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LOCAL AGENCY FORMATION COMMISSION 6
EXECUTIVE OFFICER'S REPORT

FOR MEETING OF: APRIL 8, 2013

Proposal

“Peaceful Valley Ranch Reorganization” (San Diego County Water Authority and
Metropolitan Water District of Southern California)
(RO12-04)

Proponent
Otay Water District, by resolution

Description/Justification

Proposed by resolution of the Otay Water District (WD) is a reorganization of three
unincorporated parcels (totaling approximately 152.71 acres), involving annexation
to the San Diego County Water Authority (CWA) and the Metropolitan Water District
of Southern California (MET). The proposed reorganization area is currently located
within the Otay Water District (WD), which is a member agency of the San Diego
CWA; however, the property is not located within the imported water service area
boundaries of CWA or its wholesale imported water supplier, MET. Therefore, the
proposed reorganization area is required to annex to CWA and MET to be eligible to
received imported water from the Otay WD.

The proposed reorganization area is located within the sphere of influence of CWA
and MET,; therefore, no sphere actions are required as part of the proposed
reorganization. CWA and MET have adopted conditional approvals for the
annexation of the proposal territory.

The County of San Diego has approved a major subdivision (Peaceful Valley Ranch)
that includes the proposed reorganization area. The Peaceful Valley Ranch major
subdivision involves approximately 181.31-acres divided into 57 lots consisting of:

e One estate residential lot of 4.0 acres for the existing ranch house (Lot 5);

e 46 residential lots ranging in size from a minimum of two acres up to
approximately 7.7 acres (Lots 1-4, 6-47);

e One 6.7-acre public equestrian facility lot (Lot 48);

e One 3.7-acre lot reserved for a new joint-use fire station and administrative
offices of the San Diego Rural Fire Protection District (RFPD) and U.S. Fish
and Wildlife Service (USFWS) (Lot 49);

e One 3.7-acre open space lot for the protection of biological resources (Lot
50);

e One 28.9-acre private horse stable and polo training facilities/polo field lot



(Lot 51); and,
e Six private roadway lots (Lots 52-57)

While all of the 181.31-acre Peaceful Valley Ranch subdivision area is located within
the service area of the Otay WD, only a 28.6-acre portion is located within the
boundaries of CWA/MET. The proposed reorganization area represents the
remainder of the subdivision that requires annexation to CWA/MET to facilitate the
provision of imported water service from the Otay WD. The proposal territory is
surrounded by residential uses to the north and east, and agricultural uses to the
south and west.

The County of San Diego has approved development plans (TM5341-RPL5) for the
subject territory that permit the construction of 46 single-family residential units with
a 2-acre minimum lot size. The County adopted an Environmental Impact Report
(Log No. 04-19-007) that identifies potentially significant impacts resulting from the
project and establishes mitigation measures.

The EIR states that the project would result in significant impacts on cumulative
traffic and circulation, biological resources, noise, cultural resources, groundwater
resources, and hazards/hazardous materials that would be mitigated to less-than-
significant levels with implementation of the mitigation measures identified in the
EIR. The project would also result in significant direct impacts on traffic and
circulation that would remain significant with implementation of the mitigation
measures identified in the EIR.

The Otay WD has indicated that it has sufficient capacity to extend water service to
the proposed development from an existing main located adjacent to the site within
Campo Road (SR-94). A new 16-inch water main is proposed to be constructed
through the subdivision that will provide service to the residential development. The
proposed residential development intends to utilize underground septic disposal
systems for the single-family residences.

The proposal area is located within the Rural Fire Protection District (FPD) for the
provision of structural fire protection services; no change to this arrangement is
proposed as part of the subject reorganization. The Board of Supervisors has
adopted a Master Enterprise District Resolution stating that no property tax transfer
would be required as a result of this jurisdictional change.

General Plan/Zoning

County of San Diego General Plan: Jamul-Dulzura Community Plan: (17) Estate
Residential (1 du per 2, 4 ac)

County of San Diego zoning: General Agriculture (A72; 0.50 du/ac; 2-acre minimum
lot size)



Location

North of Otay Lakes Road; east of Campo Road (SR-94); south of Lyons Valley
Road; and west of Cupeno Court (Thomas Bros., pg. 1292 J/3).

Executive Officer Recommendation

)

(2)

(3)

Certify, pursuant to Section 15091 of the State CEQA Guidelines, that the
Commission has reviewed and considered the attached EIR. The mitigation
measures approved by the County of San Diego for the impacts identified in the
attached EIR have been adopted by the County of San Diego, and that the
mitigation is under the jurisdiction of the County and not LAFCO because the
affected resources and the extension of public services will continue to be the
responsibility of the County and special districts since the subject territory will
remain unincorporated; and

Adopt, pursuant to Section 15096(h) of the State CEQA Guidelines, the
Findings of Fact and Statement of Overriding Considerations previously
adopted by the County of San Diego as lead agency, as shown in Exhibit A; and

Adopt the form of resolution approving this reorganization for the reasons set
forth in the Executive Officer's Report, waiving the Conducting Authority
proceedings according to Government Code Section 56663(c), and ordering
the reorganization subject to the following conditions:

Otay Water District:

(@) Payment by property owner of district fees, and State Board of
Equalization charges.

Metropolitan Water District of Southern California:

(@)  Thatthe terms and conditions as ordered by Board of Directors of the
Metropolitan Water District of Southern California shown on
Attachment D be conditioned for the concurrent annexation to said
Metropolitan Water District of Southern California and the San Diego
County Water Authority, of the Peaceful Valley Ranch, as described in
Otay Water District Resolution No. 3992, excluding the 8.3 acre
parcel, which is a portion of Parcel 4 of Parcel Map No. 16190.

San Diego County Water Authority:

@) Pursuant to Section 5.2 of the County Water Authority Act, the San
Diego County Water Authority shall impose standby charges to the
properties to be annexed and the property owners shall sign a
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(b)

()

consent agreement regarding the payment of standby charges.

That the property owner acknowledges and agrees to participate in
any required Proposition 218 action, and will not oppose the
imposition of any special taxes, fees, charges, and assessments
currently applicable to the San Diego County Water Authority and any
applicable service area.

That the Board of Directors of Metropolitan, subject to the following
terms and conditions, does hereby grant the application of the
governing body of SDCWA for consent to annex Peaceful Valley
Ranch Annexation to Metropolitan and does hereby fix the terms and
conditions of such annexation:

Section 1. The annexation of said area to SDCWA shall be
made concurrently with the annexation thereof to Metropolitan, and all
necessary certificates, statements, maps, and other documents
required to be filed by or on behalf of SDCWA to effectuate the
annexation shall be filed on or before December 31, 2012

Section 2. Prior to filing a request for a Certificate of
Completion of the annexation proceedings with LAFCO, SDCWA shall
submit a certified copy of LAFCO’s resolution approving the
annexation to the member agency, and shall pay to Metropolitan in
cash approximately $620,238.80, if the annexation is completed by
December 31, 2011. The annexation fee of $5,000 for processing this
annexation was received prior to approval. The annexation charge is
calculated by the per-acre method based on the net acreage. If the
annexation is completed during the 2012 calendar year, the
annexation charge will be calculated based on the then current rate,
in accordance with Metropolitan’s Administrative Code Section 3300.

Section 3. a. Metropolitan shall be under no obligation to
provide, construct, operate, or maintain feeder pipelines, structures,
connections, and other facilities required for the delivery of water to
said area from works owned or operated by Metropolitan.

b. SDCWA shall not be entitled to demand that
Metropolitan deliver water to SDCWA for use, directly or
indirectly, within said area, except for domestic or municipal
use therein.

c. The delivery of all water by Metropolitan, regardless
of the nature and time of use of such water shall be subject to
4



the water service regulations, including rates promulgated from
time to time by Metropolitan.

d. Except upon the terms and conditions specifically
approved by the Board of Directors of Metropolitan, water sold
and delivered by Metropolitan shall not be used in any manner
which intentionally or avoidably results in the direct or indirect
benefit of areas outside Metropolitan, including use of such
water outside Metropolitan or use thereof within Metropolitan in
substitution for other water outside Metropolitan.

