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CARMEL VALLEY NEIGHBORHOODS 4. 5, & 6 

PRECISE PLAK 

PREFACE 

On Kovembcr 18. 1982, the City Plunning Commission of the City of San Diego unanimously approved the 
Carmel Valley Neighborhoods 4, 5, & 6 Precise Plan "ithin the Carmel Vall:,;' Community Plan by 
Resolution No. 4085. In addition, the Commission considered and certified the Environmental Impact Report 
{EQD No. 81-12-12) by Resolution No 4083. 

The City Council of lhe City of San Diego unarumou.sly adopted the Carmel Valley Neighborhoods 4, 5, & 
6 Precise Plan on December 14, 1982, by Resolution :,.lo. 257673 By Resolution >lo. 257672 the Council 
also certified the information contained in the Environmcnlal Impact Rq,ort for compliance w1lh the 
California Emironmcntal Quality Act of ]970. In addition, the findings of the EIR were approved by 
Resolution :,.!o, R-257674 The Plan and EIR are on file in the office of the City Clerk. 

On November I, 1984, the City Planning Commission of the City of San Diego urnmimousl} approved an 
mnendment of the Precise Plan (Resolution No. 5295) relative to shifting two commercial centers and adding 
twenty-one acres of employment center uses. Also, the Commjssion considered and certified Kegative 
Declarat.Jon No. 84-0594 by Resolution No. 5291. 

The City Council of the City of San Diego llllanimou.sly adopted the Precise Plan on December 18, 1984, by 
Resolution No. 262226 and certified the Ncg3tive Declaration by Resolution Ko 262225. 

The City Coimcil of the City of San Diego unanimous!} adopted an amendment to Carmel Valley 
Neighborhoods 4, 5, & 6 Precise Plan on March 22, 1988, by Resolution No. 270598. 

On Jnly 12, 1990, the Planning Connnission of the City of San Diego approved an amendment to 
Neighborhood 4 ( Resolution l\"o_ 0723), which decreased the number of residential units from J ,004 to 951; 
added a 5.0 acre neighborhood shopping center and pro,idcd an alternative open space designation for right 
of way reserved for a future freeway. 

The City Council of the City of Srn Diego unanimously adopted the amendment on October 16, 1990. by 
Resolution No 276725 

On July 11. 1996 the Planning Commission of the Citv of San Diego (unanimguslv) approyed an amendment 
to Neigh'ooxhood 4 (Resolution :"<o. 2335-PC) which added a 72 acre area which mdudes 275 dwelling units, 
8 acres ofeqµesman area and 25 acres of pasture trails and open space. 

On Julv 30 1996, the Citv Council of the ritv of Son piego certified th,; f,Jivirgnmental Impact Report bv 
Rcsolu~an No. R-21,7703 and adopkd the :-,,reighborhood 4 amendment on Jµjv 30 1996 bv Resolution Ng. 
R-287704. 
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I. JNTRQDUCTION 

A. Pl[RPOSE 

This precise plan has been prepared in accordance with the requirements of the Nerti! City West Carmel V ~lley 
Community Plan. The community plan requires the preparation of individual precise plans for each of the 
iden!:ilkd neighborhoods within Carmel Valley prior to the approval of tentative maps, zoning changes or grading 
plans for each neighl>othood. The purpose of this predse plan is to provide guidelines for the development of 
Neighborhoods 4,5 and 6 encompassing approximately&;:!;! R94 acres of Carmel Valley. 

Companion documents to this precise plan include its accompanying rnviroomental impact report, and the Carmel 
Valley Planned District Ordinance (PDQ). The Carmel Valley Public Facilities Financing Plan and the School 
Facilities Master Plllll are also applicable to this precise pl:in. When adopted, the precise plan and attendant 
documents will become the basis for reviewing ten!ative maps and other plans for development within the precise 
plan i,rea. The Carmel Valley PDQ and Urban Design Guidelines establish the procedures and standw;ls for city 
review of/and development, and maintenance of public facilities arc governed by the Public Facilities Financing 
Plan. The methodology for the provision of schools is outlined in the School F aci!i(ies Master Plan. 

This precise plan should not b-e considered a static document. It must b-e continually monitored to remain 
responsive to community-wide needs and should be amended, as appropriate, in consideration of changes in 
environmental, social, economic or market condit10ns. 

