive and Harmony Grove Drive.

Goal CM-6.2 A multi-use trail system linking the Harmony Grove community
to major recreational areas such as Lake Hodges, Elfin Forest Preserve, and
Jack's Pond.

Policy CM-6.2.1 Seek funds to better provide crossing for pedestrians on
trails.

Refer to General Plan Goals and Policies for more policies on Trails and
Pedestrian Connectivity

Aviation

Refer to General Plan goals and policies

2.8

Trip Reductions

Elfin Forest
Refer to General Plan goals and policies.

Harmony Grove

2.9

Issue CM-8.1 A major high tech business park, the Escondido Research and
Technology Center, is located immediately to the northeast of Harmony Grove.
Excess commuter traffic can create hazards along the rural county roads of this
community.

Goal CM-8.1 Safe roadways for vehicle, pedestrian, equestrian, and bicycle
passage.

Policy CM-8.1.1 Encourage road designs that support low speeds
appropriate for a rural neighborhood, and the use of curves and stop signs
as appropriate for traffic control.

Policy CM-8.1.2 Encourage the use of electric commuter shuttle system
between the business park and the Harmony Grove Village center.

Parking

Refer to General Plan goals and policies
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2.10 Infrastructure and Utilities
a. Water:
Issue CM-10.1 San Diego County has limited water resources.

Goal CM-10.1 Elfin Forest and Harmony Grove will wisely use its valuable
water resources, as well as educational resources.

Policy CM-10.1.1 Encourage native, drought-tolerant, and fire-wise
landscaping for existing development through the continued maintenance
and development of the Fire Wise Garden.

b. Sewer/septic

Issue CM-10.2 Septic systems are the sole and preferred sewage management
for Elfin Forest, because they ensure that Elfin Forest - Harmony Grove will remain
a rural community.

Goal CM-10.2 A sewage disposal system that retains the rural character of
Elfin Forest - Harmony Grove

Policy CM-10.2.1 Require all proposed new development to use septic
systems with one septic system per dwelling unit.

o Storm drainage

Issue CM-10.3 The Escondido Creek passes through Elffin Forest on many
residential lots and the public should be aware of the problems of stormrunoff.

Goal CM-10.3 A population that is aware of potential hazards from runoff

Policy CM-10.3.1 Encourage programs and other means for the community
to be fully-informed as to the risks of storm drainage and runoff to the creek,
the San Elijo Lagoon and Pacific Ocean.

d. Energy
Refer Conservation and Open Space Goals and policies
e Landfill

Refer to General Plan goals and policies
f. Telecommunications

Issue CM-10.4 While improved telecommunication technology is necessary and
desirable there are sometimes negative impacts on communities.

Goal CM-10.4 Telecommunications equipment properly located that minimally
impacts the Elfin Forest and Harmony Grove communities.

Policy CM-10.4.1  Require mitigation of noise to adjacent residential
properties.

Policy CM-10.4.2 Require, to the maximum extent feasible,
telecommunication infrastructure at Elfin Forest's Community Facilities sites
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— the Elfin Forest/Harmony Grove Fire Station and the Elfin Forest
Recreational Reserve.

Policy CM-10.4.3 Utilize masking systems to cause new towers to
resemble natural vegetation.
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3. Conservation and Open Space (COS)

3.1 Resource Conservation and Management
Agricultural soils and production

Refer to General Plan goals and policies

Issue COS-1.1 Significant agricultural resources including egg ranches, horse
ranches, avocado, citrus, and deciduous fruit growing operations exist and uphold
the rural community character.

Goal COS-1.1 Agricultural resources that enhance the environment and
contribute to the rural community vision.

Policy COS-1.1.1 Encourage the establishment of “green” small family
owned farms and vineyards.

Policy COS-1.1.2 Encourage the use of recycled water for organic farms.

Policy COS-1.1.3 Provide for farmer's markets to allow for the sale of local
produce in the future Village.

Goal COS-1.2 Native soil and topography moderately interspersed with low
impact residential and agricultural uses.

