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NOTICE OF PREPARATION 
ENVIRONMENTAL IMPACT REPORT 

661 BEAR VALLEY PARKWAY PROJECT 
 
SUMMARY 
 
The proposed project consists of the 661 Bear Valley Parkway Residential Development located 
on 40.62 acres on the southeast corner of the intersection of Bear Valley Parkway and Encino Drive in the City of Escondido, California (Figure 1). The property is presently undeveloped except for one single-family residential structure with an associated driveway (Figure 2). The remaining 
area primarily consists of land disturbed from previous agricultural activities, and a riparian corridor along the southern boundary. The residential development would consist of entitlements 
to subdivide the site into 55 single-family residential lots, seven open space lots, one recreation lot, and two private street lots (Figure 3). Off-site improvements include frontage improvements along Bear Valley Parkway consisting of curb, gutter, sidewalk, parkway, bike lane, and a full 
travel lane with transitions that would connect with existing improvements to the north and south of the project site. These improvements are collectively referred to as the residential development 
component (residential development) of the proposed project. Required project approvals include a Tentative Map; Preliminary/Master/Precise Development Plan; a rezone from RE-20 (Residential Estates, 20,000-square-foot minimum lot size) to PD-R (Planned Development 
Residential); Grading Exemptions; roadway Design Standard Waivers and a Specific Alignment Plan for half-width frontage improvements to Bear Valley Parkway adjacent to the residential site. 
A full-width Specific Alignment Plan (SAP) for improvements to Bear Valley Parkway is an additional, separate component of the project, referred to as the SAP improvements. The SAP 
improvements would address goals in the City’s General Plan Mobility Element such as bicycle and pedestrian access, and would add elements to Bear Valley Parkway that would make it compliant with infrastructure requirements for classification as a Major Road, including a median, 
bike lanes and sidewalks. The SAP would also improve the geometry of the intersection at Bear Valley Parkway and Encino Drive and consist of widening and improving Bear Valley Parkway 
adjacent to the proposed residential development between the intersection with Sunset Drive/Ranchito Drive to the south and the City boundary to the north. The SAP improvements would convert Bear Valley Parkway into a four-lane Major Road and realign the intersection of 
Bear Valley Parkway with Encino Drive (Figures 4a, 4b, 4c and 4d). Design exceptions are required to preserve sensitive riparian habitat located between the site and the roadways. 
Under the requirements of the California Environmental Quality Act (CEQA) and its Guidelines, the City of Escondido is the Lead Agency for environmental review and must evaluate the potentially significant effects of the proposed project. An Environmental Impact Report (EIR) will 
be prepared to assess the proposed project’s effects on the environment, identify potentially significant impacts, and identify feasible mitigation measures to reduce or eliminate potentially 
significant impacts. 
This Notice of Preparation (NOP), and accompanying Initial Study, are being circulated pursuant to California Resources Code Section 21153(a) and CEQA Guidelines Section 15082. Public 
agencies and the public are invited to comment on the proposed scope and content of the environmental information to be included in the EIR. The Initial Study is available online at:  
https://www.escondido.org/planning.aspx 
 



 

 

A 30-day comment period is provided for the public to send written comments to the City. The comment period begins on November 28, 2016, and ends on December 30, 2016. All 
comments must be received by 5:00 p.m. on December 30, 2016, and be directed to: 

Ann Dolmage 
Associate Planner 

City of Escondido Planning Division 
201 North Broadway 

Escondido, CA 92025 
(760) 839-4548 

adolmage@escondido.org 
  



 

 

