
PLAN IMPLEMENTATION 

Thus far the North City West Community Plan has set forth goals, 
objectives and proposals for achieving a new community. This 
portion of the Plan contains recommendations for the implementa­
tion of the North City West Community Plan which will require 
continuous coordination between the developers and various levels 
of local, state and federal governments. Considering that the 
North City West area could require many years to become fully 
developed, many aspects of development are long term in nature 
and will require a sustained effort for their achievement. Fore­
most among these efforts will be the accomplishment of the 
Planning Principles for new community development. 

The implementation chapter of this Plan has been divided into 
three sections. The first section reviews implementation tech­
niques that should be util ized in carrying out the Plan. The 
second section discusses Development Phasing and Precise Develpp­
mentPlans. The third section summarizes the scheduling and 
financing of public facil ities by Plan Phases. 
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IN. P L E MEN', TI 0 N TEe H N IOU E S 

LAND USE 

In order to accomplish the goals and objectives of the North City 
West Community Plan future urbanization must attain the desired 
development quality indicated by the goal statements. At the 
present time several ordinances exist which are aimed at attaining 
at least a minimum standard for land use development. These in­
clude the zoning, subdivision, planned development and grading 
ordinances. While these ordinances have been adopted the key 
factor to recognize is that they exist to require that a base 
level of accomplishment be satisfied. While the ordinances do not 
preclude development to higher standards, most developments tend 
to adapt to the minimum standards which in turn dictates develop­
ment deSign. The result of utilizing minimum land development 
standards is reflected in typical repetitive standardized lot and 
street patterns with massive land displacement, cutting, scarring 
and disruption of the natural environment in order to produce a 
greater lot yield. 

Development within North City West must rise above these minimum 
standards. In order to achieve higher standards of development 
it is recommended that zoning and planned development ordinances 
be used together as a single tool in place of the normal zoning 
and the subdivision map process. In addition, strict controls on 
grading must be applied. These controls, coupled with the require­
ment for comprehensive development unit precise planning, can 
greatly modify current development practices so that community 
goals will be achieved. The following summary statements regarding 
planned developments, zoning and grading set forth the procedures 
for implementing the land use elements of. the North City West Com­
munity Plan. 

Planned Developments 

The intent of the planned development is to encourage imaginative 
and innovative planning to permit greater flexibility in the design 
of planning units. The planned development is acknowledged as a 
tool which provides the best options for the developer, particu­
larly in the clustering of developments and in the application of 
common open space. At the present time the planned development 
exists for residential and commercial uses but should be expanded 
to accommodate industrial uses. 

The North City West Community Plan proposes that most residential 
development, the town center and industrial-office center be 
processed under the planned development procedures. 
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It is therefore recommended that: 

• The Planned Residential Developments Ordinance, Section 
101.0900 of the San Diego Municipal Code. be utilized to 
process residential development. 

• The Planned Commercial Developments Ordinance, Section 
101.0910 of the San Diego Municipal Code. be utilized to 
process the integrated development of the town center. as 
well as the neighborhood centers and visitor commercial area. 

• That the development plan process incorporated within the 
M-I-P zone be utilized for the industrial office center. 

It must be further stated that all development processed through 
the planned development procedure must also be zoned in order to 
determine basic density and use of property. The zoning and 
planned development ordinances together provide the basic method 
for implementing the Land Use Elements of the North City West 
Community Plan. A narrative of recommended zoning to be applied 
to the North City West community follows. 

Zoning 

The community plan is a long-range development guide for the North 
City West new community and as such is not meant to precisely 
define zoning measures and limits. However. in general. it is 
recommended that the following interpretations and relationship of 
plan proposals to zoning be util ized in future administration of 
the plan's proposals. Zoning should not be granted prematurely. 
rather it should be granted in conjuction with planned develop­
ment permits which require that development occur within a 
reasonable time period. 

• Very Low Density Residential (0-5 d.u.p.a) 

R-I-8 through R-I-40 zoning should be appropriately applied to 
the very low density residential areas. Generally I unit per 
8,000 square feet of land. or the R-1-8 zone will be appro­
priate for development proposals in most areas as this zone 
will permit the recommended maximum 5 du/nra. The PRO ordi­
nance must be util ized to achieve the average plan density 
proposals. Conventional subdivisions based on net acreages 
will not generate the plan density proposals. The Planned 
Residential Development Ordinance provides the developer with 
more flexibility and freedom of design than does the conven­
tional subdivision procedure. Hopefully through a combination 
of more restrictive single family zoning such as R-I-B, and 
the Planned Residential Development Ordinance. housing innova­
tions in design can be accompl ished within the very low-density 
residential areas of the North City West new community. 

Implementation - 121 



• Low Density Residential (5-14 d.u.p.a.) 

Selective application of the R-1-6 throu~h R-2 zones will Imple­
ment proposals of the low density category. The R-1-6 zone 
will apply to proposed detached single family developments at 
the lower end of the density range. The R-1-5 and R-2 zone 
will be appropriate in areas proposed to be developed with 
townhouses, attached residences, and cluster housing. The 
Planned Residential Development Ordinance allows the flexi­
bility to develop to the proposed density category and at the 
same time provide for the construction of the pathway systems. 

• Low-Medium Density Residential (15-29 d.u.p.a.) 

The R-2A zone which allows a density of 29 du/nra will accom­
modate virtually all garden apartments proposed to be 
developed within this density category. Again, the Planned 
Residential Development Ordinance should be applied. 

• Medium Density Residential (30-44 d.u.p.a.) 

The R-3 zone is appropriate to implement the medium density 
proposal of the Plan. This zone allows a density of 43 du/nra 
which will accommodate vertical development as well as low 
rise apartment complexes. In view of the fact that the only 
location for medium density is adjacent to the Town Center 
some proposed interchanging of this area with the Town Center 
may be appropriate based upon the future precise plan for the 
Town Center. 

• Town Center 

The CA-S zone is generally appropriate for the Town Center. 
This zone is primarily intended to accommodate community and 
regional shopping centers. However, it should be pointed out 
that additional controls in the form of a Planned Commercial 
Development Ordinance must be applied to the Town Center 
before the underlying zoning is granted. 

• Neighborhood Commercial Centers 

Neighborhood commercial centers proposed within the community 
plan should be Included as part of the precise plan for each 
development unit and be zoned CN. This zone is specifically 
designed for neighborhood shopping centers and contains 
standards which are designed to minimize possible conflicts 
with adjacent residential uses. 

• Visitor Commercial 

The CR zone should be appl ied to accommodate the proposed 
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Visitor Commercial category within the Community Plan. This 
zone requires a one acre lot size and adequate setbacks, land­
scaping, and development controls. Assurance that construction 
will commence within a reasonable time period upon granting 
the zone change should be obtained. 

• Industrial-Office Park 

The M-IP zone should be appl led to the Industrial-Office Park. 
This zone contains within it the development standards and 
necessary Development Plan approval procedure for the con­
struction of a high quality industrial office center. 

