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CARMEL VALLEY NEIGHBORHOODS 4. 5, & 6

PRECISE PLAN

BREFACE

On November 18, 1982, the City Planning Commission of the City of San Diego unanimously approved the
Carme! Valley Neighborboods 4, 5, & & Precise Plan within the Carmel Valley Communtty Plan by
Resolution No. 4085, B addition, the Commission considered and certified the Environmental Impact Report
{EQD No. §1-12-12) by Resclution No. 4083,

The City Councit of (he City of San Diepo unanimously adopied the Carmel Valley Neighborhoods 4, 3, &
6 Precise Plan on Decemnber 14, 1982, by Resolution No. 257673, By Resclution No. 257672 the Council
also cettified the information comtained in the Environmignlal Impact Report for compliancs with the
Califorma Environmental Quality Act of 1970, In addition, the findings of the EIR were approved by
Resolution No. R-257674. The Plan and EIR are on file in the office of the City Clerk.

On November 1, 1984, the City Planning Commission of the City of San Diego unanimously approved an
amendmeant of the Precise Plan (Resolution Mo, 52957 relative to shifting two cominercial centers and adding
twenty-one acres of employment center uses. Aflso, the Commission considered and certified Nepgative
Declaration Mo, 84-0594 by Resalution No, 5291.

The City Council of the City of San Diego wmanimousty adopted the Frecise Flan on December 18, [984, by
Resolurion No. 262226 and certified the Negative Declaration by Resalution o, 262225,

The City Council of the City of San Diego unanimously adepted gn amendment to Carmel Valley
Neighborhoods 4, 3, & 6 Precise Plan on March 22, 1988, by Resolution No, 270598,

On July 12, 1990, the Planning Commission of the City of San Diege approved an amcndment t0
Neighborhood 4 {Resolution No. 07231, which decreased the number of residential units from 1,004 to 951;
added a 3.0 acre neighborhood shoppiug conter and provided an alremative open space desigration for right
of way reserved for a future (reeway.

The City Couneil of the City of San Diego unanimonsly adopted the amendment on October 16, 1990, by
Resolution No. 276725

B acres of & ian ared gnd 25 acres of paghome, il OREN SPAcE,

On Tuiv 30, 1996, the Citv Coungil of the Citv of San Diego certified the Envirpnmental [mpact Bepoit by
Resclufjon Mo R-287703 and ad. the Neiehborhood 4 amendmenit on July 30, 1996 by Resolution Mo,

R-287704.

Rowpnwingdatat 02 505501 a'-B-ddendum.wp




I. INTRODUCTION

A, PURPOSE

This preeise plan has been prepared in accordance with the requirements of the Mesth-Ciy-West Carmel Valley
Communily Plan, The community plan requires the preparation of individual preeise plans for each of the
identified neighborhoods within Carme] Valley prior to the approval of tentative maps, zoning changes or grading
plans for each neighborhood. The purpose of this precise plan is 10 provide guidelines for the development of
Neighborhoods 4, 5 and 6 encompassing approximately 322 894 acres of Carmel Valley,

Compamon dosuments to this precise plan include its accompanying environmnental impact report, and the Carmel
Valley Planned District Ordinance (PTHD). The Carme! Valley Public Facilities Finaneing Plan and the School
Facilities Masier Plan are also applicable to this precise plan. When adopted, the precise plan and attendant
documents will become the basis for reviewmg tenlanve maps and other plans for development within the precise
plan area. The Canmel Valley PDC and Urban Design Guidelines establish the procedures and standards for ity
review of Jand development, and maintenance of public facilines are governed by the Public Facilities Financing
Plan. The methodalogy for the provision of schools is outlined in the School Facilities Master Plan,

This precise plan should not be considered a static docurment. 1t tust be continually monitored to remain
responsive to community-wide needs and should be amended, as appropriate, in consideration of changes in
enviroumental, social, sconcmic of market conditions.

B. LOCATION

The precise plan areq, encompassing Meighborhoods 4, § and 6 of Carme! Valley, 18 located north of Carmel
Valley Road within the central portion of the city of San Diege's Cammie! Valley Community Flanning area. The
property is bordered on the south by Carmiel Valley Road and SR-56; on the west by El Caming Real; Interstate
5 (1-5) is located west of El Canuno Regl. The designated town center for Canmel Valley, the designated first
neighborhood of Carmel Valley, are located immediately north of the precise plan arca, The eastern portion of

the property is Feughly bordered by the northern extension of Carmel Valley Road. Eiowre 1 Figures 1 and 1A
serve as location and vicinity maps of the property.