Section 4. The area within the newly created window area, in
accordance to MWD Administrative Code Section 3201, shall be
monitored by the local water purveyor, currently Otay Municipal Water
District, for illegal connections or other illicit use of water outside of
the service area boundaries.
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PEACEFUL VALLEY RANCH
CEQA FINDINGS REGARDING SIGNIFICANT EFFECTS

January 2008

A. Pursuant to Section 15091(a)(3) of the State CEQA Guidelines, the County of San Diego
Board of Supervisors finds that for each of the following significant effects and project
alternatives as identified in the FEIR, specific economic, legal, social, technological, or
other considerations make the mitigation measures or project alternatives infeasible:

(1) Direct Traffic and Circulation Impacts

Impacts 2.1.3-1, 2.1.3-2 and 2.1.3-3 (Direct Traffic and Circulation Impacts to
Campo Road (SR-94) Roadway Segments): The mitigation measures specified in
the Final EIR are infeasible because Campo Road (SR-94) currently operates at Level
of Service (LOS) E or F from Jamacha Road to Melody Road. As such, any
additional traffic added to these roadway segments would result in significant adverse
impacts on the capacity of the roadway to accommodate such additional traffic. The
mitigation required to improve the impacted roadway segments to an acceptable LOS
would require Campo Road (SR-94) to be improved to a four-lane highway from
Jamacha Road to Melody Road, a distance of approximately 5.5 miles. The costs
associated with a 5.5-mile highway road widening project within Caltrans’
jurisdiction far exceeds the traffic impacts created by the proposed project,
particularly because SR-94 is currently experiencing failing LOS conditions.
According to the traffic engineering report prepared for the County’s Traffic Impact
Fee (TIF) Program, improvements to a State highway cost approximately $8 million
per lane mile. For these reasons, requirements to improve Campo Road (SR-94) to a
four-lane highway from Jamacha Road to Melody Road as project mitigation are not
economically feasible.

The applicant and the County of San Diego considered alternative options to mitigate
project traffic impacts on Campo Road (SR-94). The applicant considered
intersection improvements to Campo Road (SR-94) and Vista Sage Lane to include a
northbound left-turn lane from Campo Road (SR-94) onto Vista Sage Lane. This
improvement was considered so as to provide cars making left turns onto Vista Sage
Lane a place to stop outside the main travel lane of the highway. This would allow
through traffic to travel without having to stop for vehicles making left turns.
However, Caltrans determined that this improvement was not appropriate as it was
not consistent with more programmatic plans for the widening improvement of
Campo Road (SR-94) currently being considered by Caltrans.

Additionally, the County of San Diego considered having the project provide a fair-
share contribution to roadway improvements currently being considered in the
Caltrans Campo Road (SR-94) Operational Improvement Study (OIS). The Caltrans
OIS is evaluating operational improvements along an 18-mile stretch of Campo Road
(SR-94) from Melody Road south and east to SR-188 near the Tecate border crossing.
Caltrans is currently scheduled to complete the OIS in late 2009 or early 2010. The
proposed project does not have any significant direct or cumulative impact to
segments of Campo Road (SR-94) south or east of Melody Road. Therefore, there
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would be no nexus to condition the project to make any contributions to the OIS
roadway segments as no significant traffic impacts to the OIS segments are created by
the proposed project. As such, contributing to the OIS as a mitigation measure would
not be appropriate.

To partially mitigate for the project’s significant direct impacts to Campo Road (SR-
94) roadway segments, the mitigation measures specified in the FEIR have been
imposed upon the project as conditions of approval, requiring the project applicant to
mitigate for significant direct impacts on the Campo Road (SR-94) roadway segments
of Jamacha Road to Steele Canyon Road, Steele Canyon Road to Lyons Valley Road,
and Lyon Valley Road to Melody Road. Mitigation Measures 2.1.3-1, 2.1.3-2, and
2.1.3-3 require that, prior to the recordation of a Final Map for the subdivision of the
property, the applicant shall make a fair-share contribution toward improvements at
the SR-94 / Jefferson Road intersection, as requested by Caltrans; and, the project
shall widen the existing Campo Road (SR-94) roadway shoulder by constructing an
8-foot wide paved shoulder, in combination with a 15-foot wide (minimum) graded
shoulder, along the project’s frontage onto Campo Road (SR-94). This roadway
shoulder widening would improve sight distance along this segment of the Campo
Road (SR-94) roadway. Potential impacts to Campo Road (SR-94) would remain
significant after mitigation.

Impacts 2.1.3-4, 2.1.3-5, and 2.1.3-6 (Direct Traffic and Circulation Impacts to
Campo Road (SR-94) Roadway Segments Associated with the Deletion of SC-
760): The mitigation measures specified in the Final EIR are infeasible because
Campo Road (SR-94) currently operates at Level of Service (LOS) E or F from
Jamacha Road to Melody Road. As such, any additional traffic added to these
roadway segments would result in significant adverse impacts on the capacity of the
roadway to accommodate such additional traffic. The mitigation required to improve
the impacted roadway segments to an acceptable LOS would require Campo Road
(SR-94) to be improved to a four-lane highway from Jamacha Road to Melody Road,
a distance of approximately 5.5 miles. The costs associated with a 5.5-mile highway
road widening project within Caltrans’ jurisdiction far exceeds the traffic impacts
created by the proposed project, particularly because SR-94 is currently experiencing
failing LOS conditions. According to the traffic engineering report prepared for the
County’s Traffic Impact Fee (TIF) Program, improvements to a State highway cost
approximately $8 million per lane mile. For these reasons, requirements to improve
Campo Road (SR-94) to a four-lane highway from Jamacha Road to Melody Road as
project mitigation are not economically feasible.

The applicant and the County of San Diego considered alternative options to mitigate
project traffic impacts on Campo Road (SR-94). The applicant considered
intersection improvements to Campo Road (SR-94) and Vista Sage Lane to include a
northbound left-turn lane from Campo Road (SR-94) onto Vista Sage Lane. This
improvement was considered so as to provide cars making left turns onto Vista Sage
Lane a place to stop outside the main travel lane of the highway. This would allow
through traffic to travel without having to stop for vehicles making left turns.
However, Caltrans determined that this improvement was not appropriate as it was
not consistent with more programmatic plans for the widening improvement of
Campo Road (SR-94) currently being considered by Caltrans.
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Additionally, the County of San Diego considered having the project provide a fair-
share contribution to roadway improvements currently being considered in the
Caltrans Campo Road (SR-94) Operational Improvement Study (OIS). The Caltrans
OIS is evaluating operational improvements along an 18-mile stretch of Campo Road
(SR-94) from Melody Road south and east to SR-188 near the Tecate border crossing.
Caltrans is currently scheduled to complete the OIS in late 2009 or early 2010. The
proposed project does not have any significant direct or cumulative impact to
segments of Campo Road (SR-94) south or east of Melody Road. Therefore, there
would be no nexus to condition the project to make any contributions to the OIS
roadway segments as no significant traffic impacts to the OIS segments are created by
the proposed project. As such, contributing to the OIS as a mitigation measure would
not be appropriate.

To partially mitigate for the project’s significant direct impacts to Campo Road (SR-
94) roadway segments, the mitigation measures specified in the FEIR have been
imposed upon the project as conditions of approval, requiring the project applicant to
mitigate for significant direct impacts on the Campo Road (SR-94) roadway segments
of Jamacha Road to Steele Canyon Road, Steele Canyon Road to Lyons Valley Road,
and Lyons Valley Road to Melody Road. Mitigation Measures 2.1.3-1, 2.1.3-2, and
2.1.3-3 require that, prior to the recordation of a Final Map for the subdivision of the
property, the applicant shall make a fair-share contribution toward improvements at
the SR-94 / Jefferson Road intersection, as requested by Caltrans; and, the project
shall widen the existing Campo Road (SR-94) roadway shoulder by constructing an
8-foot wide paved shoulder, in combination with a 15-foot wide (minimum) graded
shoulder, along the project’s frontage onto Campo Road (SR-94). This roadway
shoulder widening would improve sight distance along this segment of the Campo
Road (SR-94) roadway. Potential impacts to Campo Road (SR-94) would remain
significant after mitigation. Implementation of Mitigation Measures 2.1.3-1 through
2.1.3-6 are proposed to partially mitigate for the project’s significant direct impacts to
Campo Road (SR-94) roadway segments as a result of the deletion of a portion of SC-
760. These mitigation measures are the same as Mitigation Measures 2.1.3-1, 2.1.3-
2, and 2.1.3-3 discussed above.

- INFEASIBILITY OF PROJECT ALTERNATIVES AND RATIONALE RELATING
TO THE FINDINGS

The project objectives for the Peaceful Valley Ranch project identified in the FEIR and
considered by the Board of Supervisors are described in Section 1.2 of the FEIR which
states:

“By undertaking the proposed project, the applicant desires to optimize development of the
subject property to the highest and best land use, consistent with local and regional land use
goals and policies and within the limits of all applicable local, state, and federal
government regulations. In addition, the applicant intends to reserve land to allow for
relocation of the RFPD facilities and to develop a project design that supports the County’s
wildfire protection policies. The objectives of the project applicant are to develop a project
that:

e Is consistent with the rural community character of Jamul;
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¢ Is an equestrian-oriented project that incorporates both public and private equestrian
facilities for the Jamul community;

e Can financially support the public amenities included in the project (i.e., fire station
site);

e Maintains the existing drainage through the central portion of the site as open space
except for the required crossing;

e Proactively reduces the potential for the spread of wildfire through preventative
project design tailored to the project, and provides resources to increase public
safety and facilitate the efficient provision of fire protection services for the
community of Jamul and surrounding areas;

e Is consistent with regional and County goals and objectives pertaining to
groundwater;

e Offers to the County a Voluntary Trail Dedication (Irrevocable Offer of Dedication
[IOD]) for trail easements for segments running along the ephemeral on-site
drainage and SR-94, ultimately to become public trails; and,

o Develops a quality single-family residential community that meets the demands of
the current housing market.