Grading 

The present City of San Diego Grading (land Development) Ordinance 
basically allows cut and fill earth moving to result in slopes of 
I~ horizontal units to one vertical unit as long as the reSUlting 
slope is not greater than 60 feet in height. Planting and irriga­
tion is required. The goal of preserving the natural environment 
within the North City West Community cannot be achieved through 
utilization of this ordinance. It is therefore recommended that 
the Grading Ordinance be revised to incorporate the following 
grading principles. In the interim it is recommended that the 
following grading principles be util ized as conditions of approval 
of precise plans for individual development units and resulting 
Planned Residential Developments within North City West. 

• Design housing to fit the basic slope of the site. Investigate 
the use of retaining walls, terraces, split level or platform 
houses to minimize grading. 

• When earth moving is necessary, contour the land rather than 
cut and fill. The basic character of the original site should 
establish the site development theme. 

• In steep terrain red~ce the requirements for level areas such 
as street width and yard areas. Split streets, multi-level 
houses, platform houses and decks should be utilized rather 
than the use of design concepts and standards that are geared 
to level land. 

• Preserve smooth flowing plains in the ground form. Steep 
slopes are difficult to plant and maintain. Nature will 
eventually break down sharp edges through the erosion process 
which is especially harsh within most of the North City West 
study area. The resulting damage and cost of repair could be 
greater than the factors which suggested creating the slope 
in the first place. 
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• When it is impossible to avoid the creation of a steep bank, 
necessary benching to slow the runoff of water and sl ides 
should be incorporated into a pathway system. 

• Planting of natural plant covers on all created slopes together 
with irrigation and maintenance must be required. 

• Developments within or near areas of Hazardous Geology as 
defined in this Plan must submit a full report by a competent 
Soil Engineering Firm which will investigate the extent and 
severity of the hazard and outline the techniques required to 
eliminate the possibility of future landslides or other 
geologic failures. 

OPEN SPACE 

The implementation of the proposed open space system within the 
North City West Community Plan is critical to the biological, 
psychological and organizational success, of the conmunity. In 
order to establish the greatest benefit to the future residents 
of North City West in the use of improvements within the open 
space system, guidel fnes for the preservation, maintenance and 
use of this sytem must be established. The City of San Diego is 
presently in the process of preparing a report entitled "San Diego 
Open Space Management", which, if adopted, will provide the neces­
sary guidelines for open space maintenance and use. 

• I t is reconmended that the "San Diego Open Space Management" 
report be adopted and appJ ied to the open space system within 
North City Wes t. 

Another major factor in implementing open space within the commu­
nity is the method by which it can be acquired or controlled. The 
following methods are suggested for use in obtaining the North 
City W~st open space system. Detailed detenmination of exactly 
what method will be used for specific properties must await a pr~ 
clse ways and means and financing plan. 

City Regulatory Powers 

• The zoning of all lands designated for open space within the 
North City West Community Plan should remain within the 
Agricultural Categories. In addition, the Floodway, Floodplain 
Fringe and land Conservation zones should be appJ ied where 
applicable. 

• The Planned Residential Development and Subdivision Ordinances 
allow the Imposition of permanent open space easement restric­
tions. This regulatory power should be utilized wherever 
possible to obtain the walkways and smaller open space areas 
which exhibit unique natural environmental characteristics 
within development units. 
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• Taxation policies coupled with multi-use of open space for 
compatible land uses, such as for agriculture should be 
fully investigated. 

Purchase of Major Systems 

• The Ci~y should encourage gifts of title or easement as a 
charitable contribution. Available tax considerations, living 
memorial legacies and contributions based on civic motivation 
add weight to this method as a realistic alternative. 

• Where it is possible to use the area for agricultural purposes 
it may be necessary to acquire title in fee; but in some areas, 
purchase of easements may be sufficient to retain the open 
space character of the land. 

• The purchase of excess right-of-way for open space purposes is 
recommended when an open space area jointly facilitates a 
major street. This is an especially reasonable alternative 
when major streets are used as a tool for structuring the form 
of the community, particularly neighborhood units. 

• The open space system should be acquired by the property owners 
through the assessment district procedure. Lease-back arrangements 
for agricultural purposes could be considered. 

TRANSPORTATION 

Precise engineering studies are necessary to provide the basic 
guidelines for street and transit design proposals involving 
alignment width, signing, integration of stops, routes and 
stations, parking restrictions, bikeway routes and street construc­
tion. In addition, landscaping and financing measures must also 
be included. It is recommended that programming be continued for 
appropriate studies regarding alignments, grades, bikeways, and 
related engineering considerations relative to the proposed major 
and collector streets patterns. It is recommended that emphasis 
be placed upon the implementation of balanced transportation 
facil ities. 
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PARK AND RECREATION FACILITIES 

It is recommended that those public park and recreational facilities 
required to serve North City West be financed by the property 
owners prior to development of the area. 

EDUCATIONAL FACILITIES 

The North. City West Community Plan proposes elementary, junior, 
and senior high school sites to serve anticipated school enroll­
ments. Proposed sites have been generally selected to serve 
individual neighborhoods while still permitting flexibility in 
sizing and location. Precise site boundaries should be determined 
as part of the individual development plans for each neighborhood 
area. 

It is recommended that proposed school sites be reserved in the 
general location shown on the community plan map. The actual site 
selection will be the responsibility of the school district. It 
is also recommended that developers work closely with each of the 
school districts within the area in projecting the growth of 
housing, population, and school age children. In addition, in 
accordance with City Council Policy 600-10, individual developers 
are required to complete necessary arrangements for the provision 
of school facil ities to the satisfaction of the school districts 
involved prior to requests for zoning. 
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CAPITAL IMPROVEMENT PROGRAMMING 

The development of North City West will require coordination of -
public agency programs with those of private developers. In this 
regard the City of San Diego's Capital Improvements Program which 
catalogs city-wide needs for a six year period is probably the 
most important publ ic agency program. Each year the City prepares 
a list of urgent projects which can be financed within the next 
six year period. The first year of this program is formally 
adopted by the City Council while the balance of the program is 
adopted in principle. 

Responsibil ity for the provision of publ ic facilities required to 
meet the needs of North City West in both the short and long range 
future must be considered in the formulation of the City's annual 
Capital Improvements Program. In such a manner timely provision 
of needed services to new residents can best be assured. Among 
those matters to be considered are streets, drainage, pol ice, fire, 
parks and 1 ibrary facilities or services. 

The sources of revenue for all capital improvement projects in 
North City West should be assessments or fees levied against the 
property owners. 