. PLANNING BACKGROLIND

Carmel Valley was first 1dentified by the Cily of San Dicgo as an area for future growth and development in its
Propress Guide and General Plan, adopled in 1967, On February 27, 1973 the San Dicpo City Coungil adopted
the Carme] Valley Comtmumity Plan. Ermara 2 Fipures 2 & 24 depict the community plan area and focates the
precise plan area within the commmiemey plan boundaries, The community plan outlines the conceptual
development of Canmel Valley and calls for the arderly development of residential, commereial, and induostrial
land uses and public facilities on 4;286 4,353 acres of land generating an estimated population of 40266 40.961
housed in approximately 12578 14.245 dwelling unils.

In the Carme! Valley Commrnity Plan, the City of San Diego identifted the specific process by which
development in the precize plan areg showld lake place. The commmunity plan divides Carmel Valiey inw separate
precise plen development vaits (PDU's), as showat in Figere 2 Fioures 2 & 24 and requires the adoption of 2
precige plan for cach PDU prior to the approval of any subdivision maps, zoning changes, or grading plans. The
cormmmmity plan outhnes specific mformation to he included in each precise plan as described below:

»The developrnent unit precise plan must be in general conformance with the Carmel Valley Comomniity
Plan objectives and proposals in terms of overall density, neighborhood concept, major open space
deiineation and major and collector sirest patterns;

»[llustrate the comnplete circulation syvstemn, including local streets and ransit, and Arther indicate how
the system will relate to the total Carmel Valley circulation systam;

«Illustrate a system of separate bicyele and pedestrian pathways linking the neighborhood center with
the residential areas and apen space svstem and also iinstrate how these pathways can link to the fown
centat,

«Comtain data describingthe housing balance projected regarding the quantty and/er proportion of low
and moderate ingorne housing, as well as 2 plan describing cfforts to be made to maintain and ethmc and
racial balance;

«Contain a detatled design plan for the lavour of the néaghborkood center meluding shopping area and
uses, neighborhood scheol and park; the city and focal school district mnnst agree to the sites and design
of the facility;

«[liustrate the thng of necessary public facilities through the assessment district and fees approach to
serve the development; and

»Conlain an environmenlal impact statement.
Source: Canmel Valley Community Plan, 1975
Al Lhe present time, precise plans for ten PDU's within Canmel Valley bave been prepared and adopied by the City

of San Diego (Ulustraied in Eigare2 Figures 2 & 24, Each of these PDU's contains the required infonmation
angd has ben fowmd to be m confonnance with the Canmnel Valley Commmimity Plan,
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The precise plan described in this document is a plan for three FDU's a5 shown oo Figure 2 Figures 2 & 24
These three PDU's are refemred to i this document as Noighbothoods 4, 5 and 6. Autherization to prepars
a single precise plan covering all three PDU's was granted by the Planning Commission on December 11

?

1981. On December 14, 1982, the City Council adopted the Precise plan by Resolulion #257673. On

December 18, 1984, and March 22, 1988, the City Council amended the Precise Plan by Regolution #262226
and 270508 respectively. '

] iqn area dzé : s of &8, tradls and open

Cuo July 30, 1996, the City Council of the Cliv of San Diego certified the Envirpnmentg] Tmpact Report by

Resolution No. R-287703 and adopted the Neighborhood 4 amendment on July 30 1994 by Resclution No.
R-287704,
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E. OPPORTUNITIES AND CONSTRAINTS ANALYSTS

Prior to designating land uses for the precise plan area, a preliminary opportunities and coustraints analysis of
the property was conducted. The analysis included a review of general biological, geological, and topographic
constraints to development; an examination of potential road alignments and proposed public Facilities; and an
evaluation of potential views and case of access to angd from the precise plaa area. The resulls of that analysis
arg shown in Bigwre-3 Figures 3 & 34

Flood hazard would nol be a significant constraint to development of the precise plan area. As shown in Eigwre

3 Figures 3.& 34, the 100-year floodplain boundary for Camiel Creek is located south of the proposed alignment
for Carmel Valley Road.

Visual resources within the precise plan area include views of the Pacifie Ocean to the west, Carmel Valley to
the south, and Black Mountain and other significant features along the I-15 corridor 1o the east. From the higher
areas in the western portion of the property, scenic views of the Pacific Ocean and Torrey Pines State Reserve
are avaflable. Ocean views as well as views of Black Mountain, Rancho Bernardao, and Rancho Pefiasquitos are
available from the extreme eastern portion of the property. Observers int the central portion of the property are
alforded pleasant views of Carmel Valley to the south.