Policy COS-1.2.1  Require development to minimize impact on soil
resources. Topography is to be maintained, wherever possible.

Plant and animal habitats and wildlife corridors

=

Issue COS-1.2 Elfin Forest contains large amounts of sensitive lands including
wildlife corridors, the Escondido Creek floodplain, riparian vegetation, wetlands,
woodland resources, and steep slopes.

Goal C0S-1.2 The preservation of Elfin Forest's sensitive plant and animal
habitats and wildlife corridors.

Policy COS-1.2.1 Require mitigation land for development projects within
the community to be purchased within Elfin Forest to preserve our sensitive
plant and animal habitats, to the extent possible.

Policy COS$-1.2.2 Make it a priority for Elfin Forest areas to be purchased
for mitigation property, including mitigation for development impact
elsewhere in San Diego County.

Policy CO$-1.2.3 Increase total preserved open space acreage through
actively pursuing grants, donations, private endowments, non-profit
acquisition, and public trusts.

Policy COS-1.2.4 Restrict agricultural uses to exclude growing of the most
invasive types of vegetation that can spread to the native habitat.

Goal COS 1.3 The preservation of natural creeks and riparian areas.
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Policy COS-1.3.1 Promote the preservation of Escondido Creek in its
natural state and ensure that any new development, such as homes, animal
enclosures, driving ranges, etc, are adequately separated and buffered from
the creek to prevent erosion, runoff, or pollution of the creek.

Policy COS-1.3.2 Integrate development plans with the native habitat in
such a way as to permanently preserve vast amounts of open space and
continuous wildlife corridors.

Policy C0S8-1.3.3 Protect the water quality of the Escondido Creek by
educating residents and enforcing regulations about dumping near or into
the Creek, as well as by enacting a gate system preventing trespassers in
the areas most affected by dumping creekside (Suerte del Este and Canyon
de Oro).

Policy COS-1.3.4 Support educational programs and opportunities for
owners of large animal keeping facilities on proper manure storage/disposal
to prevent creek contamination.

Goal COS-1.4 Work with the Water Districts to visually mitigate for all water
construction projects.

Policy COS-1.4.1 Prohibit water storage tanks on ridgelines and in public
view.

Scenic resources and highways

Issue COS-1.5 Elfin Forest Road / Harmony Grove Road is on the County Scenic
Highway System. Harmony Grove Road has many curves with rocks cut on one
side and Escondido Creek with mature vegetation and native wildflowers and
rugged mountains lining the other side. It is inciuded in the Conservation and Open
Space Element, Table COS-1 County Scenic Corridors

Surface, groundwater and watersheds

e.

Issue COS-1.6 The Escondido Creek along with smaller and seasonal creeks in
Elfin Forest are at risk for surface pollution from residential chemicals, animal
keeping activities, and broken septic systems.

Goal COS-1.6 The Escondido Creek, smaller and seasonal creeks that are
free of pollution.

Policy COS-1.6.1 Establish education programs to protect surface and
groundwater in the community from runoff of poliutants.

Implementation Program COS8-1.6.1 Educating residents on proper
use of chemicals, encouraging organic gardening, and Best
Management Practices for Large animal keeping; including French
drains for washing areas, containment of manure, and composting
manure.

Mineral resources

Refer to General Plan goals and policies

San Dieguito Community Plan
(Elfin Forest - Harmony Grove) 44



ATTACHMENT B

f. Air guality
Refer to General Plan goals and policies
g. Water and energy

Refer to General Plan goals and policies

Issue COS-1.7 Exploring alternative energy sources and assuring that all new
developments have sufficient energy sources is a high priority in Elfin Forest.

Goal CM-1.7 A rural residential community which will work to conserve energy
so that there is enough power to meet the needs of its residents and agricultural
businesses.

Policy CM-10.7.1 Encourage new and existing residents to explore
alternative sources of energy.