PLAN MAINTENANCE AND UPDATING 

It must be recognized that the North-City West Community Plan 
cannot be a static document. The Plan must be maintained on a 
contemporary basis through periodic review and updating which will 
take into account trends, new techniques and various other factors 
that affect the community. A comprehensive review of community 
growth and change is therefore recommended at five year intervals. 
At the time of these reviews the relationship of development 
trends to the goals, objectives and proposals of the Plan and 
investigation of new implementation tools should be evaluated. 
Reviews of a less encompassing nature may be appropriate at more 
frequent time periods and should be undertaken in response to com"" 
munity needs. 
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SPECIAL STUDIES 

In the preparation of any plan covering an area as large as North 
City West, the need for more detailed studies and analyses becomes 
apparent. The following precise plan studies are recommended. 

• A balanced transportation system which analyzes transportation 
modes, routings, right-of-way requirements and financing. 

• Detailed plans for public facilities within the community. 
Such studies would generally involve specific programs based on 
community needs, site location and development plans Including 
offstreet parking, landscaping and special features or facilities; 
and cost estimates. 

• Hospital care facilities to be undertaken by the Comprehensive 
Health Planning Association of Imperial, Riverside and San 
Diego Counties. 

• An open space system including which lands will be purchased 
through the assessment district procedure and the timing of such 
purchase. 

• Since preservation of the natural environment is of utmost 
importance, it is mandatory that all relevant development 
projects include a detailed environmental impact analysis in 
accordance with the City's Environmental Impact Report 
Procedural Ordinance. 

• A complete cost-benefit analysis should be prepared for the 
North City West Community. 
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PHASING AND. PRECISE DEVELOPMENT PLANS 

The North City West Community Plan contains a series of objectives 
that require adopti~n of precise plans for each development unit. 
town center and the industrial-office park before proceding with 
subdivision maps, zone changes and grading. Two basic conclusions 
must be reached before undertaking the preparation of these pro­
posed precise plans. The first is what should be the sequence of 
development, and the second is what should the precise plan contain 
in terms of elements. 

Development Phasing 

The purpose of Development Phasing is to allow the City and School 
districts to more efficiently coordinate the implementation of 
public facilities through assessment districts and fees with the 
development of land in a logical growth pattern. 

As an adjunct to Development Phasing, a Public Facilities Section 
follows in the final section of this plan. This section discusses 
in detail the public facilities which are required in each of the 
Development Phases. Estimated costs which are to be borne by the 
property owners are also included. 

Development Phasing divides the future growth of North City West 
into three phases. Development units are allocated to one of the 
three phases depending upon the logical extension of the major 
street and utility network and a rough estimate of the economic 
demand for housing. 

The location of proposed development is critical because of the 
desirabil ity of creating efficient and compact units of development 
rather than discontinuous or isolated developments. Non-contiguous 
development requires an inefficient allocation of publ ic resources 
to provide publ ic facil ities and services. 

The phasing ~oundaries sh~n :)0 the following ma? are flexible. 
For this reason, the areas abutting the Phase I boundaries ha~e 
been d,~signated as tral,sitional areas. Adjustments may be 
necessElry at the time precise plans for each neig!1borhood Jnit 
are davaloped. 

Phase I generally comprises that portion of North City West loca­
ted westerly of the San Diego Gas and Electric Company easement, 
north of Carmel Valley, and south of the Penasquitos Sewer District 
boundary. Of the total 5,010 dwelling units prop·:)sed 'flithin 
Phase 1, 1,650 w::>uld be sin3le family detached computed at a 
density of 5 d~ell ing units per net residential acre, 2,100 
would be townhouse units computed at a d'~nsity of 10 dWI~llin9 
units per net residl~ntial acre, 660 'lJould be gard,m apartments 
comp:.Ited at a density of 20 dwelling "Jnits per net residl~ntial 
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acre, and bOO would be high density apartments computed 
at a density of 40 dwell ing units per net residential acre. This 
phase, if developed as anticipated, would provide a population of 
14,000. Included within Phase I are both the town center and 
Industrial-office park complexes. While it is not anticipated 
that these facll ities will be complete by the end of Phase I, it 
is proposed that initial development be under way. 

The estimate for the number of dwell ing units included within each 
phase of the North City West Community Plan, was based upon multi­
plying the acreage in the area minus 15% for streets, times the 
proposed density factor. While the numbers seem exact, they in 
fact are only estimates which correlate with other tables on 
projected housing units contained within this plan. 

Phase II comprises the remainder of North City West located 
northerly of Carmel Valley including the area north of the sewer 
district boundary. A total of 4,260 dwelling units are proposed 
within Phase II including 2,100 single family detached, 900 town­
houses, 660 garden apartments, and 600 higher density apartments 
near the town center. This number of dwelling units is based 
upon assumed densities of 5, 10, 20 and 40 dwell ing units per net 
residential acre respectively. This Phase would generate an 
additional population of 12,250 bringing the total population by 
the end of Phase II to 26,650. 

Phase II I comprises the .remainder of the North City West study 
area which is located south of Carmel Valley. This Phase repre­
sents the logical extension of the community south of Carmel 
Valley and is dependent upon the construction of State Route 56 
or similar major transportation facility which provides high 
volume access to the area. Much of the land area within Phase III 
is subject to geologic hazards. The geologic formation which is 
responsible for the problem within this area is known as the 
Friars formation which is prone to landsliding. In view of the 
fact that these problems exist within the area (access and 
geologic hazards), it seems appropriate that the area develop 
after the better lands located north of Carmel Valley are 'util ized. 

A total of 4,700 dwell ing units are proposed within Phase III 
including 2,500 single family detached, 800 townhouses or mobile­
homes, and 800 garden apartments, and 600 high density apartments. 
The number of dwell ing units is based upon assumed densities of 
5, 10,20, and 40 dwelling units per net residential acre 
respectively. 

Due to the soil and access problems, and the number of small 
ownerships within the area, development will probably proceed at 
a slower pace than Phase I or II. Phase I II would generate an 
additional population of 13,550, bringing the total population of 
North City West to approximately 40,200 persons. 
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Precise Development Plans 

Having described Development Phasing, the next major item to 
discuss is the community plan proposal for the preparation of 
precise development plans for each development unit prior to 
proceding with grading, zone changes, and subdivision maps. The 
follOlli~g map illustrates the individual development uni,ts for 
which a precise plan must be prepared before development occurs. 
It is recognized that ownership boundaries and definition of the 
development units are not consistent in all cases. However, it is 
evident that the logical planning of a new community which uses 
natural topography for the basis of forming development units can­
not be based upon ownership boundaries. Therefore, all owners 
within a development unit must agree on a precise plan of the unit 
and support its approval by the Planning Commission. It is recog­
nized that the requirement for a precise plan for each development 
unit may be difficult to achieve where many owners are involved or 
where boundaries of the development unit divide ownership line's. 
However, it must be pointed out that this problem must be worked 
out or it will be next to impossible to carry out the new com­
munity concepts upon which this community plan is based. 