ENVIRONMENTAL SETTING 
The project site is an approximately 41-acre, tear-shaped site located in the eastern part of the 
City of Escondido. The property is addressed 661 Bear Valley Parkway. The site is currently undeveloped with the exception of a single-family home and associated driveway located in the 
northern portion of the site. The site is generally bound by Bear Valley Parkway, single-family residential uses, and vacant parcels to the north; Choya Canyon Road, single-family residential uses, and vacant land to the east; single-family residential uses and vacant parcels to the south; 
and Bear Valley Parkway, single-family residential uses, and a church to the west. Regional access to the site is provided by Interstate 15, State Route 78 (SR-78), and Bear Valley Parkway. 
The adjacent areas located immediately north and east of the site are located within unincorporated San Diego County. 
PROJECT DESCRIPTION 
661 Bear Valley Parkway Residential Development Component 
The residential development would entitle a new single-family residential subdivision consisting 
of 55 residential lots ranging from approximately 10,000 square feet to 24,500 square feet. The 
one- or two-story homes would include a minimum of 1,000 square feet of living space in 
accordance with the minimum size requirements established in the Escondido Zoning Ordinance 
(Chapter 33 of the City’s Municipal Code). With the exclusion of the Bear Valley Parkway 
dedication area, the project net density would be 1.38 units per acre. 
The residential development also includes eight open space lots (Open Space Lots “A” to “H”) 
that total 20.02 acres. Seven of these open space lots would remain undeveloped and would 
consist of HOA slopes, basins or fuel modification areas. Open Space Lot “E” would be developed 
into a 0.24-acre pocket park or other similar recreational use. 
Residential access to and from the residential development site would be provided via a single 
driveway extending east from the existing Zlatibor Ranch Road and Bear Valley Parkway 
intersection. The intersection would be signalized as part of the residential development and 
would include an entry monument sign. A secondary emergency access driveway would be 
provided off of Bear Valley Parkway at the southwestern portion of the project site. Interior private 
streets would be compliant with American Association of State Highway and Transportation 
Officials (AASHTO) standards, although design exceptions may be needed from the City to allow 
alternative street center line radiuses. 
The residential development would provide half-width frontage improvements on the eastern side of Bear Valley Parkway which would include adding a north-bound travel lane for approximately 
2,600 feet as well as a curb, gutter, sidewalk, parkway, and bike lane. The proposed improvements would be designed to transition to the existing roadway facilities to the north and south. 
Project construction would require grading approximately 33 acres of the site and the off-site 
improvement area, with cut and fill balanced on site. Cut would extend up to 38 feet and the 
maximum fill would be 58 feet, with grading exemptions required for four proposed grading areas. 
Slope inclination of cut slopes would not exceed two-to-one (2:1). The residential development 
site would be landscaped with a combination of trees, shrubs, plants, groundcover, turf and 
hardscape elements. The landscape design would encourage use of drought-tolerant plants, drip 
irrigation and micro spray systems, use of reclaimed water, and minimal use of turf. 



 

 

Project utilities construction would include the extension of gas and electric transmission facilities, 
sewer and water pipelines, and communications facilities from the immediate vicinity on to the 
project site. Project runoff would be directed toward two proposed bioretention basins on site. 
The project is anticipated to be developed over a number of phases, with the construction schedule ultimately being determined by market demand. It is expected that construction activities 
would include demolition of the existing residential structure, site preparation and grading, construction, paving, and architectural coating application. The preliminary construction phase 
would include grading and off-site public improvements, followed by construction of homes in one or more phases. Overall, construction is anticipated to take three years. 
Bear Valley Parkway Full-Width Specific Alignment Plan Component 
The Specific Alignment Plan (SAP) identifies full-width improvements for Bear Valley Parkway 
from Sunset Drive to the City boundary, including the reconfiguration of the Bear Valley 
Parkway/Encino Drive intersection. The residential development would include the widening 
improvements on the east side of Bear Valley Parkway along the proposed development frontage, 
as described above. In addition, the SAP identifies improvements to the south of the proposed 
residential development to Sunset Drive and along southbound Bear Valley Parkway. 
Recommended SAP improvements include extension of the right of way to include another travel 
lane, bike lane, sidewalk, retaining wall, raised median, curb and gutter, and relocated utility poles, 
fences, and hardscape. Existing curb and sidewalk on both sides of Zlatibor Ranch Road would 
be matched. Runoff from the SAP improvements would be captured in a vegetated swale, a rain 
garden, and street trees. 
DISCRETIONARY ACTIONS 
According to Sections 15050 of the CEQA Guidelines, the City of Escondido is designated as the 
Lead Agency for the project and, as such, will be responsible for the approval or denial of the 
discretionary actions associated with the project under the jurisdiction of the City. The major 
discretionary actions of the residential development component of the project are: 

• Tentative Map Approval 
• Preliminary/Master/Precise Development Plan  
• Rezone from RE-20 (Residential Estates, 20,000-square-foot minimum lot size) to PD-R 

(Planned Development Residential) 
• Grading Exemptions for four areas would be required per Escondido Municipal Code, 

Chapter 33, Article 55, Grading and Erosion Control, Section 33-1066, Design Criteria.  
• Roadway Design Standard Waivers 
• Specific Alignment Plan for half-width improvements to Bear Valley Parkway 

The major discretionary actions of the SAP component of the project are: 
• Development Agreement 
• Specific Alignment Plan for full-width improvements to Bear Valley Parkway 