Landforms in the eastern most portion of the precise plan area provide an important visual resource element to
the Carmel Valley ares and the Narth Citv Future Urbanizing Area. including SR-56. which is a proposed “scenic
highway."

The eastern porlion of Neighborhood 4 has the sreatest topoeraphic relief. The tigher eleyation mesas provida

oulstanding vigws to the southwestThe lower elevations of Bell Yalley will provide the opportunity for pasture.
trails and open space.
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El. LAND USE ELEMENT

A, INTRODUCTION

This section describes the type, location, and aereage of various land uses proposed for the precise plan area. It
is important to note that this Land Use Element provides only a quantitative or "strucnural® deseription of the
precise plan. The Urban Design Element deals with the more qualitalive or design aspects of the land uses
proposed for the precise plan area.

Whalc the preeise plan outhnes specific land wse acreage for each netphborhood as well as residential densities
and dwelling unit counts for each residential site, the site sizes, densities, and yields may be subject 1o minor
tochification during precise engineering and design, Such modifications may be required due to adjustments in
road alignments, grading, and utility design during engineering of development plans and tentative maps.

C. RESIDENTIAL COMPONENT

i Mvetghborhood 4

Neighborhood 4 is the largest and esstern most neighborhood within the precise plan area and contains the
greatest amount of topographic relief  The northern portion of Neighborhood 4 is characterized by twe three
mesa top arcas which are divided by fairly steep south-trending canyons. Bell Valley is located in the
sontheastern partion of Meighborhood 4.

With a total ol 33787 409.87 acres, approxirately 55+ 1226 dwelling units are proposed within Neighborhood
4, with a gross neighborhood density of 224 3.0 du's/acte and a net residential density of 4:42 4.8 du's/acre. The
land uses proposed for Neighborhood 4 are shown in Figure 5 and 5a. Table1-is4 Table ! and 1A include land
use acreage aRslysis malyses of the neighborkood. All acreage is subject to minor modification during detailed
engineering and design. Consequently, the dwelling unit caleulations provided within this precise plan may be
subject to same modification,

Neighberhood 4 is oricated in a north-south direction, taking advantage of topography which falls toward Carmel
Valley. The collector loop system of bikewny, pedestrian, and automobile circulation generally trends in a north-
south dircetion. Several [ringes of open space, as schematically outlined within the Carme] Valley Community
Plan, have been incorporated into the overall design of the neighborhood. A nature trail (see fipure 6) iz proposcd
wilhin these natural open space areas. Access to the neighborheod {s proposed from Del Mar Heights Road,
Carmel Country Road, Carmel Canyon Road, Carmel Valley Road and possibly Carmel Knolls Drive, which
cormect 1o the foop collector system, This loap systern, in turn, focuses upon the schoob/park site along Del Mar
Heights Road and the commercial conter within the Carmel Valley neighborhood and Neighborhood 4. The
school/park site along Del Mar Heights Road, while at the northern end of Neighborhood 4, is actually centrally
oriented to its service area since it must aiso serve the future neighborhood north of Del Mar Heights Road. The
overall design of the collector loop system, with its attendant bikeways and pedesirian weys and the north-south
trending open space system, facilitates easy access to the school’park site and reduces the effective distance
between residential areas and this important neighborhood facility,

g
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TABLE 1A

Neighborhgod 4 Land Use

Proposed Land Use Number of Lots Total Acres
Single Family (SF-1} 951 215.02
Single Famly (SF-2) 220 35.00
Multi-Family (MF-1) 33 4.00
Open Space i4 49.44
Open Space, Pastures, Trails 1 25
*Recreation Centers 2 {1.80)
School/Park Site 1 1610
Neighborhaod Commercial 1 5.00
Major Collector Streets 5231
Equestrian L _800
TOTALS 228 DUT's 409 87

* Included within residential acreage.

Brlotun'dona' 9 5055 0 Vb1 whed




TABLE 44

Popilation apd Housing Mix

Total Residential No, of D'z Percent of Persons/ Estimated
Acreape Acreage & Densily Total Meigh- DU Population
berhood DM .
MNeighborhood 4
Sinple-Fanily 25002 25002 1171.00 95 04 290 3483.00
Detached
buiti-Family 4.0 4.00 5500 5% 2.50 125.00
Cher 15535 0.00
Neighborhood 409 87 254 02 [226.00 100% 2.90 360800
Totals 4.8 Durfac
Maighborhood 5
Sinple Family  ce—eee L 663 .00 T4%% 290 1923.00
Tetached
Druplex (Paired ™~ ——r  ceeees 234.00 26% 250 SR3.00
Singhe-Family)
MNeightorhood 242 65 13511 897.00 e e 250800
Totals 581 Dudte
Neignborhood 6
|
Attached 00 eee— 1782.00 A4 1.R5 3297.00 |
Reaidential i
{ Condominiums)
MNeighbarhood 247.48 11582 1782.00 B0 — 3297 .00
Totals 13.82 Dwiace
PRECISEPLAN 89198 343,04 1171 9073.00 :
AREA TOTALS 7.2 Dhifhe