B. LOC,\T[ON 

The precise plan area, encompassing Neighborhoods 4, 5 and 6 ofCannd Valley, is located north of Carmel 
Vlllley Road within the central portion of the city of San Diego's Cannd Valley Community Planning area. The 
property is bordered on the south byC11n11el Valley Road and SR-56; on the west by El Camino Real; lntcrstale 
5 G-5) is located west of EI Camino Real. The designated 10"11 center for Cannel Y alley, the designated first 
neighborhood ofCanncl Valley, are located immediately north of the precise plan area. The east.em portion of 
the property is •sugh!,a bordered by the northern extension of Carmel Valley Road. Figttfo l Figures I and IA 
serve as location lllld vicinity maps of the property. 



D. PLA..'iNT"!',"GBACKGROL't\1) 

Carmel Valky was fir,;t 1dentifi.ed by the Cily of San Diego as an area for f C!lure growr.11 and development ,n 1ts 
Progress GUide and General Plan, adopted in 1967. On Febrnfll) 27, 1975 th.e San Diego City Council adnpted 
tl1e Carmel Valky Community Plan Fi.gara 2 Fi=es] & 2A dcpic': tile community plan area and locates tl1e 
precise plan area within the community plan b=darics. The cormmm.ity plan outlines the c011cepruol 
development of Cannel Valley and calls for the orderly development of rcsidentiol, cornm.ereial, and industrial 
Lmrluses and pub he facilities G1l 4,;!U 4 358 acres of land generating an estimated population of 49,;!.00 40.961 
housed in approx1nrntely µ-s,.:m ]4 245 dwelling-uniLs. 

In the Carmel Valley Community Plan, the Crty of San Diego identified the SJlecific process by which 
development in the precise plan area should take place. The c=nunityp]an divides Carmel Valley inw separate 
precise plan development umts (PDU'.s), as shown m ~ Figures 2 & 2A and requires the adopt.ton ofa 
preeise plan for cachPDCpnorw the approvm of any subdivision maps, zoning changes, or grading plans. The 
communi,;y plan outhnes specific infonnation to be mduded in each proc:ise plan as described below: 

•lbe deve1opmentumtpreciscp\anmust be in general cm1:formancc "~th the Carmel Valley Commim:ity 
Plan objectives and proposals in t=s of overall density, neighborhood con.eept, major open space 
delineation and major and collector strcct patterns; 

•Illusrrate the complete circulation system, including local streets and rransit., and further imhcalc how 
the syskm will rel.rte to !he total Carmel Valley circulation system; 

• Illustrate a system of separaie bicycle and pedestrian pathways linking the neighborhood center wtth 
thncsidential areas and open space system and also illusuate how these paihways can link to the town 
center; 

•Contain data describmgthe housing balance prOJCCted regarding the quanoty and/or proportion of low 
and IIlCJdemte 1m;ome housing, as wen as a plan describing efforts to be made to mamtain and ethnic and 
racial balance; 

•Contain a detuifod design plan for the layom of the ncighbom()od center including shopping area and 
uses, neighborho<Xl school ar.d park; the city and local school di,"1:ric( rnnst agree to the sites and design 
of the facility; 

• Illustrate the titmng of necessary public facilities through the assessment district and fees approach to 
~crve the development; and 

•Con lam an errvironmen(a] impact statement. 

Source: Cannel Valley Comruu.n.ity Plan, J 975. 

At Lhc present time, precise plans for ten PDU's m!hin Canncl Valley hrrve been prepared and adoplcd by the City 
of San Th ego (illustratcJ in l'i-gt,re--2 fiwes 2 & 2AI. Each of these PDUs contains the required infonnatron 
and has bec,n fmmd to be in =fonnai,cc with ilic Carmel Valley Comnnmlty Plan. 
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The prec1Se plan described in this document i.s a plan for three PDU's as shown 011 l"i§we 2 Figures 2 & '}.A. 
These three PDU's are referred to in this document as Neighborhoods 4, 5 and 6. Authori?,ation to prepm, 
a single precise plan covering a!l 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 Resolution #257673. On 
December 18_ 1984, and March 22, 1988, the City Council amended the Precii;e Plan by Resolution #262226 
and 270598 re11pccl.!vely. 