3.2 Parks and Recreation

The community of Elfin Forest has indicated through two community surveys that
ballparks, playgrounds, and other active use parks are not desired because they would
not be in keeping with the community’s rural character.

Issue COS-2.1 Parks should be passive use facilities to avoid adverse impacts on
this historic rural community. (Harmony Grove)

Goal C0S-2.1 A small neighborhood park, preferably on a floodplain near a
creek, that is accessible by trail system. (Harmony Grove)

Policy COS-2.1.1 Make it a priority to acquire open space for small parks
along trail routes, which have mature native landscaping, picnic tables, and
minimal playground equipment. Restrict active recreational facilities, and
minimize lights and paved areas. (Harmony Grove)

3.3 Community Open Space Plan
Elfin Forest

Refer to General Plan goals and policies
Harmony Grove

Issue COS-3.1 Development of the Harmony Grove area could significantly
impact the establishment of a sensitive lands open-space system, because the site
contains the Escondido Creek floodplain and riparian vegetation, wetlands,
woodland resources, and steep slopes.

Goal C0S-3.1 Open space preserves of coast live oak riparian forests, oak
woodland chaparral, native grasslands, and coastal sage scrub.

Policy COS-3.1.1 Preservation of open space banks of native habitat is a
key element of this plan. Developers are required to mitigate for damages
by purchasing open space in the area in conjunction with local preservation
groups.
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Goal C0S-3.2 A community where all living things including humans,
invertebrates, fishes, amphibians, reptiles, birds, mammals, and native
vegetation live together in harmony.

Policy COS-3.2.1 Require developments to preserve, to the extent
feasible, large banks of open space, including ridgelines, in their natural
habitat.

Policy C0S-3.2.2 The riparian continuous corridor is preserved and
protected. Any possible runoff into the stream is to be abated.

Policy COS-3.2.3 Require developers to mitigate loss of habitat and impact
to a critical population of sensitive species by purchasing mitigation land to
be enjoyed as open space for all in conjunction with local public land trusts.

Policy COS-3.2.4 Require sensitive habitat be preserved through
designation as open space and through dedication of open space
easements prior to development.
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4. Safety (S)

Hazards/Risk Avoidance and Mitigation
Seismic and geologic risks

Refer to General Plan goals and policies

b.

[©

Flooding

Issue $-1.1 During many rainstorms, the Escondido Creek floods and causes
Elfin Forest/Harmony Grove Road and Suerte Del Este to be closed.

Goal §-1.1 Safe ingress/egress to the community during heavy rains

Policy $-1.1.1 Require new construction to have County approved bridges
appropriate for use and weight as access/egress.

Wildland fire

Issue §-1.2 Elfin Forest and Harmony Grove are located in a high wildland fire
threat area, and the EFHG Fire Department is the core of the community.

Goal 3-1.2 To have the EFHG Fire Dept. provide timely response to fire and
medical emergencies, while maintaining an advanced level of training.

Policy $-1.2.1 Encourage the EFHG Fire Dept to provide 24/7 staffing
either at the fire station or on-call from home.

Policy S§-1.2.2 Support the EFHG Fire Dept through fund-raising activities,
and help to insure adequate funding by the County.

Policy $-1.2.3 Assure that the special taxes that are paid by Elfin Forest
and Harmony Grove residents for their Volunteer Fire Department are not
diverted to other parts of the County, and if the Volunteer Fire Department
is ever disbanded, assure that the Special Tax is also eliminated.

Goal $-1.3 Educate the community about how to be fire safe. (Elfin Forest)

Policy §-1.3.1 Ensure that the community knows and practices all aspects
of being fire-safe, including fire-safe landscaping and maintaining
residential areas in a fire-safe manner.

Policy $-1.3.2 Encourage twice yearly fire safe inspections by Cal Fire.

Goal S-1.4 Prevent risk of wildfires from trespassers building bonfires and
driving off-road vehicles in the native chaparral. (Elfin Forest)

Policy $-1.4.1 Support community organizations installing gates to block
access to high fire risk areas where trespassers build bonfires at night and
effectively enforce no trespassing ordinances.