The following is the rationale for finding that the project alternatives in the FEIR are
infeasible in accordance with CEQA Section 21081(a)(3) and CEQA Guidelines Section
15091(a)(3).

A full discussion of the project alternatives identified in the FEIR is discussed in Section 5 of
the FEIR commencing on page 5-1.

Based on the objectives of the project as described, the Board of Supervisors considered the
following Project Alternatives:

A. No Development Alternative (FEIR Section 5.2.1): The No Development
Alternative assumes that the project site would not be developed with the proposed
project. The 53 residential units allowed under the existing (18) Multiple Rural Use
and (17) Estate Residential General Plan designations would not be constructed. The
project site would remain in its present condition and would continue to support the
existing residential and agricultural uses. In addition, the site proposed for the joint
RFPD and USFWS fire station would not be dedicated. The fire station would
instead be located on a leased parcel and the RFPD would be financially responsible
for construction of Peaceful Valley Ranch Road to Melody Road to provide access to
the site. Within the proposed project, annexation into SDCWA and MWD would not
occur; however, the proposed fire station lot would be within the 28.85-acre portion
of the site that is within the SDCWA , OWD, MWD, and OMD Improvement District
Number 9, and District water service would therefore be available. The RFPD would
be financially responsible for extending the water line to the subject lot for service.

The No Development Alternative would reduce or avoid most of the impacts
associated with the proposed project. Therefore, after the proposed project, the No
Development Alternative is considered to be the Environmentally Superior
Alternative. However, the No Development Alternative could result in greater
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impacts on hydrology and water quality as no Best Management Practices would be
required nor drainage improvements constructed, thereby allowing surface water
runoff to continue to leave the site untreated. Additionally, current groundwater use
under the No Development Alternative would remain un-restricted and would not be
recharged through the use of imported water thus leading to potential greater impacts
to groundwater than that under the Proposed Project.

Although most impacts of this alternative would be less than those of the proposed
project, and this alternative is the Environmentally Superior Alternative, it fails to
meet any of the project objectives outlined in Section 1.0 of the FEIR. The No
Development Alternative does not allow for a development that would provide an
equestrian-oriented project that would offer the private or public equestrian uses
proposed with the project, nor financially support the public amenities proposed with
the project (i.e., fire station site). As the site would remain in its present state and
design aspects such as sheltering-in-place construction and landscaping features
would not occur, this alternative would also not achieve the objective of reducing the
risk of wildfire in the area, nor provide resources to increase public safety and
facilitate the efficient provision of fire protection services for the community of Jamul
and the surrounding area. In addition, the RFPD would be responsible for the cost of
roadway improvements to Peaceful Valley Ranch Road to provide access to the fire
station facilities. This could likely inhibit the ability of RFPD to develop the subject
site, potentially requiring them to select another site elsewhere, thereby further
reducing the potential to provide efficient provision of fire services to the area.

For these reasons, the No Development Alternative is rejected by the Board of
Supervisors.

B. No Project Alternative (FEIR Section 5.3): The No Project Alternative would
develop the project site as allowed under the current land use and zoning designations
without special permitting. The No Project Alternative would result residential
development of the five legal lots established by the underlying parcel map, and
would allow continuation of agricultural uses by lot owners, if they would elect to do
so. The eastern portion of the project site would not be annexed into the MWD or
SDCWA and would remain dependent on groundwater, as annexation to the Districts
would be financially unjustifiable for the small number of residential lots proposed.
Therefore, lots would depend on groundwater resources for both residential and
agricultural uses. This alternative would also leave the SC-760 road alignment in its
currently adopted location. In addition, the site proposed for location of the joint
RFPD USFWS fire station would not be dedicated; the fire station would instead be
located on a leased parcel and the RFPD would be financially responsible for the
construction of Peaceful Valley Ranch Road to Melody Road to provide access to the
site. This could likely inhibit the District’s ability to relocate on the subject property,
thereby affecting the ability of the project to contribute to increased public safety and
fire protection service capabilities for the Jamul community and the surrounding area.
Water service for the fire station would be provided by the Otay Water District, with
the RFPD responsible for extension of the water line to the fire station lot.

This alternative would have fewer impacts on traffic and noise as compared to the
proposed project. Potential impacts to Campo Road would be reduced to less than
significant because the traffic volumes would be fewer than 100 ADT, which is less
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than the County’s significance criteria for roadways operating at LOS F. In addition,
this alternative would have incrementally reduced impact to air quality as compared
to the proposed project, as fewer vehicle trips would be generated by a lesser number
of residential units. However, impacts to groundwater could increase with this
alternative as public water service would not be provided to the five residential units

~and there would be no limitation on the continued use of groundwater for residential
and agricultural activities, thereby potentially conflicting with regional and County
goals pertaining to groundwater use. Additionally, the property would not achieve
the project objective of providing the public or private equestrian uses for the Jamul
community, nor would it meet the objective of providing the public amenities
included with the project, as land would not be conveyed to the RFPD for relocation
of the fire station, nor would trails be offered for dedication to the County. Although,
under this alternative, individual residential unit designs would be required to provide
preventative design measures to reduce the potential for injury and damage resulting
from wildfires, this alternative would nor create a wildfire safe zone and staging area
as would the proposed project, and would require that RFPD pay for improvements to
Peaceful Valley Ranch Road for access to the fire station site that may cause the
RFPD financial hardship and inhibit its ability to locate on the site. If the fire service
facilities were not located on the subject property, this alternative might not achieve
the project objective of fire protection services for the community of Jamul and
surrounding areas.

For these reasons, the No Project Alternative is rejected by the Board of Supervisors.

C. Existing Land Use Regulation Alternative (FEIR Section 5.4): The Existing Land
Use Regulations Alternative proposes a design that has no public or private equestrian
facilities, and subdivides the property for residential development, consistent with the
existing zoning regulations that apply to the property. This alternative would result in
33 residential dwelling units (theoretical yield), as allowed under the existing A-72
(2) and A-72 (8) zoning regulations. On the 28.85-acre portion of the property,
existing zoning would allow 2-acre lots, resulting in approximately 14 residential
dwelling units. On the 152.46-acre portion of the property, the A72 (8) zone would
allow 8-acre lots, resulting in approximately 19 residential dwelling units. This
alternative would not include construction of any equestrian facilities. However,
under this alternative, a parcel would still be reserved for construction of the fire
station. The eastern portion of the property would be annexed into the MWD and
SDCWA for water service, and would therefore not depend on groundwater. This
alternative would leave the SC-760 roadway in its currently adopted alignment.
However, direct impacts to Campo Road (SR-94) would remain significant and not
mitigated.

The Existing Land Use Alternative would reduce traffic and circulation impacts as
compared to the proposed project, as 13 fewer residential units would be constructed.
Impacts on groundwater resources would also be reduced as compared to the
proposed project as neither public not private equestrian facilities would be
constructed, and therefore equestrian field irrigation utilizing groundwater would not
be required. Impacts to land use and air quality would also be reduced with this
alternative as compared to the proposed project. However, this alternative fails to
meet the objective of developing an equestrian-oriented project that incorporates both
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public and private equestrian facilities for the Jamul community, or of providing
increased resources for the community to fight wildfires vis-a-vis the proposed
project’s wildfire safety zone and staging area. In addition, this alternative would not
achieve the project goal of providing a project design that is consistent with the rural
character of Jamul, as the design would result in increased density of residential
dwelling units in the western portion of the property adjacent to SR-94, contrary to
the type of design the Jamul-Dulzura Community Planning Group has indicated they
would desire.

For these reasons, the Existing Land Use Regulations Alternative is rejected by the
Board of Supervisors.

D. Residential Use Alternative (FEIR Section 5.5): The Residential Use Alternative
proposes application of the (17) Estate Residential land use designation over the
entire property. This alternative would allow up to 90 two-acre minimum residential
lots. No additional development, such as the public and private equestrian facilities is
proposed with this alternative; however, reservation of a lot for the relocation of the
RFPD fire station would occur. The eastern portion of the property would be
annexed into the SDCWA and MWD and proposed residential and fire station uses
would therefore not depend upon groundwater use, similar to the proposed project.
This alternative would also delete the SC 760 segment from the County’s Circulation
Element, similar to the proposed project.