On July 11 1996, the Planninr Commission of the City of San Diego {ummimm1sly) approved an amendment 
to Neighhorhood 4 (Resolution ~o. 2335-PC) which added a 72 acre area which includes 275 dwelling unil.'I, 
8 acres of equestrian area and 25 acres nf nasturc.s, trails and open space 

Cn Julv 30 1996 the City Conncil of the City of San Diego certified the Enyironmentjjj Impact Report bv 
Resolution No. R-287703 and adapted th~ Neighborlwod 4 amendment on July 30 1996 by Resolu\10n No 
R-287704 . 
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E. OPPORTUNITIES AND CONSTRAINTS ANALYSTS 

Prior to designating fond uses for the precise p!an area, a preliminary opportunities and Coll5traints analysis of 
the property was conducted. The analysis included a review of general biological, geological, and topographic 
constraints to development; an cxaminntion of potential road alignments and proposed pubhc facilities; and an 
evaluation of potential views and case of access to and from the procise plan area. The results of that anulysis 
are sho,,m in Ngure-a. Figures 3 & 3A. 

Flood hazard "ouldnot be a significant constraint to development of the precise plan area As shown in Ng>!fe 
;; Figures 3 & 3A, the JOO-year floodplain boundary farCam1el Creek is located south of the proposed alignment 
for Carmel Valley Rnad. 

Visual resources within the precise plan area include views of the Pacific Ocean to the west, Carmel Valley to 
the south, and Black Mocml.ilin and other significant features along the 1-15 corridor to 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 available. Ocean vie\vs as we!! as views of B!ack Mountam, Rancho Bernardo, and Rancho Pefiasquitos are 
availablefrom the extreme eastern portion of the property. Observers in the central portion of the property are 
afforded pleas;mt 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 
tbeCarm,;! Valley area and the North Citvfoture Urbanizing Area. including SR-56 which is a proposed "scenic 
highway." 

1ne eastern portion ofNeighborhood 4 has the greatest topographic relief. The higher elention mesas provide 
outstanding view,; to the southwest. The io,,,tt elevations of Bell Vallev will provide the opportunity for pasture, 
~d open space. 
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Il. LAND U$E ELEMENT 

A. INTRQDUCTTON 

1bis section describes the type, location, and acreage of ,anous land uses proposed for the precise plan area. It 
is important to nole that this Land L'se Element provides only a quantitative or "structural" description of the 
precise plan. The Urban Design Element deals wilh Lhc more qualitallve or design aspects of Lhe land uses 
proposed for the precise plan area. 

While the precise plan outlines specific land use acreage for ench neighborhood as well as residential densities 
and dwelling unit counts for each residential site, the site sizes, densities, and yields may be subject to minor 
modification 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. 

l 

RESIDENTIAL COMPONENT 

:-:eighbolTiood 4 

Neighborhood 4 is the largest and eastern most neighborhood within the precise plan area and oontains the 
greatest amount of topographic relief The northern portion ofNeighborhood 4 is characterized by EWe three 
mesa top areas "hich are divided by fairly steep soulh-trending canyons. Bell Valley is located in the 
southeastern portion ofNcighborhood 4. 

With a total of~ 409.87 acres, apprO'<imntely-%+ l.U.§: dwelling units arc proposed within Neighborhood 
4, v,ith a gross neighborhood density of~3.0 du's/acre and a net residential density of 4,4-1 i__l! du'slacre. The 
land uses proposed forNeighlxirhood 4 are shown in Figure 5 and Sa. Table I is a Table I and JA include land 
use acreage analysis analyses of the neighborhood All acreage is subject to minor modification during detailed 
engineering and design Consequently, the dwelling unit calculations provided within this precise plan may be 
subject to some modification. 

Ncigh00Thood4 is micntedin a north-south direction, t:lking advantage of topography which falls toward Carmel 
Valley. The collector loop system ofbikewoy, pedestrian, and automobile circulation generally trends in a north­
south drrcction. Several fringes of open space, as schematically outlined within the Carmel Va!ley Commuruty 
Plllll, have been iucorpornted into the ovmtll design of the neighborhood. A nature trail (see figure 6) is proposed 
within these natural open space areas. Access to the neighborhood is proposed from Del Mar Heights Road, 
Canoe] Country Road, Carmel Canyon Road, Carmel Valley Road and possibly Carmel Knolls Drive, which 
connect to the loop collector system. This loop system, in tum, focuses upon the schooVpark site along Del Mar 
Heights Road and the commercial center within the Carmel Valley neighborhood and Neighborhood 4. The 
schooVpark site along Del M:ir Heights Road. while at the northern end ofNeighborhood 4, is actually centrally 
oriented to its service area si= it mnst also serve the future neighborhood north of Del Mar Heights Road. The 
over.ill design of!hc collector loop system, with its attendant bikewoys and pedeslriau ways and the north-south 
trending open space system, facilitates easy access to the schooVpark slte and reduces the effective distance 
between residentiul areas !Ind this important neighborhood facility. 
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TABLE IA 