Goal S-1.5 Timely response to fire and medical emergencies. (Harmony
Grove)
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Policy $-1.5.1 Make it a priority to improve response times for Harmony
Grove with the development of a fire station.

Policy $-1.5.2 Investigate methods to support the volunteer fire department
by special taxes and fund raising activities; and develop additional
fire/police stations in community.

Goal S-1.6 Paramedic service that is available to all residents of Harmony
Grove. {(Harmony Grove)

Policy S 1.6.1 Support the annexation of Harmony Grove into CSA 17 to
provide paramedic service.

Emergency Preparedness and Response

Refer to General Plan goals and policies

Other Topics — Law Enforcement

Issue S-3.1 Elfin Forest and Harmony Grove are relatively crime-free
communities.

Goal $-3.1 A safe environment through community design and citizen
participation.

Policy $-3.1.1 Encourage formation of neighborhood watch groups.

Policy §-3.1.2 Establish close, regular contact between citizen's groups
and the San Diego County Sheriff and the California Highway Patrol.
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5. Noise (N)
5.1 Noise Sources

Issue N-1.1 Noise from Elfin Forest Road is excessive to many residents whose
homes are located on or near the roadway.

Goal N-1.1 Limited traffic volumes and noise impacts on Elfin Forest Road.

Policy N-1.1.1 Encourage exploration of alternative design engineering
techniques to reduce traffic volumes and noise impact along Elfin Forest
Road.

Policy N-1.1.2 Encourage enforcement of weight limit for trucks on Elfin
Forest Road.

Issue N-1.2 Local agricultural businesses may produce limited mechanical or
other noises.

Goal N-1.2 Elfin Forest should be quiet and free of excessive or objectionable
noise.

Policy N-1.2.1 Establish noise standards especially for a rural residential
area which acknowledges existing agricultural uses.

5.2 Noise Standards and Mitigation
Refer to General Plan goals and policies

5.3 Other Topics/lssues
None
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6. Harmony Grove Village Specific Plan Areas
(SPAs)’

Harmony Grove Village is made up of two specific plan areas. Harmony Grove Village
(HGV) and Harmony Grove Village South (HGVS). The Harmony Grove VillageHGV
Specific Plan Area is comprised of approximately 468 acres located both north and south
of the intersection of Harmony Grove Road and Country Club Drive in the community east
of the City of Escondido known as Harmony Grove. It is, primarily a residential village
that provides a range of for-sale housing to accommodate broad market needs. It
contains a maximum of 742 detached residential units, resulting in an average gross
density of 1.6 dwelling units per acre. Residential lots range in size from under 5,000
square feet to over two acres.

Harmony - Grove—VillageHGV includes a pedestrian-oriented mixed-use core that
combines commercial, residential, live/work, recreational, and public uses. Community
amenities include parks, open space, a multi-use trail system, and equestrian facilities.
Development within Harmony Grove Village will be governed by the adopted Harmony
Grove Village Specific Plan.

The HGVS Specific Plan Area is comprised of approximately 111 acres located southeast
of the intersection of Harmony Grove Road and Country Club Drive. It offers a wide range

of detached and attached housing types as well as limited commercial/civic uses that
complement and support the uses within_the contiguous HGV. The development is
designed to encourage residents to walk to amenities and services provided within the
HGV mixed-use core , the commercial/civic uses offered within HGVS, and the adjacent
Equestrian Ranch. Lower-intensity residential uses are located around the perimeter of
the site, providing transitions into the existing surrounding Semi-Rural uses. Harmony
Grove Village South contains a _maximum_ of 453 dwelling units. It is proposing
development at a density of approximately 8.4 dwelling units within its core, which is very
similar to the Village Center (Planning Area 1) of Harmony Grove Village, which is
approximately 8.7 dwelling units per acre.