The Residential Use Alternative would result in greater traffic impacts and
incrementally greater impacts on air quality as compared to the proposed project, as it
would develop 43 more residential lots than the proposed project. This alternative
fails to achieve several of the project objectives, including the development of an
equestrian-oriented project that incorporates both public and private equestrian
facilities, or achieving consistency with the rural character of Jamul, for the same
reasons as discussed under the Existing Use Regulations Alternative above.

For these reasons, the Residential Use Alternative is rejected by the Board of
Supervisors.

E. No Groundwater Alternative (FEIR Section 5.6): The No Groundwater
Alternative would develop the site as proposed under the proposed project, with the
same number of residential lots, public and private equestrian facilities and lot
reserved for a joint RFPD/USFWS fire station. Similar to the proposed project, the
eastern portion of the property would be annexed into the SDCWA and MWD for
water service. However, this alternative does not propose the use of groundwater for
irrigation of the proposed polo field.

Overall, impacts, other than direct impacts to groundwater-dependent plants
associated with groundwater drawdown, would be the same with this alternative as
compared to the proposed project. Since this project would eliminate the use of
groundwater for irrigation, impacts to groundwater-dependent plants would be
reduced. However, mitigation for the proposed project is provided to limit the use of
groundwater to an annual amount not to exceed the annual amount of calculated
groundwater recharge generated by the proposed project. By utilizing groundwater
for irrigation under the proposed project, the proposed project would be consistent
with established SDCWA Water Use Efficiency Guidelines that apply to the project to
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reduce demand for imported water service. However, with this alternative, the
reliance on imported water would be greater, thereby creating an inconsistency with
the established SDCWA guidelines. Refer to Appendix F-1 of the FEIR for a
discussion proposed project conformance with the SDCWA efficiency guidelines.

For these reasons, the No Groundwater Use alternative is rejected by the Board of
Supervisors.

B. Pursuant to Section 15091(a)(1) of the State CEQA Guidelines, the County of San Diego
Board of Supervisors finds that, for each of the significant effects identified in the FEIR,
changes or alterations (Mitigation Measures) have been required in, or incorporated into,
the project which avoid or substantially lessen each of the significant environmental
effects as identified in the FEIR. The significant effects (Impacts) and Mitigation
Measures are stated fully in the FEIR. The following are brief explanations of the
rationale for this finding for each impact:

(1) Cumulative Traffic and Circulation Impacts

Impacts 2.1.3-7, 2.1.3-8, and 2.1.3-9 (Cumulative Traffic and Circulation
Impacts to Campo Road (SR-94) Roadway Segments): The mitigation measures
specified in the FEIR have been imposed upon the project as conditions of approval,
requiring the project applicant to mitigate for significant cumulative impacts on the
Campo Road (SR-94) roadway segments of Jamacha Road to Steele Canyon Road,
Steele Canyon Road to Lyons Valley Road, and Lyons Valley Road to Melody Road.
Mitigation Measures 2.1.3-7, 2.1.3-8, and 2.1.3-9 require that, prior to the
recordation of a Final Map for the subdivision of the property, the applicant shall
make payment to the County’s Transportation Impact Fee (TIF) program, consistent
with the County Code as amended and adopted by the Board of Supervisors, to
partially fund construction of improvements to Campo Road (SR-94) segments and
intersections. The fee will be based on the TIF program fee schedule in effect at the
time of the recordation of the Final Map.

The County of San Diego has developed an overall programmatic solution that
addresses existing and projected future road deficiencies in the unincorporated
portions of San Diego County. This program includes the adoption of a
Transportation Impact Fee program to fund improvements to roadways necessary to
mitigate potential cumulative impacts caused by traffic from future development.
Based on SANDAG regional growth and land use forecasts, the SANDAG Regional
Transportation Model was utilized to analyze projected build-out (Year 2030)
development conditions on the existing circulation element roadway network
throughout the unincorporated area of the County. Based on the results of the traffic
modeling, funding necessary to construct transportation facilities that will mitigate
cumulative impacts from new development was identified. Existing roadway
deficiencies will be corrected through improvement projects funded by other public
funding sources, such as TransNet, gas tax, and grants. Potential cumulative impacts
to the region’s freeways have been addressed in SANDAG’s Regional Transportation
Plan (RTP). This plan will use funds from TransNet, and state and federal funding to
improve freeways to projected level of service objectives in the RTP.

Implementation of Mitigation Measures 2.1.3-7, 2.1.3-8, and 2.1.3-9 would reduce
potential impacts associated with Impacts 2.1.3-7, 2.1.3-8, and 2.1.3-9, which are the
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project’s contribution to significant cumulative impacts on the Campo Road (SR-94)
roadway segments of Jamacha Road to Steele Canyon Road, Steele Canyon Road to
Lyons Valley Road, and Lyons Valley Road to Melody Road. The applicant would be
required to contribute to the County’s TIF Program for future improvements to
Campo Road (SR-94) segments and intersections to improve traffic flow and allow
for the future widening of the Campo Road (SR-94) roadway. With implementation
of these mitigation measures, the project’s contribution to cumulative impacts on
Campo Road (SR-94) would be less than cumulatively considerable.

Impact 2.1.3-10 (Cumulative Impact to Campo Road (SR-94)/Lyons Valley Road
Intersection): The mitigation measure specified in the FEIR has been imposed upon
the project as a condition of approval, requiring the project applicant to mitigate for
significant cumulative impacts to this intersection. Mitigation Measure 2.1.3-10
requires that, prior to the recordation of a Final Map for the subdivision of the
property, the applicant shall make payment to the County’s Transportation Impact
Fee (TIF) program, consistent with the County Code as amended and adopted by the
Board of Supervisors, to partially fund construction of improvements to Campo Road
(SR-94) segments and intersections. The fee will be based on the TIF program fee
schedule in effect at the time of the recordation of the Final Map.

Implementation of Mitigation Measure 2.1.3-10 would reduce potential impacts
associated with Impact 2.1.3-10, which is the project’s contribution to significant
cumulative impacts to the Campo Road (SR-94)/Lyons Valley Road intersection.
The applicant would be required to contribute to the County’s TIF Program for future
improvements to this intersection to improve traffic flow. With implementation of
this mitigation measure, the project’s contribution to cumulative impacts at this
intersection would be less than cumulatively considerable.

Impacts 2.1.3-11 (Cumulative Impact to Campo Road (SR-94)/Melody
Road/Peaceful Valley Ranch Road Intersection): The mitigation measure specified
in the FEIR has been imposed upon the project as a condition of approval requiring
the project applicant to mitigate for significant cumulative impacts to this
intersection. Mitigation Measure 2.1.3-11 requires that, prior to the recordation of a
Final Map for the subdivision of the property, the applicant shall: (a) make payment
to the County’s Transportation Impact Fee (TIF) program, consistent with the County
Code as amended and adopted by the Board of Supervisors and based on the TIF
program fee schedule in effect at the time of the recordation of the Final Map,
towards the future signalization of the Campo Road (SR-94)/Melody Road/Peaceful
Valley Ranch Road intersection; and, (b) construct roadway improvements to the east
side of Campo Road (SR-94) at the Campo Road (SR-94)/Melody Road/Peaceful
Valley Ranch Road intersection, and provide re-striping, to provide a dedicated
southbound left-turn lane from Campo Road (SR-94) onto Peaceful Valley Ranch
Road, a dedicated northbound left-turn lane from Campo Road (SR-94) onto Melody
Road, a dedicated northbound combination thru/right-turn lane from Campo Road
(SR-94) onto Peaceful Valley Ranch Road, and two westbound approach lanes on
Peaceful Valley Ranch Road to Campo Road (SR-94) to accommodate project traffic
at the intersection, all consistent with the conceptual improvement and striping plan
for the Campo Road (SR-94)/Melody Road/Peaceful Valley Ranch Road intersection
contained in Appendix G of the Traffic Impact Analysis.
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Implementation of Mitigation Measure 2.1.3-11 would reduce potential impacts
associated with Impact 2.1.3-11, which is the project’s contribution to significant
cumulative impacts at the intersection of Campo Road (SR-94)/Melody
Road/Peaceful Valley Ranch Road. The applicant would be required to construct the
specific intersection improvements identified and contribute to the County’s TIF
Program for future signalization improvements to improve traffic flow. With
implementation of this mitigation measure, the project’s contribution to cumulative
impacts at this intersection would be less than cumulatively considerable.

Impact 2.1.3-12 (Cumulative Impact to the Campo Road (SR-94)/Steele Canyon
Road Intersection): The mitigation measure specified in the FEIR has been imposed
upon the project as a condition of approval, requiring the project applicant to mitigate
for the significant cumulative impact to this intersection. Mitigation Measure 2.1.3-
12 requires that, prior to the recordation of a Final Map for the subdivision of the
property, the applicant shall make payment to the County’s Transportation Impact
Fee (TIF) program, consistent with the County Code as amended and adopted by the
Board of Supervisors, to partially fund construction of improvements to Campo Road
(S9R-94) segments and intersections. The fee will be based on the TIF program fee
schedule in effect at the time of the recordation of the Final Map.