Additionally, the following agencies must take the associated discretionary actions for the 
proposed project’s completion: 



 

 

San Diego Regional Water Quality Control Board (RWQCB) 
• National Pollutant Discharge Elimination System (NPDES) Construction Activities Storm 

Water General Permit 
• Clean Water Act Section 401 Water Quality Certification 
U.S. Army Corps of Engineers (USACE) 
• Clean Water Act Nationwide 39 Section 404 Permit 
California Department of Fish and Wildlife (CDFW) 
• California Fish and Game Code Section 1602 Streambed Alteration Agreement 

TOPICS TO BE ANALYZED IN THE EIR 
An Initial Study was prepared for the project in accordance with Section 15063 of the CEQA Guidelines and is included as Attachment A to this NOP. As stated in Section 15063(c)(3), one of 
the purposes of an Initial Study is to focus the EIR on potentially significant impacts of the project. Based on the results of the attached Initial Study, the EIR will address potential direct and 
cumulative impacts associated with the environmental issues listed below. 

 Aesthetics 
 Agriculture Resources 
 Biological Resources 
 Cultural Resources (Including Tribal 

Resources) 

 Geology and Soils 
 Hazards and Hazardous Materials 
 Land Use and Planning 
 Noise 
 Transportation and Traffic

Detailed analysis will be conducted to ascertain that proposed project’s effects on the environment and the relative degree of impact prior to implementation of mitigation measures. Mitigation 
measures will be prescribed for those impacts determined to be significant with the purpose of eliminating the impact or reducing the impact to the maximum extent feasible. Analysis of 
alternatives to the proposed project, including the No Project Alternative, will be included in the EIR. 
RESPONSIBLE AND TRUSTEE AGENCIES 
Responsible agencies are those agencies that are not the Lead Agency, but also have discretionary approval authority over one or more discretionary actions involved with the 
development of a proposed project. Trustee agencies are state agencies that have jurisdiction by law over natural resources affected by a proposed project that are held in trust for the people of the State of California. The proposed project’s responsible and trustee agencies identified at this 
time are listed below. 

San Diego Regional Water Quality Control Board (RWQCB) 
U.S. Army Corps of Engineers (USACE) 
California Department of Fish and Wildlife (CDFW) 



 

 

ENVIRONMENTAL PROCEDURES 
The NOP for the proposed project will be submitted to the State Clearinghouse, which will forward 
it to potential Responsible Agencies and Trustee Agencies. Other interested parties that may have permit authority or have specifically requested notification of the project also will receive a 
copy of the NOP. 
After the 30-day review period for the NOP is complete and all comments are received, a draft EIR will be completed in accordance with CEQA, as amended (California Code of Regulations 
Section 15000 et seq.). Once the Draft EIR is complete, it will be made available for public review and comment. Copies of the Draft EIR will be mailed directly to those agencies commenting on 
the NOP and also will be available for review at the City of Escondido Planning Division, 201 North Broadway, Escondido, California. 
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Regional Location
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Figure 2
Project Vicinity
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Figure 3
Residential Development Site Plan

Note: All drawings are approximate.
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FIGURE 2-8a  TITLE SHEET/ CITY STREET SECTION

FIGURE 2-8b  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY

FIGURE 2-8c  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY

FIGURE 2-8d  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY
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Figure 4a
Bear Valley Parkway Full-Width SAP Improvements

Source: City of Escondido 2016
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FIGURE 4a  TITLE SHEET/ CITY STREET SECTION

FIGURE 4b  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY

FIGURE 4c  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY

FIGURE 4d  SPECIFIC ROAD PLAN FOR BEAR VALLEY PKWY
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Figure 4b
Bear Valley Parkway Full-Width SAP Improvements

Source: City of Escondido 2016

Da
ta

/D
ep

ar
tm

en
ts

/M
ar

Co
m

/_
CO

M
M

S 
EX

TE
RN

AL
/G

RA
PH

IC
S/

 B
D 

Pr
op

os
al

s/
Be

ar
 V

al
le

y 
EI

R 
Fi

gu
re

s

Feet

0 16080

SE
E 

FI
GU

RE
 4

c



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

This page intentionally left blank 
  



Figure 4c
Bear Valley Parkway Full-Width SAP Improvements

Source: City of Escondido 2016
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Figure 4d
Bear Valley Parkway Full-Width SAP Improvements

Source: City of Escondido 2016
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