HGVS will complete HGV and contribute to the vision for the community by allowing for a
variety of residential types not currently offered within HGV. It will focus higher density
residential and supporting village land uses within the heart of the Harmony Grove valley.
The complete Harmony Grove Village area will implement the community development
model by concentrating more intense uses within the core of the valley and gradually
fanning out into lower density semi-rural and rural land uses. Both HGV and HGVS offer
building massing and design that is compatible with the character of the Harmony Grove

* Large portions of the content of this section are paraphrased or copied from the Harmony Grove Village
Draft specific plan/General Plan Amendment GPA 04-40/SP 04-03 October 2006 and the Harmony Grove
Village South Draft Specific Plan/General Plan Amendment (PDS2015-GPA-15-002/PD52015-5P-15-
002). For further information or details not highlighted in this text, please refer to the approved SPA
documents.
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community. HGVS is also sensitively sited to preserve significant open space, create
wildlife corridors, and reflect a rural residential design.

Community amenities within HGVS include 35 acres of biological open space, public and
private parks, community gardens, equestrian hitching posts, and a community/clubhouse
building with recreational and commercial uses, to honor and celebrate the heritage of
the site.

Development within Harmony Grove Village will be governed by the adopted Harmony
Grove Village and Harmony Grove Village South Specific Plans.

6.1 Existing uses and site characteristics

The site-Village is a 468579-acre irregularly shaped area with a relatively flat valley floor
and more rugged terrain to the east, and-west,_and scuth. Elevation change is from 570
feet above mean sea level (MSL) to 800-938 feet above MSL. More than half the-of the
Harmony Grove Village Specific Plan Areasite is at less than a 15% percent-slope;
however-2 percent of the site is at more than a 50% slope. Approximately 60 percent of
the Harmony Grove Village South Specific Plan Area has an existing slope of less than
25%; 4 percent of the site has a slope of more than 50%. The site-Village lies outside of
the current MSCP but within the boundary of the draft North County MSCP (see
Appendix). Portions of the area have high sensitivity and/or wetland classification. The
Escondido Creek traverses the site from east to west in-the-southern-portionjust south of
Harmony Grove Road. Original uses were dairies, egg ranches, avocado/citrus groves,
guarries, a fertilizer processing operation, vacant land, and scattered residences.

Issue SPA-1.1 This-SPAThe Harmony Grove Village and Harmony Grove Village
South Specific Plans establishes uses and guidelines for a master planned
community, hereafter called Harmony Grove Village (HG Village), within the 100
year old historic agricultural/residential area called Harmony Grove. HG Village is
designed to create community and preserve the rural lifestyle of the existing
residents. It is part of an overall vision that requires a specific pattern of
development of generally decreasing density and increasing rural character with
increasing distance from the Village center.

Goal SPA-1.1 The planning for HG Village should be integrated with and
directly assist in implementing the Community Development Model (see
Guiding Principle 2 of the General Plan).

Policy SPA-1.1.1 Planning for HG Village should complement the goals
and polices set forth in the Harmony Grove chapter and the entirety of the
San Dieguito Community Plan.

6.2 Issues affecting development

Issue SPA-2.1 The site has been heavily disturbed by the-existingprior agricultural
operations. Natural drainage courses within the site have been modified and
surface flow has been redirected. Ponds containing dairy operation waste run-off
water are heavily contaminated.
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Goal SPA-2.1 Restored riparian and woodland areas.
Policy SPA-2.1.1 Require the new development to:

» Restore the degraded creeks, naturalize the creek banks, and
restore the natural drainage patterns, where possible;

» Avoid contamination of Escondido Creek;

+ Protect the oak woodlands on site;

¢ Provide biological buffers, where appropriate; and
» Remove and replace heavily contaminated soils.

Issue SPA-2.2 The surrounding historic community is rural equestrian and
agricultural, and the HG Village will have more urban densities. The rural lifestyle
must not be lost to urban sprawl.

Goal SPA-2.2 Preservation of the unique features of a rural lifestyle, while
integrating the urban lifestyle of the HG Village.