It should also be recognized that the North City West Community 
Plan provides guidel ines, proposals and concepts for future 
development. It does not determine precise density or dwell ing 
unit design, precise road al ignments or the precise location of 
community facil ity sites. These considerations are left to the 
developer to work out as part of the precise plan for each 
development unit. The concepts and proposals of the Community 
Plan provide the framework within which the ,developer must work, 
but a great amount of flexibil ity remains in determining exactly 
how the development unit will take shape. Guidelines for the 
contents and preparation of Precise Plans are as follows: 

Precise Development Plan Criteria 

• The development unit precise plan must be in general confor­
mance with the North City West Community Plan objectives and 
proposals in terms of overall density, neighborhood concept, 
major open space delineation and major and collector street 
patterns; 

.1 I lustrate the complete circulation system, including local 
streets and transit, and further indicate how the system will 
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relate to the total North City West circulation system; 

• Illustrate a system of separate bicycfe and pedestrian path­
ways linking the neighborhood center with the residential 
areas and open space system and also illustrate how these 
pathways can link to the town center.; 

• Contain data describing the housing balance projected regard­
ing the quantity and/or proportion of low and moderate income 
housing, as well as a plan describing efforts to be made to 
maintain an ethnic and racial balance; 

• Contain a detailed design plan for the layout of the neighbor­
hood center including shopping area and uses, neighborhood 
school and park; the city and local school district must agree 
to the sites and design of the facil ity; 

• Illustrate the timing of necessary public facilities through 
the assessment district and fees approach to serve the 
development; and 

• Contain an environmental impact statement. 

Town Center Precise Plan Criteria 

• The Town Center Precise Plan must be in general conformance 
with the North City West Community Plan objectives and 
proposals in terms of overall concept and major street system; 

• Illustrate the complete circulation system including local 
streets and access, mass transit and further indicate how the 
system ,,,111 relate to the total North CityW:!st circulatiol"l 
system; 

• Illustrate a system of separate bicycle and pedestrian I ink­
ages to the surrounding residential areas; 

• Contain a site plan layout of uses, parking, landscaping and 
walkways within the town center and include the relationship 
to adjacent areas; 

• Illustrate the phasing of construction; 

• Provide all necessary public facil ity sites to serve the com­
munity and relate these sites to the proposed use components 
within the Town Center; and 

• Contain an environmental impact statement. 

134 - Precise Plans 



Industrial-Office Park Precise Plan Criteria 

• The Industrial-Office Park Precise Plan must be in general 
conformance with the North City West Community Plan objectives 
and proposals in terms of overall concept and major street 
system; 

• Illustrate the complete circulation system including local 
streets and access, mass transit and further indicate how the 
system will relate to the total North City West circulation 
system; 

• Illustrate a system of separate bicycle and pedestrian linkages 
to the adjacent town center and nearby residential areas; 

• Contain a site plan layout of the proposed lots and the site's 
relationship to the town center; 

• Include design and site criteria for the construction of 
individual industrial and cffice buildings; and 

• Contain an environmental impact statement. 
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PUBLIC FACILITY FINANCING 

The Pub I i c Ro Ie 

The City has determined. through experience that allowing resi­
dential development without first insuring that the public facilities 
necessary to accommodate the residential development would be . 
available as and when they are needed, is. detrimental to the health, 
safety and general welfare of the citizens. The development in 
each plan phase should thus be closely monitored to insure that the 
proposed public facilities to serve each area are, in fact, scheduled 
and guaranteed to be provided concurrent with need. Each Development 
Unit Precise Plan should be measured against this implementation 
program to insure compliance with Council Pol icies, Including 600-10. 
While the City through its Capital Improvements Program may be able 
to provide certain publ ic facilities necessitated by development 
pursuant to this plan, and while school district may through COn­
ventional financing methods be able to provide some or all of the 
school facilities necessitated through the residential development 
provided in this plan, it is readily apparent that other sources 
and methods of funding public facilities will be necessary if 
residential development is to occur in the near future. The potential 
use of assessment district proceedings to finance public facilities 
is acknowledged. In addition, there is a potential that additional 
fees for such facil ities as libraries and fire stations may be imposed 
by the City as a condition to the granting of building permits. In 
any event, In approving this plan the City in no way intends to 
obI igate itself to rezone any portion or portions of area included 
in the plan unless and until there is a guarantee that the public 
facil ities as defined hereunder will be available to the residents 
as and when they are needed. 

This section of the plan is intended to provide a description of 
the implementation program required to support private development 
of the conmunity. The Development Phasing section of this plan 
divides the construction of the community into three phases. 
This section discusses the public facilities needed In each of 
three development phases. It also Indicates certain public fac· 
ilitles requirements which must be met in one development phase 
prior to entering Into the subsequent phase. 

A pub! ic facil ities implementation schedule is also provided. This 
schedule is intended to indicate the general time frame for the 
implementation of each public faCility, by development phase. 

Phase r Actions 

Streets 

Major streets required through Phase I are EI Camino Real between 
the sewer district I imits and proposed State Route 56, Del Mar 
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Heights Road between 1-5 and San Diego Gas & Electric easement, 
Green Valley Road between State Route 56 and Del Mar Heights Road, 
Soledad Valley Road between Green Valley Road and State Route 56, 
and Carmel Valley Road from 1-5 to Green Valley Road. All local, 
collector and major streets abutting or contained within the 
study area will be the responsibility of the subdividers in 
accordance with Council Policy 200-1. 

In North City West all major thoroughfares are rear abutting and, 
therefore, are rightfully a burden on the entire North City West 
Planning Area. A variety of tools exist by which major thoroughfares 
may be provided which insure that the burden of providing major 
streets rests on the property benefitted in North City West. Legal 
means presently include the Improvement Act of 1911 (California 
Streets and Highways Code, Sec. 5101 et seq.), the Municipal Improve­
ment Act of 1913 (California Streets and Highways Code, Sec. 10100 
et seq.), the San Diego Utility Improvement Districts Procedural 
Ordinance (San Diego Municipal Code, Sec. 61.0901 et seq.) (with 
amendments to provide for street improvements and for a special 
election as now required by the Revenue and Taxation Code), and 
recently enacted Senate Bill 1747 which provides' Special District 
Proceedings through the Subdivision Map Process to construct major 
thoroughfares. 

School s 

Permanent school facilities which are required to serve the 
Phase I population are five elementary schools, one junior high 
school, and the senior high school. 

The respective school districts in the area, by law have the requirement 
of developing schools within the area. Like other districts in San 
Diego, however, money to provide capital facilities is not currently 
available. Methods of providing money are, however. available. It 
is a clear requirement of this Plan that no re-zonings may be 
granted within the North City West unless and until both acquisition 
of school sites and construction of capital facilities Is guaranteed 
in a manner consistent with Council Policy 600-10. 

Approval of the North City West Community Plan is specifically 
conditioned upon the premise that school facilities will be provided 
concurrently with development in such a manner as to serve the 
educational needs of the area. 