"

¥ Based on eurrent estimates of family size figures in similar product types.
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A total of @53 1,176 single-family detached, and 53 multi-famuily dwelling units is gre proposed which would tend
to accommodate approximately 2760 3,521 persons at a family size of 2.9 persons per dwelling unit. This The
higher end single-family product takes advamaga of the higher elevation and views available of Biack Mountain,
across north City, and the ocean, eastern ion_of Neiphborhogd 4, 2 acres of multi-family are
mm the eqastemn i . The i ily residential will provide housit

2. Marne Corps Air Station QMCASY Miramar
4 5 located west of the Julian deparure corrldor for “vfannf: Qg[ps Air Stalmg {MCH.S} ‘viu'mﬂ.
: .

YWhile development on the

gxpenienes concern over gijeralt notse and qverflight. Oceupants will both see and hear mililary aireraft and will
gxperience yarying degrees of noise and vibretion. The Marine Corps believes that enhanged awareness within
affected areas would be an advanlage to nearby communitics.

F. DEVELOPMENT PHASING

Phasing of development within Neighberhoods 4, 5 and 6 18 praposed to bedirectly related to the provision of
the major street network. and other infrastruclure as set forth within the adopted Public Facilities Financing Plan
for Carmel Valley, With this assurance that public {acilities will be provided commensurate with the provision
of housing, actual phasing of individnal housing products can become a function of the marketplace.

It is anticipated-that development will begin within Neighborhood 6, more specifically lots 7, 8 and 9 and within
units 1,2 and 3 within Netghborhood 5. These specific areas are located with easy access from Carmel Valley
Road, El Camino Real and the first major street inward from El Caming Real. A total of 5 major products can
be marketed at one time throughout this phasing procedure. Sewer, water, road access and atilities can be
provided with minimal offsite extension cost. This phasing sequence Is also consistent with the philosophy of
expanding development within Carme! Valley from west (o cast in order to take advantage of freeway and major
street access with minimal cost.

The designation of Carmel Valley Road as an official state route {SR-56), shall dictate future changes in right-of-
way requirements for Carmel Valley Road. This, in tum, will necessitate concurrent revisions in land use,
tentative maps, and development plans for Neighborhood 4 and 5. The preeise plan takes these potential factors
into accowtt by initiating development within Phase 1 which is not adjacent to Carimel Valley Road.

After the first phase of development is well imderway, expansion will radiate outward to encompass needed

product types. Figure 12 IJIustrates the phasing plan, Figure 124 11]@ Taes the phaging plan for the eastern most

. Full butl of Phase 5 will require improvemnents to the cireulation network, Table 7
reguired improvements necessarv for incremental phases of development.

G. ZONING IMPLEMENTATION

7




Adoption of the precise plan is but one step in the series needed 1o initiate development within the precise plan
area. While the precise plan and attendant design element provide guidelines for the review of development plans
and tentative maps, actual implementation depends upon the implementation mechanisms provided within the
City Zoning Ordinance. For the implementation of the precise plan for Neighbarhoods 4, 5 and 6, zoning is
proposed as illustrated on Figures 13, 134, 14 and 15 and as briefly described in Fable-S Tables 5 and 5A.
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TARLE 5A

Zaning
___Land Use Category 2oning ___Brnef Description of Zone*
Single Family Detached : SF1 Minimum lot size of 5000 sq. ft.
Neighborhood 4
Small Lot Attached & Detached SF3 Minimum lot size of 3000 sq. ft.
Meighborhood 5
Single Family Detached SEZ Minimum lot size of 4500 sq. ft.
Meighborhood 4 & 3
Elementary School & EF School & Park Use
Weighborhood Parks
Neighborhood Commercial NC Neighberhood & Visitor
Neighborhood 6 Commercial Uses
Visitor Commercial v{ Visitor Commercial Uses
MNeighborhood &
Low-Densify Residential MF1 Maximum Density to 15 units/acre
Neighborhood 4 & 6
Medium-Density Residential MF2  Maximum Density to 22 units/acre
Neighborhood &
Employment Center EC Minimum Jot size of 46,000 sq, ft,
Neighborhood &
Tennis Club and Religious SP Educational, recrestional, institutional
Facility pubhc or quasi public uses
Equestrian Center A-] Stables & arenas/boarding facilities
Park Site Neighberhood 5 0S Open space and public park use
Open Space/Neiphborhood 4 08 Pasturefirails/open space