Policy SPA-2.2.1 Require new HG Village residents to show support for
local and state right-to-farm regulations.

Policy SPA-2.2.2 Allow limited keeping of livestock on lots 1/3 acre and
greater within the Specific Plan Areas.

Policy SPA-2.2.3 Allow for a system of recreational multi-use trails that will
connect the more urban center with the larger rural homes at the periphery
of the SPAs and beyond into the existing residential community.

Policy SPA-2.2.4 Use design features and architectural styles compatible
with a rural equestrian theme.,

Policy SPA-2.2.5 Strictly adhere to the restrictions imposed by the Village
Boundary (shown in section 1.0 of this plan).

Policy SPA-2.2.6 The sewage treatment method selected must-be-sized
for Harmony Grove Village and Harmony Grove Village South Specific Plan

Areas must be adequately sized.forthis-project-without-the-possibilityfor
e

Policy SPA-2.2.7 The-dDevelopment within this the SPAs must incorporate
the name “Harmony Grove” and must not be subdivided intc communities
with other names, so as to foster a feeling of “one town.”

Issue SPA-2.3 The dark skies must be preserved.

Goal SPA-2.3 Preservation of the dark nighttime skies.

Policy SPA-2.3.1 Any development must conform to preserving dark
nighttime skies.

Implementation Program SPA-2.3.1 Residential lighting should
preserve dark nighttime skies; street lighting should be directed

S$an Dieguito Community Plan
{(Elfin Forest - Harmony Grove) 52



ATTACHMENT B

downward to reduce scattered light; and restrict signage to minimum
required for operation and safety.

6.3 Vision for site conservation and/or development

Issue SPA-3.1 The HGV site contains several tributaries of the Escondido Creek
and mature oak woodlands that that should be enjoyed by the community.

Goal SPA-3.1 Restoration and preservation of riparian and woodland areas,
and provide protected public access to these.

Policy SPA-3.1.1 Aliow for public trails along riparian and wetland areas.
Issue SPA-3.2 The HGVS site contains sensitive biclogical resources.

Goal SPA-3.2 Preserve large blocks__of contiquous open space within
HGVS.

Policy SPA-3.2.1 Concentrate development on the least sensitive
areas of the site to the extent feasible.

Issue SPA-3.3 Portions of the HGVS site contain steep slopes.

Goal SPA-3.3 A community that is designed to be respectful to the existing
landform and preserves the prominent and highly valued ridgelines that
define the Harmony Grove valley.

Policy SPA-3.3.1 Concentrate HGVS development on the flatter
areas of the site and avoid encroaching into significant steep slopes,
or those slopes that are both highly visible and visually interesting

and unique.

Issue SPA-3.2-4 The HGV site contains an historic building, the Johnston-Ward
Farmhouse.

Goal SPA-3.2-4 Preservation of the Johnston-Ward Farmhouse for use as a
public museum and Heritage Gallery.

Policy SPA-3.24.1 To the extent possible, incorporate a dedication of this
historic building into mitigation plans.

6.4 Concepts for land uses

This section identifies concepts for land uses to be accommodated; their physical form
and character; access and mobility; infrastructure and services, resource conservation;
and other relevant elements.

Issue SPA-4.1 The HGV Village center must include a commercial area that is
attractive and safe and provide amenities that serve the local population without
specifically attracting tourists.

Goal SPA-4.1 A true community center for a rural area complete with: a range
of housing, a local-serving commercial area and walkable core, restored
farmhouse museum, and public equestrian facilities.
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Policy SPA-4.1.1 Give preference to local-serving businesses, such as
country store, butcher, baker, and farmer’'s market.

Policy SPA-4.1.2 Provide for shopkeeper units to encourage that the
commercial area has a human presence at all hours.

Policy SPA-4.1.3 Provide a public equestrian arena that would be
managed in cooperation with the County.

Policy SPA-4.1.4 Provide a protected corral/staging area near the trails
and the country store so that equestrians can dismount and tie their horses.