Implementation of Mitigation Measure 2.1.3-12 would reduce potential impacts
associated with Impact 2.1.3-12, which is the project’s contribution to significant
cumulative impacts to the Campo Road (SR-94)/Steele Canyon Road intersection.
The applicant will be required to contribute to the County’s TIF Program for future
improvements to this intersection to improve traffic flow. With implementation of
this mitigation measure, the project’s contribution to cumulative impacts at this
intersection would be less than cumulatively considerable.

(2) Biological Resources Impacts

Impact 3.1.3-1 (Direct Impacts to Sensitive Vegetation): The mitigation measure
specified in the FEIR has been imposed upon the project as a condition of approval,
requiring the project applicant to mitigate for significant impacts to 50.9 acres of
sensitive vegetation communities onsite, including 0.04-acre of oak root buffer, 22.8-
acres of Diegan coastal sage scrub, 2.2-acres of disturbed Diegan coastal sage scrub,
3.1-acres of southern mixed chaparral, and 22.2-acres of non-native grassland,
together with off-site impacts to 0.6-acres of non-native grassland. Mitigation
Measure 3.1.3-1 requires that, prior to approval of grading or improvement plans and
prior to approval of a Final Map for the subdivision the property, the applicant shall
provide off-site mitigation through acquisition of a minimum of 38.1-acres of habitat
of equal or higher value that includes 0.04—acre of coast live oak woodland, in
- accordance with the mitigation measures and ratios contained in the County adopted
Biological Mitigation Ordinance as detailed in Table 3.1-5 of the FEIR, at a County-
approved mitigation bank within the County Multiple Species Conservation Plan
(MSCP) Subarea. Alternatively, the applicant could provide the required habitat
types and acreages required to be preserved and managed through dedication to the
County of San Diego of off-site permanent biological open space in a County-
approved location in accordance with a County-approved Habitat Management Plan.
Any offsite mitigation will be required to be within the MSCP in an area designated
as a Pre-approved Mitigation Area (PAMA) or meeting the definition of a Biological
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Resource Core Area (BRCA) as those areas are defined in the County Subarea
MSCP.

Implementation of Mitigation Measure 3.1.3-1, based on mitigation ratios identified
in the County BMO and MSCP Subarea Plan as detailed in Table 3.1-5 of the FEIR,
would reduce potential impacts to sensitive onsite and offsite vegetation communities
as identified in Impact 3.1.3-1. The proposed mitigation measure reduces the impact
because purchase of offsite habitat mitigation would occur prior to approval of
grading or improvement plans and prior to approval of a Final Map for the
subdivision the property. The offsite mitigation area will be required to be consistent
with the County’s MSCP. The MSCP has identified mitigation areas that will provide
for large blocks of contiguous habitat that increases the long-term viability of the
habitat. Mitigation consistent with the MSCP implements a larger preserve system
that contributes to species diversity in the County. Additionally, a biological open
space easement would be placed over certain designated onsite areas for the long-
term protection of onsite sensitive vegetation, wetlands, oak woodlands, and riparian
woodland habitats and habitat buffers. Additionally, a 100-foot limited building zone
easement located adjacent to the on-site biological open space easements and off-site
biological open space areas would be granted to the County of San Diego to prevent
fire-clearing impacts on onsite and offsite biological open space easements and
habitat preserves, and to provide a buffer between on-site uses and off-site preserve
areas. With implementation of this mitigation measure, direct impacts to sensitive
onsite and off-site vegetation communities would be reduced to less than significant.

Impact 3.1.3-2 (Direct Impacts to Sensitive Animal Species): The mitigation
measure specified in the FEIR has been imposed upon the project as a condition of
approval requiring the project applicant to mitigate for potential significant impacts to
such sensitive avian and MBTA-covered species. Mitigation Measure 3.1.3-2
requires that information be placed on the grading and improvement plans and on the
Final Map for the subdivision of the property that clearing of native vegetation shall
not occur during the breeding season of most avian species (February 15 through
September 15). Clearing of native vegetation during the breeding season may occur,
subject to the approval of the County of San Diego Director of Planning and Land
Use with the written concurrence from U.S. Fish and Wildlife Service (USFWS) and
the California Department of Fish and Game (CDFG), if it is determined that,
immediately prior to the clearing activity, no breeding or nesting avian species are
present in the vicinity of the clearing.

Implementation of Mitigation Measure 3.1.3-2 would reduce potential direct
impacts associated with Impact 3.1.3-2, which are impacts to sensitive avian and
MTBA-covered species that may breed onsite. The proposed mitigation measure
reduces the impact by placing restrictions on grading activities if breeding or nesting
activity is observed. The restrictions would ensure that the nesting habitat is not
disturbed and would reduce the potential of interrupting breeding or nesting activities.
As such, this mitigation measure would ensure that potential direct impacts on
sensitive avian and MTDB-covered species are reduced to less than significant.

Impact 3.1.3-3 (Direct Impacts to Jurisdictional Areas): The mitigation measure
specified in the FEIR has been imposed upon the project as a condition of approval
requiring the project applicant to mitigate for significant impacts to these
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jurisdictional areas. Mitigation Measure 3.1.3-3 requires that, prior to approval of
grading or improvement plans and prior to approval of a Final Map for the
subdivision of the property, the applicant shall provide off-site mitigation through
acquisition of a minimum of 0.32-acre of wetland habitat at the Rancho Jamul
Mitigation Bank or other mitigation bank approved by the County of San Diego
Director of Planning and Land Use.

Implementation of Mitigation Measure 3.1.3-3 would reduce potential direct
impacts associated with Impact 3.1.3-3. This mitigation measure is intended to reduce
significant impacts on 0.32 acre of non-wetland Waters of the U.S. under the
jurisdiction of the ACOE and impacts to 0.32 acre of CDFG jurisdiction that includes
the 0.32-acre of ACOE jurisdiction. The proposed mitigation measure reduces the
potential impact because this requirement would ensure that non-wetland Waters of
the U.S. of greater quantity are preserved to compensate for the loss of non-wetland
waters of the U.S. as a result of implementation of the project.  As such, this
mitigation measure would ensure that impacts on areas subject to ACOE jurisdiction
and areas subject to CDFG jurisdiction are reduced to less than significant.

Impact 3.1.3-4 (Indirect Impacts to Raptors Associated with Construction
Noise): The mitigation measure specified in the FEIR has been imposed upon the
project as a condition of approval requiring the project applicant to mitigate for
potential significant impacts to such nesting raptors. Mitigation Measure 3.1.3-4
requires that information be placed on the grading and improvement plans and Final
Map for the subdivision of the property specifying that clearing and grading shall not
occur within 300-feet of occupied tree-nesting raptor habitat or 800-feet within
occupied ground-nesting raptor habitat during raptor breeding season defined as
occurring from February 15 to July 31. Clearing and grading of native vegetation
within 300-feet of tree-nesting raptor habitat and/or 800-feet of ground-nesting raptor
habitat may occur during the breeding season, subject to the approval of the County
Director of Planning and Land Use with the written concurrence from U.S. Fish and
Wildlife Service (USFWS and the California Department of Fish and Game (CDFG),
if it is determined that, immediately prior to the clearing and grading activity, no
nesting raptors are present in the vicinity of the clearing and grading activity.

Implementation of Mitigation Measure 3.1.3-4 would reduce potential indirect
impacts associated with Impact 3.1.3-4, which is the impact to nesting raptors from
construction noise caused by clearing or grading activities. This mitigation measure
would require the applicant to refrain from construction within 300 feet of occupied
tree-nesting raptor habitat or within 800 feet of ground-nesting raptor habitat during
the raptor breeding season (February 15 through July 15), unless it is determined by
the San Diego County Director of Planning and Land Use with written concurrence
from the U.S. Fish and Wildlife Service and California Department of Fish and
Game, that no raptors are present in the vicinity of the clearing or grading. The
proposed mitigation measure reduces the impact by placing restrictions on grading
activities if breeding or nesting activity is observed. The restrictions would ensure
that the nesting habitat is not disturbed and would reduce the potential of interrupting
breeding or nesting activities. As such, implementation of this proposed mitigation
would ensure that potentially significant indirect impacts to nesting raptors from
construction noise would are reduced to less than significant.
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Impact 3.1.3-5 (Indirect Impact to Native Habitats from Spread of Non-Native
Plant Species into Native Habitats): The mitigation measure specified in the FEIR
has been imposed upon the project as a condition of approval requiring the project
applicant to mitigate for potential significant impacts to such spread of non-native
plant species. Mitigation Measure 3.1.3-5 requires that information be placed on the
grading and improvement plans and Final Map for the subdivision of the property
specifying that areas impacted by clearing and/or grading activities but undeveloped
(e-g., cut or fill slopes) adjacent to areas of native habitats shall be re-vegetated with
native species or non-invasive, non-native species immediately after ground
disturbance is completed. No plants on the California Invasive Plant Council’s (Cal-
IPC) Invasive Plant Inventory shall be planted in project common areas or biological
open space.