* See North City West Planned District Ordinance for further description of specific
zone district regulations,

21 Robugdata05505 5.0 mddtbl 5, whd



J. EQUESTRIAN COMPONENT

in_the eastern poriion of Neighborhood 4 is an 8-acre Equestrian
recreational horse activities. The center will be linked to existing trails in Bell Vall he west and the North
City Fuhwre Utbanizing Area to the east {(Fieure 4A). A horse crossing will be nrovided at Carmel Vallev Road

1o access these rails and is depicted in Fipyre 16A.

NEIGHBORHOOD 4 EQUESTRIAN CENTER

The Equesirian Center shal? be sited to consider three major factors: toporraphv, wind direction and proxdmity
railz and resideniial fagilitics.

Fhe Equestrian Center site should afford protection from prevailing winds. while beine dowrnwind of residential
uses. The si | ¢ advantage of the natoral amenities, such a3 views, without infringing on sensitive

ATEAS,

The Equestrian Facility should be located far enough from residential areas that noise gnd odors do not disturb
homeown Landscape piantingg shall be incorpor to provide buff: ween the Fouestrian Center and

residential areas,

A Concept Landscape Plan ig incorporated jrio the Urban Design Element with gre detail on lands

standards,
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III, URBAN DESIGN ELEMENT

F. LANDFORM AND GRADING

The purpose of this section is to provide general criteria for grading within Carmel Del Mar, These criteria are
intended to create a pleasant aesthetic environment by working together with landscape planting, eireulation, and
land use, as well as other elemenis of the total community, The concept drawings in this section are intended to
show peneral conditions and are not keved to specific locations. They are intended Lo serve as guidelines that can
be used in evaluating proposed final grading plans.

igvout, character and landscape, a3 well as other desizn dejails.

1. Congepts and Guidelings
h. In c:rrdﬂr to diminish the vigual impacts of brush manaergment and to retain the natural look of

existing slopes. plant materials of varving heishis shall b n slopes he effect of
horizontally and i i i

the brush management alternatives to be used along with equestnan trail locations that are

adiacent to residential vses. Landscapine featumes such as walls, fances and shrubs along with
useof then i hic relief shall be used o maintain separation bebween trian

and residential uses,

G. OPEN SPACE AND RECREATION

The preservation of open space in Carmel Del Mar is a significant component of the commumity design concept.
Regardless of the aesthetics of structures, humans require a ccrtain amount of quality open space within their
home and work environments to maintain an optimum level of physical as well as mental heaith, Within these
open spaces, provisions for recreational opportuniiies shall be considered. These include both active and passive
recreation areds.

Open space can be defined a5 the total grea of land andfor water within the boundaries of the project which are
designed and intended for use and enjeyment as open space areas. [t shall not incinde [and covered by buildimgs,
paved areas (for mutomebiles) or accessory structlures.

Open space generally includes arsas such as parks and trail systems through developed areas which have been
mproved to allow for active or passive recreational uses, plazas, landscaped slopes, and landscaped areas along
major roads within the area. The open space system is composed of several elements, including the major open
space areas located in the nertheastern and southeaster portions of the precise plan arca and the interior slopes
which will be generated by creating the nlding pads. These slopes will be landscaped 1o provide erosion control
as well as visual separation bebween building pads. Another element of the developed open space system is the
landscape right-of-way and building setback areas along the streets. The strectscape will create much of the
project’s character as a dominant visual element which extends through all areas.

Within the open space of the ¢astern most portion of Neivhberhood d.alsa wn g8 Phase 5 stemn of
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equestrian trails ig pronosed. The proposed systemn is based upon the existing wmimproved trails and flow
tiroughout the distarbed of the . trails and open = area a8 shown in Figure 17A. Those ioms

of sengitive habitat not nagement within this ares will be pres

be provided adjacent to the equestrian center on Carmel Vallev Road (Figure 17A) providing an opportunity to

conneet to a future trail system in Subarea IIL

Penas u| on Preserve via the proposed trail batween Carmel Vallev Neiphborhood's 8A and 10, and the
; Trﬂl]s in the ncfua Subares 5 and cY Phase 5 of Neiohborhood 4

that the construction of SE-56 immediately south of tha Phase 5 arca incotpurate an undemnass 1o exiendgd the trail

throush_as vet undeveloped property itnmediately o the north of the Phase 5 area It is expected that the
permanent presence of the equestrian cenler and the provision of the internal Phase 5 seement of the trail will

rovide itnpetus for working out the sepmenils of the irail itmmediately south and north of the Phase 3 area.