Issue SPA-4.2 Harmony Grove Village includes uses south of Escondido Creek

such as the Equestrian Ranch and the Harmony Grove Village South Specific Plan

Goal SPA-4.2 Strong connections between the Village Center and destinations

south of Escondido Creek.

Policy SPA-4.2.1 Enhance multi-modal access across Escondido Creek.

Policy SPA-4.2.2 Establish an equestrian-friendly commercial/civic center
within HGVS that ties to the HGV Village Center and the Equestrian Ranch
via multi-use trails and pathways.

Policy SPA-4.2.3 Encourage pedestrian activity between HGV, the
Equestrian Ranch, and HGVS by incorporating trails/pathways, shade
trees, wayfinding/signage features, and street furniture along Country Club
Drive.

Transitions and linkages with adjoining existing and planned
development

Issue SPA-5.1 The Village must create a sense of community for the existing as
well as new residents.

Goal SPA-5.1 Provision of open access to public Village features.

Policy SPA-5.1.1 Create public trails/walkways to the Commercial areas,
main parklands, trails along the waterways, regional trails, and public
equestrian facilities.

Policy SPA-5.1.2 Provide controlled crossing lights with buttons at
equestrian as well as pedestrian heights where multi-use trails cross busy
streets.

Issue SPA-5.2 Sometimes homeowners associations or neighborhood groups
decide to eliminate portions of private trails.

Goal SPA-5.2 Provision of permanent public multi-use trails that connect
various local communities and places of interest.
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Policy SPA-5.2.1 Provide a connection to the dedicated County trails, and
ensure that all Village public trails are dedicated to the County to preserve
these for the entire community.

6.6 Phasing of development

Issue SPA- 6.1 The construction traffic and heavy trucks can be very disruptive
to a rural community with no sidewalks where pedestrians and equestrians must
walk in the streets.

Goal SPA-6.1 Local roadways will remain safe for pedestrian and equestrian
use throughout the development build out.

Policy SPA-6.1.1 The new commuter roadway, now called Lariat Drive,
should be built early in the HGV development phase so that construction
traffic can be routed away from the local rural roads.

Policy SPA-6.1.2 Adequate advance notice will be given before extra wide
or large materials will be transported on local roads.

Issue SPA-6.2 The rugged terrain can absorb or redirect the sound of the warning
sirens used during construction blasting. The sudden blast noise and concussion
can frighten horses causing riders to fall and make riding horseback especially
hazardous for area residents.

Goal SPA-6.2 All residents will receive notice prior to blasting and equestrians
will receive sufficient notice immediately prior to blasting to allow riders to
dismount and secure their horses.

Policy SPA-6.2.1 The warning sirens should be tested to ensure that area
residents can properly hear these sirens or other means of notification, ie,
cell phone calls, should be set up to ensure that everyone receives
adequate notice before each blasting event occurs.

San Dieguito Community Plan
(Eifin Forest - Harmony Grove) 55



ATTACHMENT B

Appendix: Biological Diversity

The maps in this section detail the rich variety of rare habitats which call Elfin Forest and
Harmony Grove home and therefore the need to preserve and conserve as much open
space as possible.

—£ 38 / North County
Multiple Species Conservation Program
Preserve Planning Map
-1
D North County MSCP Boundary

[—_—l Pre-Approved Miigation Area {PAMA)
|:| Outside Pre-Approved Mitigation Area (PAMA)
Working Draft Categories In PAMA
Version 8.0

Preserve Areas

This above map from the Draft North
County MSCP shows that most of Elfin
Forest and Harmony Grove are located in
the Pre-Approved Mitigation Area
(PAMA). Furthermore, it shows that there
are already large swaths of land
preserved, either through the Olivenhain

i Pre-negotiated {Hardlined) Take Authonzed Areas I
Municipal Water District (in blue above,
including the Elfin Forest Recreational

Reserve), or preserved open space (in

green above). It is our intent to work with the County and other agencies to conserve the
remainder of the PAMA in its natural state; thereby safeguarding the largest wildlife
corridor east of Interstate15 to protect the unique ecosystem in our valley.