Implementation of Mitigation Measure 3.1.3-5 would reduce indirect impacts
associated with Impact 3.1.3-5, which is the potential for invasive plant species to
take root onsite in areas disturbed by grading or construction activities and spread to
adjacent areas of native habitat. The proposed mitigation measure reduces the impact
because the applicant will be required to re-vegetate onsite areas that are impacted
and undeveloped (e.g., cut or fill slopes) adjacent to areas of native habitat with
native species or non-invasive, non-native species immediately after ground
disturbance is completed; thereby reducing the opportunity for erosion or invasive
plant species to take root. Implementation of this mitigation measure will ensure that
indirect impacts on biological resources from invasive, non-native plant species are
reduced to a less than significant level.

Impact 3.1.3-6 (Indirect Impact to Native Wildlife from Nuisance Species and
Domesticated Pets): The mitigation measure specified in the FEIR has been imposed
upon the project as a condition of approval requiring the project applicant to mitigate
for potential significant impacts associated with such nuisance species and
domesticated pets. Mitigation Measure 3.1.3-6 requires that permanent fencing
shall be installed adjacent to all on-site and off-site biological open space areas and
that permanent signage precluding access and prohibiting dumping due to habitat
sensitivity shall be installed along such fencing. Mitigation Measure 3.1.3-6 also
prohibits irrigation within the outer 70 feet of the brush management zone adjacent to
the Reserve along the southern boundary.

Implementation of Mitigation Measure 3.1.3-6 would reduce indirect impacts
associated with Impact 3.1.3-6, which is the potential for nuisance species or
domesticated animals to impact native wildlife. The proposed mitigation measure
would reduce the impact because the installation of permanent fencing adjacent to all
on-site and off-site biological open space areas and preserves would restrict the
movement into protected open space areas; and, signage would be posted to inform
pet owners of the restricted areas. The permanent fencing and signage shall be
required prior to the conclusion of grading activity and prior to Record Plan approval
to ensure installation prior to occupancy of new homeowners. All permanent fencing
and signage design shall be as approved by the Director of Planning and Land Use.
This mitigation measure would also restrict irrigation within the outer 70 feet of the
brush management zone (Zone B) adjacent to the Reserve along the southern
boundary of the property. The restriction on irrigation in this area reduces the
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moisture in the ground desired by nuisance species, such as the Argentine Ant, in
areas adjacent to biological open space areas. This mitigation measure would reduce
impacts from nuisance species and domesticated pets to less than significant.

Impact 3.1.3-7 (Indirect Impacts on Sensitive Biological Resources from
Increased Human Activity): The mitigation measure specified in the FEIR has been
imposed upon the project as a condition of approval requiring the project applicant to
mitigate for potential significant impacts associated with such increased human
activity. Mitigation Measure 3.1.3-7 requires that permanent fencing shall be
provided to identify the limits of all on-site and off-site adjacent biological open
space and that permanent signs, precluding access due to habitat sensitivity and
prohibiting dumping, be installed along such fencing. In addition, permanent fencing
shall be provided along sides of all trails adjacent to biological open space. All
permanent fencing and signage design shall be as approved by the Director of
Planning and Land Use.

Implementation of Mitigation Measure 3.1.3-7 would reduce indirect impacts
associated with Impact 3.1.3-7, which is the potential for native habitats and wildlife
to be impacted by increased human activity. The proposed mitigation measure would
reduce the impact because the installation of permanent fencing adjacent to all on-site
and off-site biological open space areas and preserves would restrict the movement
into protected open space areas; and, signage would be posted to inform humans of
the restricted areas. The permanent fencing and signage shall be required prior to the
conclusion of grading activity and prior to the conclusion of grading activity and prior
to Record Plan approval to ensure installation prior to occupancy of new
homeowners. This mitigation measure would reduce impacts from increased human
activity to less than significant.

Impact 3.1.3-8 (Indirect Impact from Potential Errant Construction): The
mitigation measure specified in the FEIR has been imposed upon the project as a
condition of approval requiring the project applicant to mitigate for potential
significant impacts associated with such potential errant construction. Mitigation
Measure 3.1.3-8 requires that temporary fencing shall be installed where proposed
clearing or grading is within 100-feet of on-site or off-site biological open space or
preserves. All construction limits shall be clearly delineated with temporary fencing,
such as silt fencing or fiber rolls and orange construction fencing, to ensure that
construction activity remains within the defined limits evaluated in the Biological
Technical Report. A qualified biologist shall inspect the fencing and shall monitor
construction activities occurring adjacent to the construction limits to avoid
unauthorized impacts. The project applicant shall provide evidence to the
Department of Planning and Land Use in the form of a letter that the biologist has
been contracted, has completed the monitoring, and that requirements have been met
successfully.

Implementation of Mitigation Measure 3.1.3-8 would reduce indirect impacts
associated with Impact 3.1.3-8, which is the potential for native habitats and wildlife
to be impacted by errant construction. The proposed mitigation measure reduces the
impact because temporary fencing of biological resources would provide a physical
barrier to identify areas where construction is not authorized and where potential
impacts on biological resources have not been analyzed. The temporary fencing
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would be required prior to commencement of grading or clearing activities.
Providing the protection of the biological resources through the temporary fencing
will ensure impacts on native habitats and wildlife from errant construction within
100 feet of on-site or off-site biological open space would be less than significant.

Impact 3.1.3-9 (Indirect Impact to Groundwater Dependent Native Sensitive
Plant Species from Groundwater Drawdown): The mitigation measure specified in
the FEIR has been imposed upon the project as a condition of approval requiring the
project applicant to mitigate for potential significant impacts associated with
groundwater drawdown. Mitigation Measure 3.1.3-9 requires that the project
implement monitoring and mitigation requirements consistent with the Groundwater
Resource Evaluation report prepared by Wiedlin and Associates dated 2006.

Implementation of Mitigation Measure 3.1.3.9 would reduce the potential impacts
associated with Impact 3.1.3-9, which is the impact from groundwater drawdown to
groundwater dependent habitat. Mitigation would require a groundwater level
monitoring program to be established that will tie groundwater production to
groundwater drawdown at a monitoring well to be installed in the vicinity of the
nearest groundwater-dependent habitat. The proposed mitigation measure reduces the
impact because this mitigation measure would ensure that regular monitoring of the
wells is conducted by a qualified professional. The monitoring also provides
opportunity for the well operators to take corrective action if the water levels begin to
drop. Additionally, the monitoring program provides opportunity for the Department
of Planning and Land Use to review the groundwater monitoring reports. Through
the on-going conditions of the MUP, the Department can enforce groundwater
pumping restrictions if the monitoring reports indicate adverse groundwater
drawdown has occurred. Therefore, the groundwater monitoring program would
ensure that groundwater drawdown resulting from groundwater extraction does not
exceed the significance criteria of three feet below the historic low groundwater table
elevation. This mitigation measure would reduce impacts to groundwater dependent
vegetation from groundwater drawdown to less than significant.

(3) Noise Impacts

Impact 3.2.3-1 (Traffic Noise): The mitigation measure specified in the FEIR has
been imposed upon the project as conditions of approval, requiring the project
proponent to mitigate for significant traffic-generated noise impacts. Mitigation
Measure 3.2.3-1a requires that, on the Final Map for the subdivision of the property,
the applicant shall grant to the County of San Diego a Noise Protection Easement
over the entire area of Lots 1, 48, and 49 of Tentative Map5341RPLS. This easement
is for the mitigation of present and anticipated future excess noise levels on noise-
sensitive land uses on the affected lots. The noise easement would require that, prior
to the issuance of any building permit for construction of any residential use within
the noise protection easement, the applicant would: (1) complete to the satisfaction of
the County of San Diego Director of Planning and Land Use a site-specific acoustical
analysis performed by a County certified acoustical engineer demonstrating that the
present and anticipated future noise levels for the interior noise sensitive areas and
exterior noise sensitive areas (useable space) of residential dwellings will not exceed
the allowable sound level limit of the Noise Element of the County General Plan
[interior (45 dBA CNEL), exterior (60 dBA CNEL)]; and (2) Incorporate to the
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satisfaction of the San Diego County Director of Planning and Land Use all
recommendations and/or mitigation measures of the acoustical analysis into the
project design and building plans. Future traffic noise level estimates for Campo
Road (SR-94) must utilize a level of service “C” traffic flow for a major road
classification, which is the designated General Plan Circulation Element build-out
roadway classification of Campo Road (SR-94) south of Melody Road.