The #oal of the trail svstem is o
joumeys. The advantage of multiple points of access to the lrail system, both within and outside of the phase 5
areq, is that they create trail loops, 30 people need not return the way they came. and so pegple with limited time

ical abilities can enjoy a trail walk or ride.

The Phase 3 portion of the major north-sguth trail will provide loop alternatives and ready access for residents

of Carmel ¥allev to the larpe gpen space svstems in Penasquitos Canrvon. the North City Futyre Urbanizing, Area,
nd the San Diegmito River Valley,

The last major element of the open space system is the existing SDG&E power easemcnt arca. Figure 8
iliustrates in concept form how a portion of this easement may serve as @ primary pedestrian link tying the
school/park site to the proposed Tennis Club directly to the south of Carmel Country Road,

While providing for recreational use within the easement, it is necessary to provide for vehicular access to the
power lines for cleaming of insulators and iine maintenance. Landscaping should be designed to screen power
poles, maintenance vehicle access, ete, Care should be taken to net call attention to undesirable elements.

Where recrestional uses are to be accommodated within the easement, the landscape palette shall conform to the
recommended plant list for recreational open space shown on the Master Plant List, When no use other than 2
pedestrian path is proposad. landscaping shall utilize a combination of native and naturalized planis as specified
in the plant list for restored open space shown on the Master Plant List.

H. LANDSCAPE MASTER PLAN

1. Introduction

The design, installation, and mamiznance of landscapes has been in progress in various neighborhoods of Carmel
Valley for several years. The original landscape Master Plan for Carmel Vailey is the basis for the following
discussions of landscape considerations. The concepis and guidelines have been refined 1o take advantage of the

experiences of the last few years. The conceptual landscape plan is illustrated in Figure 16 and the landscape
master plan is illustrated as follows:
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4. Landscape Development Implementation

All required landscaped areas, other than medians and matufactured slopes, not planted with lawn should have
an area 1o shrub ratio of not less than one shrub for 50 square feet of shrub/ground cover area.

a. Area Wide Concept Landscape Standards

(11)  Equestrian Areas

{a} Within the eqstern most pertion of Neighborhood 4, near the Edquestrian Center. sirect

trees shall include Catifornia Pepper Tree (Schinys molle),
[£s)] Open_gpace_yegetation shall consist of native and drought tolerant shrubs and

=]
% serub and chaparal ve 1

{c) Open space pastire shall occor only in disturbed areas and shall be revesstated with

grasseg. Open space pagture areas shall be fenced from open space vegetation areas
to prevent digturbances,

f12) _ Brugsh Management

(bl In order to minimize the visual impacts of brush management and o retain the natural

look of the existing glopes. brush management zonss will incorporate mdulating

foligae mags fo reinforee native textnres. color and form.

(c) It arens with limited for brush mana lendscape walls will be incorporated.
Please seg Figure 162,
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IV, PARKS, RECREATION, AND OPEN SPACE

D. OPEN ARE

3. Natural Arveag

Most of the nattral open spaces in the precise plan area will be located within Neighborhood 4. These provide
a nerth-south linkage throughout this neighborhaod and focus upon the school/park complex proposed along Del
Mar Heighis Road. This open space basically consists of rather steep canyon slopes which exdst within the area.
Figure 6 (previously discussed) filustrates a typical cross-section of these natural open space areas. A nature trail
is proposed hinking through the natural open space area within Neighborhood 4, This trai em branche
eastward in the neighborhood to | crate the E tans Center. Approximately 23 acres of pastures. trai

and open space will be maintained in the eastern portion of the neivhborhood. The natural areas i Neighborhoed

4 will have aceess to the nanmal greas in Subarea ITT e east via an equestrian crossing and trail on Carmel

Valley Road, depicted on Figurg 17A. All gpen space and trails within the project will be privately owned angd

maintained by either a H ers Asspciabion, or other Citv-approved entigy,

3, Manufactured Oyen Space Linkages

Neighbarhoods 5 and & contain major manufactured open space linkages to provide access between neighborhood
facihties. They serve to provide pleasant pedestrian and bicycle access without conflicting with automobile traffic
and provide a major neighborhood identity feature. Typical illustration of a manufactured open space link is
provided in Figure 22.
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VI, CIRCULATION ELEMENT

A, ACCESS/EXTERNAL ROAD SYSTEM

Repiongl access to the Carmel Valley community Plan Area is provided by bwo freeway interchanges, the
Interstate 5 (I-53Del Mar Heights Road interchange and the -5/Carme] Valley Road interchange. -5 is presently
constructed as an eight-lane freeway adjacent to the precise plan area. Surface strests which provide access to
the community plan siea inchide El Camino Real and Carmel Valley Road which provide cast/west aveess in the
south central portion of the commusity plan area. Both of the freeway interchanges and all of the surface roads
described above will provide access to development within Neighborhoods 4, 5 and 6.