The Council presently contemplates the formation of assessment type 
districts to provide schools. The Council also recognizes the 
current restraints upon the use of existing statutory authority for 
the acquisition and construction of school sites through assessment 
district proceedings. Should assessment district proceedings prove 
to be burdensome or unworkable, the Council reaffirms its basic 
contention that no re-zonings will be approved until an alternative 
to assessment district financing is implemented. 
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To that end a plan for provision of educational facilities is a 
mandatory element of the Precise Development Plan as discussed in 
pages 129 through 134 of this plan. C~lifornia Government Code, 
Sec. 65860 requires zoning to be in conformity with the General 
Plan for an area as previously noted on page 39 of this report. 
Consequently no zoning less restrictive than the A-I zones can be 
in conformance with this plan unless a workable plan for the 
provision of educational facilities is clearly and definitely set 
forth in the precise plan for the area. 

Parks 

During Phase I four neighborhood parks will be required. In 
addition the community park and recreation center should at least 
be initially developed during Phase I. . 

The park fees required pursuant to San Diego Municipal Code, Sections 
99.0101 through 99.0106 and Sections 102.0800 through 102.0811 
could provide for some of the funds necessary for the construction 
of these parks. In addition, the provisions of the San Diego Park 
District Procedural Ordinance of 1969 (San Diego Municipal Code, 
Sec. 61.0601 et seq.) combined with provisions of Section 61.0801 
et seq. should be used to acquire and develop these neighborhood 
parks. 

Other Public Facilities 

A two company fire station is scheduled in the current CIP and 
will serve North City West as well as Torrey Pines. This station 
should be located within the town center. 

Library service should be provided by bookmobiles during Phase I. 
In the latter stages of Phase I, planning and implementation 
should be started so that a I ibrary can be .scheduled for construction 
during Phase II. It is proposed that a large branch library be 
constructed at the corner of major streets within the to~n center. 

There are presently no assessment district statutes (either state 
or local) which would provide for the construction of fIre stations. 
However, subject to the opinion of bond counsel, It is possible that 
the San Diego Utility Improvement Districts Procedural Ordinance 
(San Diego Municipal Code, Sec. 610901 et seq.) referred to above 
could be amended or that a new procedural ordinance could be adopted 
to provide for the construction of fire stations by assessment 
district proceedings. Again, however, if the assessment were to be 
imposed on an ad valorem basis, a special election process would 
also be required. 
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Phase II Actions 

Streets 

Major streets required through the Phase I I period are Del Mar 
Heights Road between the gas and electric easement and the easterly 
study area limits and the extension of EI Camino Real. Continuing 
traffic analysis should be made during Phase II to measure the 
impact of development on the major street network. Construction 
of the area's public transportation system should begin. 

The remarks concerning assessment district procedures contained on 
page 137. Phase I Actions - Streets. are also applicable here. 

Schools 

Three elementary schools and one junior high school are required 
to serve Phose II development. The remarks in connection with 
school facilities contained in Phase I continue to be applicable 
here. 

Parks 

Four neighborhood parks are proposed within Phase II. The remarks 
contained in Phase I - Parks, element are applicable here. 

Other Public Facilities 

The large branch library should be scheduled and constructed 
during Phase II. This facil1ty will serve both Phase I and II 
areas in addition to the Torrey Pines area located west of 1-5. 
Financing is expected to be by bond issue. However. alternate 
approaches such as an interim assessment' district, sale or lease­
back arrangement with private enterprise should be considered. The 
location for the library should be within the town center at the 
intersection of major streets. 
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Phase III Actions 

The construction of State Route 56 should be underway (and 
complete) before Phase I II begins. This facilitiy is critical and 
must be functional before additional housing units are permitted 
within the community beyond the levels established for Phase I 
and I I. In addition, major streets required through Phase III 
period are Green Valley Road, Mofeta Drive, Carmel Mountain Road 
and Soledad Valley Road Extension. 

Schools 

Three elementary schools are proposed within Phase III. 

Parks 

Two neighborhood parks and one community park and recreation 
center will be required to serve Phase II I development. 

All of the applicable types of improvements referred to above 
are discussed in the earlier phase actions and the same general 
rule applies In this phase as well as in the others. 

The following public facilities implementation schedule sets forth 
cost and general time frame for the implementation of each public 
facility by development phase. 
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PUBLIC FACILITIES IMPLEKENTATION SCHEDULE Shl'l't 0"" 

S TREE TS 

Del Kar Heights Rd. 

Carmel Valley Road 

[I Camino Real 

Soledad Valley Rd. 

Green Valley Rd. 

Kofeta DriYe 

Carmel "ountaln Rd. 
t: 

State Route 56 

SCHOOLS 

[I~ntary III 

[Iementary 112 

[I __ ntory 113 

It.-ntary /Ilf 

PHASE ONE 

Early Mia final 
(197)$) 
CO\l\ 

X $1.922.000 
(1-5 to SOGE Easl'ment) 

x X $1,566,000 
(1-5 to Grl'l'n Valley Road) 

X 51,851,000 
(Sewer District Boundary to 
Carmel Valley Rd.) 

X 
(Green Valley Road to 
Carmel Yalley Rd.) 

$ 926,000 

X X $1,282,000 
(Dl'1 Kar Hts.Rd. to 
Carmel Valley Rd.) 

(see attached note) 

X 

X 

X 

X 

$1,300,000 

$1,300,000 

$1,300,000 

$1,300,000 

PHASE NO 
(1973$) 

Early Hid final Cosu 

X X 5 991.000 
(SOGE Easement to Plan Boundary) 

X X $1,353,000 
(Sewer District Boundary to 

Yia de la Valle) 

PHASE THREE 
(19735) 

Early Kid Final Cous 

X $1,424,000 

(Carmel Valley Rd. To Carmel Ktn. Rd.) 

X $1,424,000 

(Carmel Valley Rd. to Carmel "tn. Rd.) 

X 51,068,000 
(Carmel Yalley Rd. to Carmel Ktn. Rd.) 

X $2,421,000 
(Sorrento Yalley Rd. to East Plan Boundary) 

X 
(1-5 to East Plan Boundary) 



PUBLIC FACILITIES IHPLEHENTATION SCHEDULE Sh~~t Two 

PHASE ONE PHASE TVO PHASE THREE 
(1'373S) (197]S) (1973S) 

Early Hid Final Costs Earlv Hid 
SCHOOLS (cont'd.) 

final Costs Early "Id Final Casts 

EI~~nt.ry 115 X $1,300,000 

E I ~~nury 116 X $1,300,000 

EI~~ntary 117 X $1,300,000 

EI~~ntary 118 X $1,300,000 

E I ~lIM!ntary 119 l SI,300.000 

EI~~nt.ry /110 X $1.300.000 

EI~~ntary 1/11 X SI.300.000 

Junior High HI X 53,000,000 

Junior High 112 X S3,OOO.000 

3 High School X $7.600,000 

" ~ 
i PARKS 
::J 
rt' 

N~lghborhood 1/1 X $ 200,000 III 
rt' 

0 N~ i ghborhood 1/2 X $ 200,000 
::J 

U'I N~ighborhood /13 X $ 200,000 
n 
J 

N~ighborhood 114 X $ 200,000 ~ 
a.. 
c: 

N~lghborhood 115 X $ 200,000 
(II (Next to Jr. High) 

Neighborhood 116 X $ 200,000 

~ N~lghborhood 117 X $ 200,000 
w 

Neighborhood H8 X S 200,000 



.c­

.c-

3 

" 
~ 
3 
~ 
::J 
rt 
III 
rt 

o 
::J 

VI 
n 
:r 

" 0.. 
C 

~ 

PUBLIC FACILITIES IHPLEHEIITATION SChEDULE 

PARKS (cant'd.) 

r:~19hborhood 19 

~o lie I Com. Park 

Neighborhood III 

COII1IIun Ity 'I 

Euly 

PHASE O~E 

HI': Final 

x 

Sheet Three . 