The following maps provide further testimony to the richness and biodiversity of the Elfin
Forest area. The first provides an overview of the vegetation communities, which is
primarily Coastal Sage Scrub, a habitat severely threatened by development.

North County
Muitiple Species Conservation Program
Vegetation Communities

Vegetation Communities
Within Pre-Approved Mitigation Areas {(PAMA)

Foredunes, Beach, Salipan, Mudflats
- Coastal Sage Scrub

Chaparral

Grassland

Riparian Scrub

Riparian Woodland

- Riparian Forest

I Other Woodlands

B wate

[F00 urban, Diswrbed Habitat, Agriculture
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ﬁwv:: | Urban/Developed outside PAMA
- Urban/Developed within PAMA

- Hardline Gains

Riparian/Wetland Habitat and Transition
Zone within PAMA

Pre-negotiated (Hardlined) Take
Authorized Areas

- Natural Upland Habitat within PAMA

- Baseline Preserve

D North County MSCP Boundary

Working Draft Categories PAMA
Version 8.0
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ATTACHMENT B

The map below makes it clear why Elfin Forest has been called “Gnatcatcher central”,
with the largest concentration of gnatcatcher sightings (USFWS Threatened specie) in
the MSCP planning area west of Interstate15. The #1 objective of the MSCP for this
species is “Conserve 75 percent of the high quality coastal sage scrub and major

population within the Eifin Forest Core Area” (page 315 of the North County MSCP Draft
Conservation Analysis).

North County MSCP California gnatcatcher

Conservation Analysis
B vion
- Moderate
|:| Low

®  Species Recorded to Occur

Natura! Habitat s,

Pre-Approved
I:l Mitigation Area (PAMA) -

Not Covered by Plan

Polioptila californica californica
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ATTACHMENT B

Further, under specific strategies, the same document recommends “Focus acquisitions,
to the extent possible, in the Elfin Forest Core Area.” This makes sense given that Elfin
Forest is home to the largest stand of undisturbed coastal sage scrub in the PAMA west
of Interstate15, as shown below.

North County
Muitiple Species Conservation Program
Vegetation Communities

- Coastal Sage Scrub
Chaparmral

[ North County MSCP Boundary
[C__] Pre-Approved Miigation Area (PAMA)

Vegetation Communities
Within Pre-Approved Mitigation Areas (PAMA)
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ATTACHMENT B

North County MSCP Stephens' kangaroo rat
Conservation Analysis Dipodomys stephensi
e ;

= ¥

As can be seen above, Harmony Grove is home to one of the highest concentration of
Stephens' kangaroo rat, a USFWS Endangered species. This area includes parcels
proposed for high density clustered development, which is not part of the Village
Development Pattern adopted by the residents for the valley. Another species of particular
interest in Harmony Grove is the Golden Eagle, a USFWS-protected species. The map
below shows its prevalence on our valley. These two animal species underscore the high
importance of conserving open space in Harmony Grove.

North County MSCP Golden eagle

Conservation Analysis Aquila chrysaetos canadensis

Outside Inside
PAMA, PAMA

:I - Species Predicted to Occur
L - Species Racorded to Occur

l:l El Natural Habitat
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ON MOTION of Supervisor Desmond, seconded by Supervisor Anderson, the above
Resolution was passed and adopted by the Board of Supervisors, County of San Diego,
State of California, on this 1st day of October 2025, by the following vote:

AYES: Aguirre, Anderson, Lawson-Remer, Montgomery Steppe, Desmond

STATE OF CALIFORNIA)
County of San Diego) §

[ hereby certify that the foregoing is a full, true and correct copy of the Original
Resolution entered in the Minutes of the Board of Supervisors.

ANDREW POTTER
Clerk of the Board of Supervisors

By: %/‘/Ap

Jghely Valdivia, Deputy

Resolution No. 25-111
Meeting Date: 10/01/2025 (04)