Certain improvements will be made to the external road system in conjunction with the development of Carmel
Valley. These improvements have been outlined fn the Public Faciliies Financing Plan, Del Mar Heights Road
is eventually expected to be construeted as a six-lane facility. El Camino Real will be constructed as 2 six-lans
facility (o accommodate driveway access to adjacent Employment Center property. The ultimate conliguration
of these external reads and their relationship to the remainder of the major and neighborhood street system within
the precise plan area is shown in Figure 24. Improvement of this system will uitimatelv be required in
conjunciion with the development of Neighborhoods 4, 5 and 6.

OF specific concern is the alignment and design treatment of Carmel Valley Road which will be constructed as
the Statf: Routa 56 Frf:fmsw Flgure 26 ﬂlustratv:s the demgn treatment for this facility. Aceess-points-to-Carmel
- " megirects _Af the time that

SR—E& 15 mmgleted i I'ﬂur 1g|_1& mmggg mc mnmt pﬂrtmn of Camiel Valley Road will have a end-de-sac
to the north of SR-36,_ The eastern portion of Neighborhood 4, which includes residential and equestrien uses,

will gain access to the gommunity to the west vig a connection to Carmel Knolls Drive. This two lane eollector
i vide pocess to SR-56 via Carmel Knolls Rd. to Carmel Country Road. The northeastern p_guign of

Meighborhood 4 will accegs SR-56 vig the Caming Sanla Fe interchangs under thr: atea buildout gcenario, These
aotess pallis are Impontant in relieving oy ible additiona! impacts to Del Mar Heichts Road. Direct access

to the Equestriant Center and adjacent housing to the north will be served by Cammel Vallev Road and Del May
Hetphts Road, Fieure 244 illustrates sthe cirenlation and access points for the eastem portion of Neiphibarhood
4. Table 7 outlines the rangportation improvements that are required for meremental development phases.

D. ALTERNATIVE TRANSPORTATION MODES

4. Equestrian Trails

The 1975 Plan for Equestrian Trails and Facilitizs suggested that the E] Caming Real trail (No. 5) would extend

from the western end of San Clemente Canyon northerly to the Guajome Regional Park north of Vista Seven

of the fifteen miles of trail within the City of San Diego would be located on publicly-owned land or utility .
casements, and the other eight miles would lie within areas proposed for open space acquisition. A portion of

thus trzal svsbem iies within Neighborhood 5 of Carinel Valley and was originally envisioned to utilize the SDG&E

easement. However, since 1975, Carmel Valley Road has been designated as a future freeway with 2 grade

elevation precluding the construction of a horsa crossing at the point where the sasement meets the future

freeway. Inorder to accommodate this horse trail, it is proposed to bring its alignment next to Carmel Country

Road to allow the horses to eross the futwre freeway by utilizing the fiture Carmel Country Road overpass. This

alignment is illustrated on Figure 4.
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The & acte cquestrian center of Nelghborh 4 will have access to the tails in Meishborh 4 Alzg ey

effort will be made to connect to the proposed trail svstem planned for the arsas to the south. north and east, via:

- the connection north from the northem boundary of the phase 5 area to the San Dieguite River
Park

. the comnection east osed trail system in the MOFUA Subarea [T TV and onto
the repional trail svstem :

. the connection south o the Penasquitos Presgrve.