P~IASE TVO 
(197)$) (197)$) 
Costs Euly HI.:I Final Costs Early 

x 

$ 870,000 

Cc.nmur.1 ty 12 

opeN ~PACE (costs tQ be detenmlned) (costs t<J .,~ detel1lllned) 

rJRF. STATION 

LIBRAa.,. 

TOTALS 

Source of Costs: 
S~n Olego Joint Clty/Ceunty 
tCONGHIC ~NALYSIS P~OJECT 
The Economics of Urbanization 
PRase - I final R~port 
februdry lb. 1973 
(All fl~ures given shouid be 
r~gdrded as appr~Klmate). 

:< $ )77.COO 

x $ 855.QOO 

$26.';'''--;000 $10~ .-905--;000 

rllASE THREE 
(197)$) 

Hid Final Costs 

$ 200,000 

x $ 200,000 

x $ 870.000 

(costs to be detenmlned) 

ln~5Ci7 .000 iii. 

*IE Is suggested that the tlrst Fha~e I)f Carmel Valley Road be coordl.luh~11 with the California Division of Ilighways ·wlth regard to the planning 
for the futur" Route 56 Free~ay throu!Jh Carmel Valley. If t:,e roadbed of Carmel Val1ey Road could be located on the alignment of the future 
freeway, and constructed In a manner suitable to freeway de,lgn, this road could ser~e as an Initial stage of r.~ute 56. State funding of • 
F;)rt Ion of the IA,provement ~lOuld be e;.toccted. 

**Costs for State Route 56 and open space are not Included. 
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CONCLUSION 
The North City West Community Plan proposes a form of urbanization 
based upon the environmental aspects of the land. If this urban­
ization is to be achieved, strong commitment to the plan must be 
emphasized. Plan commitment more than likely, will generate 
controversy, not only between the City, developers and environ­
mental groups, but among -other governmental levels such as the 
Comprehensive Planning Organization, County, State, and Federal 
agencies. These governmental agencies must also work in directions 
parallel ing and reinforcing the City's commitment to the North City 
West Community Plan. Separate actions having a regional impact 
taken by many of these mentioned agencies not in conformance with 
the Plan will, most likely abort a potentially successful form of 
urbanization. 
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Examples of existing and potentiaJ problems which will have a great 
impact on the success of the North City West Community Plan include 
the relative degree to which land can be consolidated or to which 
owners can agree on specific development unit precise plans; the 
ability to finance the tremendous amount of public facilities 
through the assessment district and fees procedure; the provision 
of housing within the price range necessary to provide for a balanced 
population; and finally, the degree to which the plan concepts and 
proposals are supported by future City Councils. 

In answer to these problems, it has been acknowledged that if 
present development trends are allowed to continue, the qual ity 
of San Diego's natural environment will be slowly destroyed. 
Therefore, there is no other choice but to solve the previously 
mentioned problems. 

It must also be stated that all future plans, including the North 
City West Community plan, must contain a degree of flexibility 
since nothing in today's world can be overly rigid in view of 
changing lifestyles, needs and technology. However, these 
considerations are generally misunderstood. The Plan, comprising 
goals, objectives, and proposals must be considered very carefully 
regarding flexibil ity. The new communities approach as recom­
mended by the ~orth City West Community Plan will not be success­
ful if basic goals, objectives, and proposals are not strictly 
interpreted and carried out. 

Flexibility is provided within the framework of the precise 
development plans. Land use arrangement and neighborhood design 
elements have been left to the developer, or developers, of these 
individual units. Through this aspect, the developers of North 
City West are offered the challenge to create diversity and market 
their products. 

In summary, the new communities approach as proposed by the North 
City West Community Plan is not without its problems. Only 
through continuous, committed action by all levels of government 
can the plan become a reality. However, the public of San Diego 
has demanded a change. The question of growth and development has 
been fully articulated by citizens of San Diego during recent 
months. The City is deeply concerned over future growth as 
evidenced by City Council Policies 600-10 and 600-1B. It is felt 
that this challenge for future growth and development can be met 
by the new community concepts and implementation of public facilities 
through the assessment district and fee procedures set forth within 
the North City West Community Plan. 

146 - Conclusion 

J 



-; 

LAND USE SUMMARY 

Residential Acreage 

DENSITY ACRES (GROSS) 

40 52 
20 128 
10 444 
05 11470 

TOTAL 2,094 

Dwell ing Units and Population 

DENSITY 

40 
20 
10 

05 

Commercial Acreage 

TOTAL 

TOWN CENTER 
NEIGHBORHOOD CENTERS 
VIS ITOR 
INDUSTRIAL-OFFICE PARK 

Pub 1 i c Fac i1 it i es 
ELEMENTARY SCHOOL (11) 
JUNIOR HIGH SCHOOLS (2) 
SENIOR HIGH SCHOOL (1) 
NEIGHBORHOOD PARKS (10) 
COMMUN I TY PARKS ( 2) 

UNITS 

1,800 @l 2. a 
2,120 @l 2.5 

3 , 800 (Ii> i: ~ 
6.250 (Ii> 3.2 

13,970 

60 acres 
24 
15 

.ill 
202 acres 

F IRE STATION 
BRANCH LIBRARY WITHIN TOWN CENTER 

Subtotal of Gross Development Acres 
Freeway and Hajor Streets Acreage 
Gross Development Acreage 
Open Space 

TOTAL STUDY AREA 

NET (·15%, 

44.20 
108.80 
377.40 

'1249.50 
1,779.90 

POPULATION 

3,600 
5,300 

11,300 

20.000 
40,200 

110 acres 
50 
61 
50 

..1l 
308 acres 

2,604 
296 

2,900 
1.386 

4.286 

STREETS) 
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NORTH CITY WEST 
RES IDE NTIAL 
:;:,;'", VERY LOW DEN. 5 DUI AC. 
.. LOW DEN. 10 DUlAC. 
_ LOW MED. DEN. 20 DUIAC. 
_ MEDI UM DEN. 4ODU/AC. 