Mitigation Measure 3.2.3-1b requires that, prior to approval of any improvement
plans for the project, the applicant shall provide satisfactory evidence to the
Department of Public Works that Caltrans is satisfied that the project complies with
Caltrans Standards for Noise Protocol and the assessment of traffic noise impacts and
‘consideration of noise abatement with existing and/or future improvements to SR-94.

Implementation of Mitigation Measure 3.2.3-la would reduce the impacts
associated with Impact 3.2.3-1, traffic noise because building permits would not be
issued unless it is demonstrated that the allowable interior and exterior sound level
limits are not exceeded. Mitigation Measure 3.2.3-1b would reduce noise impacts
associated with roadway construction because improvement plans would not be
approved by the County unless the applicant can demonstrate that Caltrans Standards
for Noise Protocols have satisfactorily been addressed and incorporated into the
project. With implementation of this mitigation measure, noise impacts would be
reduced to less than significant.

(4) Cultural Resource Impacts

Impact 3.3.3-1 (Direct Impact to Cultural Resource Site CA-SDI-11,050 Locus
A): The mitigation measures specified in the FEIR have been imposed upon the
project as conditions of approval, requiring the project proponent to mitigate for
potential significant impacts to this cultural resource site from encroachment. Any
disturbance to Site SD-11,050 Locus A would be considered a significant impact to
the cultural resource site. Mitigation Measures 3.3.3-1a, 3.3.3-1b, and 3.3.1c
require that prior to approval of all grading permits or improvement plans, or of the
Final Map, whichever comes first, the applicant prepare and implement, to the
satisfaction of the County of San Diego Director of Planning and Land Use, an
archaeological site capping plan for CA-SDI-11,050 Locus A, including provisions
therein for procedures for capping, supervision and monitoring of capping by a
County-certified archaeologist, and subsequent activities prohibited on the capped
archaeological site. Mitigation Measure 3.3.3-1b would require the applicant to
provide evidence, to the satisfaction of the San Diego County Director of Planning
and Land Use, of the satisfactory curation of all artifacts obtained during field
surveys, significance testing, and recovery phases of the cultural program, including
providing satisfactory evidence that all archaeological materials recovered have been
transferred, including title, to a San Diego curation facility that meets federal
standards per 36 CFR Part 79, together with all curation fees required; or, that the
applicant has entered into a Secured Agreement with the San Diego County for the
curation of those artifacts. Mitigation Measure 3.3.3-1¢ would require that, prior to
approval of grading permits or improvement plans, or on the Final Map for the
subdivision of the property, whichever comes first, the applicant shall, to the
satisfaction of the County of San Diego Director of Planning and Land Use, prepare
and implement a temporary fencing plan for the protection of archaeological site CA-
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SDI-11,050 Locus A, during any grading activities, including procedures for the
installation of the temporary fencing and supervision and monitoring of the fencing
installation by a County-certified archaeologist.

Implementation of Mitigation Measures 3.3.3-1a, 3.3.3-1b, and 3.3.3-1c would
reduce the direct impacts associated with Impact 3.3.3-1, which is the potential direct
impacts to cultural resource site CA-SDI-11,050 Locus A because a grading permit
would not be issued unless the preparation and implementation of an archaeological
site capping plan is approved, and includes the method for the appropriate curation of
all recovered artifacts from the project site. The mitigation measure will also require
installation of temporary fencing during clearing and grading activities which will
ensure that the cultural resource site will be protected from disturbances during
construction activities. The mitigation measures reduce potential impacts because the
actions to protect cultural resources must be in place prior to the commencement of
grading activities. With implementation of these mitigation measures, potential direct
impacts to cultural resource site CA-SDI-11,050 Locus A would be reduced to less
than significant. ‘

Impact 3.3.3-2 (Direct Impact to Cultural Resource Site CA-SDI-11,050 Locus A
from Geological Testing): The mitigation measure specified in the FEIR has been
imposed upon the project as a condition of approval, requiring the project applicant to
mitigate for this significant impact to cultural resource site CA-SDI-11,050 Locus A.
Mitigation Measure 3.3.3-2 requires that, prior to approval of grading permits or
improvement plans, or prior to the recordation of a Final Map for the subdivision of
the property, whichever comes first, the applicant shall provide evidence to the
satisfaction of the San Diego County Director of Planning and Land Use that a
payment of $1,000.00 for the curation of orphan collections has been made to the San
Diego Archaeological Center.

Implementation of Mitigation Measure 3.3.3-2 would reduce the direct impacts
associated with Impact 3.3.3-2, which is the impact to cultural resource site CA-SDI-
11,050 Locus A resulting from geologic testing related trenching because the curation
of orphan collections ensures preservation of archaeological resources that might not
otherwise occur without the payment into the San Diego Archaeological Center.
Mitigation would require the payment of a fee to the San Diego Archaeological
Center for the curation of orphan collections. With implementation of this mitigation
measure, direct impacts to cultural resource site CA-SDI-11,050 Locus A resulting
from geologic testing related trenching would be reduced to less than significant.

Impact 3.3.3-3 (Direct Impact to Undiscovered Archaeological Resources): The
mitigation measure specified in the FEIR has been imposed upon the project as a
condition of approval, requiring the project applicant to mitigate for this potential
significant impact to undiscovered archaeological resources. Mitigation Measure
3.3.3-3 requires that, prior to approval of grading permits or improvement plans, the
applicant shall, to the satisfaction of the County of San Diego Director of Planning
and Land Use, prepare and implement a Grading Monitoring and Data Recovery
Program, including provisions therein for procedures for grading monitoring and data
recovery and implementation by a County-certified archaeologist.
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Implementation of Mitigation Measure 3.3.3-3 would reduce impacts associated
with Impact 3.3.3-3, which are potential impacts on undiscovered archaeological
resources from grading activities because monitoring of grading activities would help
reduce the damage to sensitive archaeological sites discovered during grading that
might not otherwise be recognized and preserved. Monitoring would also help ensure
existing resources are not accidentally disturbed. Implementation of this mitigation
measure would reduce potential impacts on undiscovered cultural resources to less
than significant.

(5) Groundwater Resource Impacts

Impact 3.4.3-1 (Direct Impact to Groundwater Dependent Sensitive Plants from
Groundwater Drawdown): The mitigation measure specified in the FEIR has been
imposed upon the project as a condition of approval, requiring the project applicant to
mitigate for this potential significant impact to groundwater dependent sensitive
plants associated with groundwater drawdown. Mitigation Measure 3.4.3-1 requires
that the applicant shall implement a groundwater level monitoring and mitigation
program consistent with the Groundwater Monitoring and Mitigation Plan provided in
Appendix A to the Groundwater Analysis as contained in Appendix F-1 to the FEIR
(and on file with the Department of Planning and Land Use), including provisions
therein for direction of the program by a County-certified hydrogeologist, the
installation of meters and monitoring wells, the monitoring of groundwater levels, the
limiting groundwater pumping rates, groundwater reporting requirements, and
payment of fees for County of San Diego review and supervision.

Implementation of Mitigation Measure 3.4.3-1 would reduce impacts associated
with Impact 3.4.3-1, which are impacts to groundwater dependent sensitive plants
from groundwater drawdown. The proposed mitigation measure reduces the impact
because this mitigation measure would ensure that regular monitoring of the wells is
conducted by a qualified professional. The monitoring also provides opportunity for
the well operators to take corrective action if the water levels begin to drop.
Additionally, the monitoring program provides opportunity for the Department of
Planning and Land Use to review the groundwater monitoring reports. The
Department can enforce groundwater pumping restrictions through the on-going
conditions of the MUP if the monitoring reports indicate adverse groundwater
drawdown has occurred. Therefore, the groundwater monitoring program would
ensure that groundwater drawdown resulting from groundwater extraction does not
exceed the significance criteria of three feet below the historic low groundwater table
elevation. Implementation of this mitigation measure would reduce impacts to
groundwater dependent vegetation from groundwater drawdown to less than
significant.

(6) Hazards and Hazardous Materials Impacts

Impact 3.5.3-1 (Direct Impact Resulting From Underground Storage Tank
[UST] — Stained Soils in Area 3):

The mitigation measure specified in the FEIR has been imposed upon the project as a
condition of approval, requiring that the project applicant mitigate for potential
hazards relative to the potential onsite underground storage tank (Area 3). Mitigation
Measure 3.5.3-1 requires that, prior to the issuance of a grading permit, the applicant
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shall excavate the area under the maintenance/workshop building for evidence of an
underground storage tank (UST). If a UST is found, the removal of the UST shall be
done under permit and inspection of the DEH, Underground Storage Tank Program.
The DEH removal process adequately mitigates potential impacts because the DEH
requires soil samples to be taken as part of a UST removal to determine if
contamination exists and requires remediation of contaminated soils if necessary. All
UST removal will be completed in accordance with the requirements of the DEH site
Assessment and Mitigation Program Manual.