Design standards contained within the 1575 Plan for Equestrian Trails and Facilities suggest that ten feet should
be the designated trail width and where fencing is desirable or mandatory, the distance betwesn the parallel fences
should be fifleen fect. Accordingly, a Afteen foot distance is proposed for the horse trail adjacent to Canmnel
Vallev Road and Carnel Country Road southeasterly of the SDG&E easement within Neighborhood 5. A total
of twenty feet dedication behind the curb on the southerly side of Carmel Country Road is proposed. The first
five feet would be taken up by a contiguous five foed foot pedestrian sidewalk. A rail fence would be constructed,
leaving 15' between the rail fence and the rear property line walls of sbutting property for the equestrian trail
Maintenance of the Equestrian Trail will be accomplished by the Carmel Valley Lighting and Open Space
Maintenance Distriet. :
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TABLE 6

Land Ulze Surmmary
#Dwelling Estitnated

Item o o Acres Uinits Population
NEIGHBORHOOD ¥4 -

i-Familv 4,00 33.00 125,00
Single Family Detached S+ 25002 -85+ 117100 -2764- 3396.00
Open Space —49-dd-  F4.44
Neighborhood Commercial 5.00
*Recreation Center (1.8}
Elementary School/Park Site 16.10
Major and Collector Streets ~R231- 523]
Equrstrian 800
Totals 33787 40987 DS 1226400 =7&0- 3521.00
NEIGHBORHOOD#5
Single Family Detached 12559 663,00 1923.00
Duplex (Paired Single Family) 29.52 234.00 58500
*Open Space (10.74)
*Detention Basin {1.44)
Elementary School/Park Site 18.18
Tennis Club 10.77
Rzlignous Facility 1502
‘Maior and Collector Sircels 43,57
Totals 242 65 897.00 2508.00
NEIGHBORHOQOD 6 o _
Lot 9 (13-22 du/ac) 10.75 192.00 35500
Lots 7.8,10 (7-13 dufac) 52.66 350,00 1013.G0
Lote (7-15 du/ac} 10440 10400 185.00
Lots 11,12 {13-22 dufac) 25.98 422 (0 731.00
Lot 13 {7-15 dulac) 37.03 313.00 058.00
*Renaissance Parks (3.87)
*Open Space {60.97)
*Detettion Basin (1.80)
Empiovment Center 52,54
Visitor Commercial g.59
Retail Commercial 13.10
Major and Collector Strests 20.41
Totals 241 44 1782.00 3297.00
Total Planning Arca ~82H06 853598 3638 390500 -B5of- 932600

E-dotueidata 95055, 0T addaimm. whd

;36




TABLE & {Contimied)

Atreage Summary

Land Uze Agres % of Planning Area
Residential “Sres 597 &FEF 4L1M
Opan Space (Neighborhoad 4) ~0:44 7448 -6 83%
*Dietention Basing (3.34) {2.8%)
*Open Space (Neighboerhood 5) £10.743 f1.2%)
*Open Space (Neighborhood 6) (60.97) {1.2%)
Elementary Scheol/Park Site 3428 38%
Employment Center 52.54 594
Visitor Cormnmercial 0.39 1.1%
Fetail Commereial 13.10 1.5%
Major and Collector Strects 12525 14.0%
*Henaizsance Parks (387 (0.6%4)
Religious Facility 1502 1.7%%
Tennis Club 10.77 1284
Equestrian 800 0.9%
Totals 893108 95.4%

* included within residential acreage
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TABLEY

SEABREEZE FARMS TRANSPORTATION PHASING PLAN

vvvvvv

e

] South Connection

1 South Connection

[ R

Suuﬂw.rest of project to Carmet Knolls Dr.

Huthii

‘. Sauthw&st nf project to Carmel Knolls Dr,

2 ER &6 Expressmy _

3 Can‘ner Walley Rd.

Westem SR-55 terminus to Elk. Min. RBd.

P S

FI'D]BCt access to Del Mar Heights Rd.

R

i xﬁg
Cnnstru::t 2 lane collector

IR

R

Gnnstmct 2 lang callector

Gunstruct 4 Iama E}mresaway

linprave anr:l w‘pden madwa}r and intersectmn tn 4!:1

- - —— . add signal If wamanted -
4 Del Mar Heights Rd. From western terminus to east end of Constrect 6 lane mafpor | _ Others (a)
- —_ —_ Lansdala. . . . -
5 Del Mar Heights Rd. Carmel Valey Rd. to Carmel Valey Bulkd half of the ultimate roadway (44" BB
L B communiy boundary widen to 50 at intersecion
o 6 Del Mar Heights Rd Landsdale to Camel Valley Construct & lane major Others (a)

_|sommunity boundary

S8= Seabreeze Fams

{a} Funding shall be provided by TransnetFBA/C I Others as appropriate,
(b} 3eabreeze Farms shall construct and aeck reimbursement from others 25 sppropiste

1 Hoia: "Responsibia Farhr' shmuﬁ intabla are pmllmmw A pHOCEsE ufdala{mlring encact fabr-ghare contr|hdkans to neeabed IErovsnenns sell b comphatend during 1ha devaloprment phase.
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