COMMERCIAL 
mIl ALL CATEGORI ES N-
!Ell NEIGHBORHOOD V-VISITOR 

PUBLIC FACILITIES 

rn SCHOOLS E-ELEM. J-JR. S- SR. 
P-PARK N-NEIGHBORHOOD C-COMM . 
eLlBRARY A FIRE STATION 
TRANSPORTATION . 

= FREEWAY 
- MAJOR STREET 

-- BICYCLE PATH 
• ••••••• PEDESTRIAN 

* TRANSPORTATION 
TERMINAL 

_OPEN SPACE 
I· ",':1 FLOOD PLAIN 

- COLLECTOR STREET I~~~!--~!~~I ~ 
o 1,600 ~,200 4,800 FEET 
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DATE: 

TO: 

FROM: 

SUBJECT: 

CITY OF SAN DIEGO 
MEMORANDUM 

September 25,1998 

Carmel Valley Community Plan 

Nick Osler, Senior Planner 

Amended Community Plan Boundary 

On August 4, 1998, the Council of the City of San Diego approved Resolution Number 
R-290606 which modified the boundary between the Carmel Valley and Sorrento Hills 
communities. As shown on the attached map, 0.3 acres has been transferred from the 
Sorrento Hills Community to the Carmel Valley Community and 0.4 acres from Carmel 
Valley to Sorrento Hills. The Sorrento Hills addition is designated for Low Density 
Residential (5-14 dwelling units per acre) and the Carmel Valley addition is designated 
Low Density Residential (5-14 dwelling units per acre). 



W~CA 1 t::) FQCPB(TY 
RELOCATED FROM SORRENTO 
HILLS TO CAR.lV1EL V ALLEY .. _ 

N)ICA TCS PRc:P.:::2TY 
RELOCATED FROM CARJvfEL . 
V ALLEY TO SORRENTO lffiLS 

( GRADED SLOPE) 

CARMEL EST A TE5 

. ·1 



. ... ·\'/:':':'·:·;rii5h~·~;[~N ~-~-' -_.,,-.-"-\' ':~.t,>:·. .' '.:" : ... :.~:~.: . i .. ::~1~·~~;b~ , . 
....... :~~~~: ..... : .. ~~: .• ~i: .. '::.:.. .."; . :"::. ''-7-. · .. ·'1 .. ·· ",. '" .... . .... ; .... ::;:':.: .. :.;~;: ...... ,,' \: /;:~':r:~ ,,;'.! :': .. ;'. 

..... .'~;' ......... :::.\ .... ~ . .J<ENN ~DJ.. .'.... I ';:'.. " ..... '''- tr ")~::: •. \ \" :! .... : : .1 .. \!. • .' 
.. ".~ .. -:":..... .... .. :i~!; .. ·:· t ::~., •• '.. ..... ~ ••••• "'. ~ .. . ..... • •••• ~, ••• '. .... •••• .:.;:~!" \\ 'uo'·: !.': ...... t :." 

••• ' .. ,.'::--'" ..... " ............... ", ' .. 0° .. • •••••••• - ;" ... ~. : ••.• '.... • ".: • ,," .. II' 0"' I .. • .• 0,' \' .0 :j .. '.. • .. 
•. • •• r , ••• :.... ..; ;:. ...... '. '. "'lESS'IE .---~ .' . .,..... .. , ".~., , ..... , .... . r" •• " • '.'" • 

. :: ....... ~~~?~::: : ..... <~ .. ::.:.: .' .' .,..;> ,,:.:: ' . . >..(1) :~~:.:.:~.: .. :.: ... , .. ' ~'. '<.' '::.: .. :.:':. :.,-.: . ~':.;:.~. :'.'. CITY.:~f::~1\ ~ .::·j~·~y "'1' :, .. :::,/ /~ .~~:> ::I~:?~~ 
.... .:~. . ...... ' ., •.. ,. . . '·~1 .. · <ANUSI<lEWrCZ, .~.~....... .... '. SAN DIEGO'" -:(~"I ! tr\c":,, .. :: .. \~· • .'I .~' 

.. .- .. ~-:.!.. ~. - • .'-' . ..: :;- , . ,-' ., .;;, .:. '·0 '0' ' •••• eO. •••• ..,... •• ".: ,' ..... " '. • <oi .,.;" .. " 0' Ii' "~'I .- ~''''''''''''' .. ' ..... . t : .... , .,. :: ... ~. . ..... ," .~.:,...... ".... '. PARDEE [3'" . ,. ~.:. '''. ........ ""';"; ,'., '\ .• , ... Y'.~." .... " • '.~, \ 
;::.: .... :,.,J .• f' _.,'::"."~' .. ' ::; .\ ......... ~:.~.. . '" '. .~_. '.. ...... ~ • _._.". uO ". ~ .. ;~ .. ~:\ • r \\~~ .... ;.,..~;;:,\\ .. '\ ' ~,.::-~;. 
..•.. ;" ....... :. .· .. ~:I: ·· .. :····) ...... ;"':·:" .. : .. ··· .. nIGOll: .. ·~.~ .. ":~'. :: ... ~ ........ I ......... '. '<'-:1 : \ \~/:.I,i,/ .... '.\ ".:-
.;"r~\, ,,;/". ;:...':: '-';' .. ~.' '. .... ZfMM~n-MAN'~':':':::~"::~":'"'''' ~~ •... ? .: <;:', ':'\' \~: .. .! r i..~~.~~:/.\ \\\ t ( r . 
.'! .•. ;;:"' : :'/ ' . ~'., ;,;., • ...... '. ,., .. '~'j::J .'. . \ . ' .. :. "':! t{~:··:.:· :.,,:~'.\. ~<. ':~. '1 i:,:. { "'YH 
.; '"'' .. '. • • ... I~" ....... ... ~ • ::. ~!.! .. , f... :;':-'.: :'''...'' . :. ! '!:~ .. -.1 ! _ .,.' : .1.· .. ·.· ........ ' . ....... .. .. ALTHOusE .. ~:. , ... -' ':., ~: .; .' . . ..... ~, J.t.t"'Ii' " 

BECKER' . .... . '" :' .. ','-(: ~' :. . . I • ~ ~·'!·'''' .• (i ". 

N . . OD SA ..... ... ~::-.,.::. .. ..... :, . .', ... : <: .. ,~ :':;:': { .... ! /, 1 ';'1\.11 :' 
EIGI-I~ORI-TO 'lC·~p.P~~¥.~N· -_. ... .\. .1 ..- ..... '> ... < .. ':\\·;:~~~lil}\~l.ji . 

m r e c ~ s e rp l a n l\ ... WRlGHT,.... . .... - ................ < ! r ";\fl)\ \ \ .. 
'. IJ: .. :.' OM'ACHI '\ .... : !''', .... "\\"1 ~';:~IW':\ I~ l-=======================::!..I '. ., ... .. . , .... , ,: to \ I ., '~.r··G· A"LLAGf'rl-R , .. J f' \. I , .. i ,-", i·· 

......... ". '. ' ........... :. .'.t. :?~. ~."." ': i PARDEE A,..,,:.~ \\'1' ~I(:·'~.I (~~. 
:........ . .. "', \\~~. 