Implementation of Mitigation Measure 3.5.3-1 would reduce potential impacts
associated with Impact 3.5.3-1, which may be caused by exposure of humans to
hazardous conditions or a release of hazardous materials into the environment,
resulting in a significant health hazard. As stained soils were identified onsite in front
of the maintenance shop, along with several pipes that may represent a possible vent
and fill pipe for a UST, the potential exists for a UST to occur in the area identified
near the onsite maintenance/work shop structure (Area 3). The proposed mitigation
will reduce potential impacts by requiring removal of the UST, if identified, and
remediation of the stained soils, which will remove potentially hazardous materials
from the site, thereby preventing future human contact with or exposure to such
materials. Implementation of this mitigation measure would reduce impacts resulting
from potential exposure to hazardous materials to less than significant.

Impact 3.5.3-2 (Direct Impact Resulting from Exposure to Hazardous Materials
— Stained Soils in Area 1):

The mitigation measure specified in the FEIR has been imposed upon the project as a
condition of approval, requiring that the project applicant mitigate for potential
hazards relative to the stained soils identified onsite in Area 1. Mitigation Measure
3.5.3-2 requires that, prior to the issuance of a grading permit, the applicant shall
prepare and execute a plan to remediate the area of stained soils in Areas A and B
(within Area 1) to the satisfaction of the DEH Site Assessment and Mitigation
Program. Remediation will generally include excavation of soils in Area A to a depth
of approximately two feet below ground surface and excavation of an approximate six
by seven foot area to the bottom of visible staining in Area B. Excavated soils would
be placed in containers for characterization and offsite disposal in accordance with
applicable regulations.

Implementation of Mitigation Measure 3.5.3-2 would reduce potential impacts
associated with Impact 3.5.3-2, which would result from human exposure to
potentially hazardous materials at two onsite locations in Area 1 (A & B), one
beneath a parked truck (Area A), and one beneath a parked piece of onsite machinery
(Area B). As a result of soils with petroleum hydrocarbons and lead levels exceeding
U.S. EPA Region IX Preliminary Remediation Goals (PRGs) for Residential Soils,
soils in Area A and B may represent the potential for a significant health hazard
through reasonably foreseeable exposure of humans to hazardous conditions or a
release of hazardous materials into the environment. Potential impacts would be
reduced through remediation of the stained soils, which would involve excavation and
removal of the soils from the site, thereby preventing future human contact with or
harm resulting from potentially hazardous substances. Implementation of this
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mitigation measure would reduce impacts resulting from potential exposure to
hazardous materials to less than significant.

Impact 3.5.3-3 (Direct Impact Resulting from Exposure to Hazardous Materials
— Stained Soils in Area 3): The mitigation measure specified in the FEIR has been
imposed upon the project as a condition of approval, requiring the project applicant to
mitigate for impacts as the result of potential exposure to hazardous materials in Area
3. Mitigation Measure 3.5.3-3 requires that, prior to the issuance of a grading
permit, the applicant shall prepare and execute a plan to remediate the area of stained
soils in Area 3, to the satisfaction of the DEH Site Assessment and Mitigation
Program. Remediation will generally include excavation of an approximate six feet
by six feet area of soils to a depth of approximately three feet. Excavated soils would
be placed in containers for characterization and offsite disposal in accordance with
applicable regulations. A confirmatory sample of the excavated soil shall be collected
from the bottom of the excavation and shall be analyzed for lead and TPH.

Stained soils were identified onsite in Area 3, beneath the former location of a tractor.
As a result, potential impacts resulting from petroleum hydrocarbon impacted soils
may occur. Implementation of Mitigation Measure 3.5.3-3 would reduce impacts
associated with Impact 3.5.3-3, which would result in a potential significant health
hazard through reasonably foreseeable exposure of humans to hazardous conditions,
or a release of hazardous materials into the environment. The proposed mitigation
measure would reduce potential impacts by requiring the remediation of contaminated
soils in Area 3. Excavation and removal of the potentially hazardous materials from
the project site would prevent potential future human exposure to such materials.
Implementation of Mitigation Measure 3.5.3-3 will reduce potential impacts resulting
from human exposure to hazardous materials (Area 3) to less than significant.

Peaceful Valley Ranch Final FEIR County of San Diego
CEQA Findings Regarding Significant Effects 20 January 2008




STATEMENT OF OVERRIDING CONSIDERATIONS
PEACEFUL VALLEY RANCH
GPA 03-05, R03-015, TM 5341RPL5, P04-048, LOG NO. 04-19-007
SCH 2005011064
October 2007

The Board of Supervisors has adopted Findings Regarding Significant Effects for the above
project, which identify that certain significant effects of implementing the project are
unavoidable even after incorporation of any feasible mitigation measures. The Board of
Supervisors finds that the remaining unavoidable significant effects are acceptable due to
each of the specific economic, legal, social, technological or other benefits which will result
from approval and implementation of the project, as listed below. All of these benefits are
based on the facts set forth in the Findings Regarding Significant Effects, the Final EIR, and
the record of proceedings for this Project. Each of these benefits is a separate and
independent basis that justifies approval of the project, so that if a court were to set aside the
determination that any particular benefit will occur and justifies project approval, the Board
of Supervisors determines that it would stand by its determination that the remaining
benefit(s) is or are sufficient to warrant project approval.

With approval of the project, these benefits are:

1. The project would grant fee title interest of the 3.6-acre Lot 49, fire station lot,
to the San Diego Rural Fire Protection District (RFPD) for the joint-use of the
RFPD and USFWS as a regional fire station site, under the terms of that certain
Fire Agreement entered into between RFPD and Peaceful Valley Ranch LLC
dated October 1, 2005. This dedication provides assurance to both RFPD and
USFWS Fire of public ownership of the fire station site in perpetuity.

Benefit 1 is assured through the executed Fire Service Agreement between the
RFPD and the project applicant.

2. The project would, at its cost, provide Peaceful Valley Ranch Road
improvements to access the fire station site and water service and utility
improvements to the fire station site, or reimburse RFPD for its costs for access
and utility services to the site, under the terms of that certain Fire Agreement
entered into between RFPD and Peaceful Valley Ranch LLC dated October 1,
2005. This relieves RFPD of the financial burden of providing access and
certain utility improvements to the fire station site, thereby enhancing both the

feasibility of constructing the fire station and the efficient application of public
funds.

Benefit 2 is assured through the executed Fire Service Agreement with the
RFPD and the conditions of the Tentative Map which would require utility and
roadway improvements.

3. The project would provide an emergency staging area through the use of the
polo field for emergency staging purposes, including helicopter landing zone,
for use by fire fighting personnel and other emergency personnel during times
of wildfire emergencies. This staging area would assist emergency agencies in
staging and coordinating responses to wildfire events, thereby provide enhanced
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wildfire fighting capabilities to protect the community of Jamul and surrounding
region, including wildlife preserves.

Benefit 3 is assured through the executed Fire Service Agreement with the
- RFPD and the conditions of approval for the Major Use Permit for the
equestrian facilities.

4. The project would grant Irrevocable Offers of Dedication to the County of San
Diego for public trail use of the project constructed trails running north-south
adjacent to the central drainage of the project and adjacent to Campo Road (SR-
94) to allow for ultimate future connection to a regional trail system. This
dedication assures the potential for public trail connectivity in the area.

Benefit 4 is assured through the condition of approval of the Tentative Map
requiring offer of dedication for public trails.

5. The project would increase the number of people living the area that will be in
need of goods and services that can be provided by the community of Jamul.

Benefit 5 is assured as a result of project approval by allowing residences to be
built on the project site.

6.  The project would supply needed housing in San Diego County, thereby helping
to meet the needs of the County’s growing population. The project will also
increase the stock of new homes in the Jamul region, thereby providing a wider
range of housing stock than currently exists.

Benefit 6 is assured as a result of project approval by allowing homes to be built
on the project site.

7.  The project would provide recreational opportunities in the area, including
recreational facilities available to the general public, through the development
of the project’s public and private equestrian facilities and trail system.

Benefit 7 is assured through the approval of the Tentative Map and Major Use
Permit which would require as a condition of approval improvements for trails
and recreational facilities and private equestrian facilities.

The Board of Supervisors specifically finds that any one of the benefits detailed above is
sufficient, standing alone, to justify approval of the Peaceful Valley Ranch project in
accordance with State CEQA Guidelines Sections 15092 and 15093 and CEQA Section
21081.

Documents related to these findings are available for review at the San Diego County
Department of Planning and Land Use, 5201 Ruffin Road, Suite B, San Diego, California.
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