PROPERTY OWNERSHIP ::::"':::\'1' .--:>,:., . .'.:, .. ,:-. i; _J,' i~/ I(~? l:; ::, / U L \~I'~\~ ......... ~ ..... .. ......... - .•.... '.' .' . I I '.' J . ;'..... .1'. • I \; '\ I

J 

.'. t 

M .... :~ .. ' \ .... .... I \.' :".f. ::',,~\ I ) ) ~ ~I ."\"~ AP ., /' . \" ...., ,"1 : . " 1. I 

·t. .... 

." 
I'. 

I" • 

';. .... :, .... 

. ' . 
'0:' 

.. )'.. ........... '''"~.. I ! \! / .... j' .,:\ . . -. \ .) 'I vi' .... , i' 

rt 
"'. .. ... -... ..... a ........ .... , ••• \ '. ..' ." ~ . , s' ~ 

•. ~ ...... , ., ... ,.,.:.-::-•.• .1" .... , ......... ; . · .. ··TO'iU~EY .. PINE;S : ........ :·1 . f .... j .. /.1 :.(.,:\ " I (Si'<~ ~~,:.:~ 
.. ... ~, '.~.:: .. ':, .. ;'U"'''''''''~'::::~<' I'N' v·;;rJ·~MENT~GRO:Up-·T·· i.f ):.~ \~\\:.' .... J '\I:·:l\:\\.y.(~:i·· 

I.' j'~ t: • . ,. ' ............. " .. : ;::. • .' .. ~~.;:;, I ..... . I - • '...: ; .... '- .... :t![,.. It : .,'- ~-'l i, I' \, '\ 
..' . t· .,:.. • ' ...... ",' :.; (tORREY'PINES ESTATES) , • • .. -:;~ \~if;j,.f' \'\~";:;'\ .. ! . .-:-.: .... 1:)\ \ \ . 

.. " ........... -.......... ;..... \. ,·.1·.... . ........ !..... "~",:. ... .. 1. .' . 'I \ ;:.t~';,'II: ... \·~·~'.". \ .I..~ ... =;:: • .;t ... ~ .\ • .'. .......... .... , ...... ' ............ : .. > ....... : .. ~::..... ..... .. .. : ... ::" .. <~".' ". ::) .... ·JI;II i:. .; 'I.:!.' :"" f··;~\':~r,:.~·.,!, . i 1 

" D: S' i,:,:;:}?'~::" i:-~:~iQ1?;:/:;~~:·:U ·:::,:::;;::;:;i:~!;-:r;/'.~;\:;;':·;~::'_;:~')~':f: ~ , " ,I ~;;?~J I .':~:;:~.; c ,', ;~~i ~'i~t.5J~ 
,. ' .... ''.'';'. ',.; '. " ,.". . ->. - . .. ~ .' ,. i; . . .l ..... ' •.. . r: ., ......... -" -.,. :.:.: ;;.; ............. - I ~. , ,i ... ~ LD.ER \ r' . \'" ..! ,\},. t.'. ! ii. :Sil-.. .;:"", 
. - . ,.' ·• .. 1 ....• /....-: ... ~·.··:·.I .. ·.··'· ... ··:.· . . , ......... :., ............ ,~ .. ,. Iii) {TORREY SURF) i,.· '''-';;r!1 ~\.:\ il\. 

,.~ . 
. :·t. ,::' ~ . 

,-..; ..... , .. ~.:.'::,.::< .. :.:: ...... ::';':'.: ···· ..... :'f::·:~:'· ..... /: . . , ......... ;?: ... ~\ .. ) . .i. I.~ ..... ~ ... :... I'! "1 .\ :-.. ." \.,. !.: 
;;~ .. ".!:-:.: .. l •• r···:/.~··~·· ..... :; ...... ) .. : ...... ,..-,,' : ... ·.,:.::.,:·:.· .. P"·RDEEC·· 1~. , ... , ..•.•. !, I. __ ; .... "1\" 
:: ..•. :;,( ' .. ' .. ' .. ; ... ". ••.• ", .' ." ...... H ',u' r··".' .. i .[ i ... ' .,.11' . ./' \' I 
:'.: ·;·;:'·d .. ·_-:-" .... ··;·.. L·AMA·SbRRENTO··· ... ··· ............... ~: ... ' .' .... ,..,. · ..... ·~·.:·:l i I! ( '(,"\' . ' ...•. ,.,(~ . .. .'.:~ .. ,:: ~~. . ............ : U. ,', .... ........ .. .. <:: ... : ........... ~ ,,< .... / .... : .. f/.~: .. ·,"0 .,::. ,: .. ~:,\:\, " ' .. \ \. .. j I \'.~>\'I" \. 'i<·.:;:!:~i.'\-· 
·,.CI "1.\ ..... :.::: .......... (WEST~Rfi)·PAq~!cJt~usl':'!.G) ........ ,.:(.., <.>\ .... ·~:.<): .. r¢ . .- ::WESTBROOJ( 1 \}I.</;) ,',,,,." I .. ' '::':~:';j~~ 
• '.~' ~ " •.•• " . ,'-,I .o1 I . . , . ' . . , .' . . I ILfl _..' •• ' • • :'. I J • f • ... A ,.~!::: .. : ......... :..::: ... : ......... , .. ~ .• ',' . , i.' ',':" ..•. . . . .... " .' .. ,.; .... · .... ·,·: ...... ·:, ... '.' .• :.'c6MMUNITIES,-:: ... j-·I ..... , . .,: 

' ... -:: .. :.:~.:.: .. :.;. "./' ;', : ·C:'· :'~ .. ;~.':~./ .,.\ , .. ::...... / ~.':'" .~>.::: .. :; ..... >~~< .. :.: .. ::. .' '.1 ( . • .. ·(CAR·MEl· Es+A~ES] '~~:I -5~:;'/' . ".' " \\ 

~f;~;:;2:'~ ", ,::;,,:;,·-,t;;~:;;r.,.· .'::',,' .~~/, ~:~:;j:~::,: ....• ,:;:;';~'.:~,:' i:>'::~·dt~.: iA tic;: i:<.~} :'~jiU i;i ,;\ 'l '~;i:;/i';'i~:i.<~%.< >} 
, ... ~.~'::::~.!:\ .' . ,..! ,.<:.;: .... '. ',: ........ :.~ .. </ {'~":"':',J':i':' .........r- 111'0 <"")I)I~FNTO 1111 \.S 

......... : ..... ~:, ~ •• : •• ' ..... '" ..... o· • ..:.~ • Q\. \. 4 , 

AMI~N[)MI~NT 