Neighborhoo<L4 Land U_illa 

Proposed Land Use 

Single Family (SF-1) 
filng!e Family (SF-~!) 
Multi-Family (MF-1) 
Open Space 
Open Space, ~es..Tu.ils 
*Recreation Centers 
School/Park Site 
Neighborhood Commercial 
Major Collector Streets 
Equestrian 

TOTALS 

Number of Lots 

951 
22Q ,, 

14 
)_ 
2 
1 
1 

__ l_ 

1226PUs 
---------··- ··---------

* Included within residential acreage. 

R:',J°"',ldola'dl95011 Ol'~dJlbll wk4 

14 

Tota.I Acres 

215.02 
35.00 
,m 

49.44 
25 

(1.80) 
16.10 

5.00 
52.31 

_Ml) 

£19 87 



II 
II 
II TABLE4A 

Topu]ation and Housin~ Mix 

II 
'"" Residential No. ofDU's Percent of Persoru/ Estimated 

I 
Acreage -~ & Density Totnl Neigh- DU Populat10n 

borhoodDUs 

Nei,1Jborhood 4 

I 
Single-Family 25002 250,02 117100 95 % '·"' 3483,00 

I 
Detached 

Mul11-Family ,.oo 4.00 ;;oo S% 2.50 125 00 

I Oiliec 155.85 0.00 

I Neighborhood 409,87 25402 1226.00 100% 2.90 3608.00 
Totals 4.8 Du/Ac 

I Ne1i1>borhood 5 

Single Family 663 00 74% ''° 1923.00 

I Detached 

Duplex (Paired 234,00 26% 2.50 585.00 

• Swgle-Farrn.ly) 

Neighborhood 24265 l 55 11 897.00 WW. 2508.00 • Totals 5.81 Du/Ac 

Nei~horhood 6 

• Attached 1782.00 100% I SS 3297.00 
Residential 

I (Condomimums) 

N~ighborhood 241.46 136 82 1782.00 ""% 3291.00 

I Totals 13.82Du/Ac 

PRECISE PLAN 891.98 543.04 3904.00 9073.00 • AREA TOTALS 7.2Du/Ac 

I 
• Based on current estimates of family size figures ;n similar product types. 

I JS 
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A totalof9M l 176 smglc-fall'Ulydetachcd, and 55 mull!-familvdwelling units is~ proposed which would tend 
to (1Coommodateapproximntely~ J2_ll persons at a family size of2.9 persons per dwelling unit. 'fllis The 
higher end single,.family product lllkes advantage of the higher elevation and views rrrailable of Black Mountain, 
across north City, and the ocean. In the eastern portion gf Neighborhood 4. 2 acres of multi-family are 
mooroorote<I into !he e.1Stem portion of the equestrian center. This multi-family residential will proyide housing 
forthee(lfflian workers as well 1§ creatin~ a buffer between the Equestrian Center and Cru:md Valley RoOO 
to the e!l$. L4rg,:r ",·iew lot" sly le hqme sites are located to tho north and wesl of the equestrian ccni.cr. So\llh 
of the equestrian use, the residential uses are characterized by smaller single-fomilv detgched homes with 2 acres 
of niulti-family to create a range ofhoµsing types. The eastern portion of Neighborhood 4 ,;hall preset"\'C the 
natural, nnduiating @c>earance of the existing landfonn, Design critcna for the housing layout shall emphasize 
varigtions in plfil3:menL form of structm:cs and height so as to prevent a monolithic look from off-site. 

M~rine Corps Air Station (MCAS) Miramar 

Neig:hborhood.4 i:; lqcatcdv,:est of the Jujiandepartµre corridor for Marine Corps Air SMion (MCAS) Miramar, 
While development on the property is considered compatible with flight operations, some residents rnav 
experience concern over nin;rnft noise and overflight Occupants will both see and hear military aircraft and will 
e:,rc;rience Yar):ing degrees gf noise and vibrn[ipn. The Marine Corns be)ieycs that enhanc;,d awareness within 
affected areas wgnld be an adv~n(age to nearby communities. 

F. DEVELOPML'iT PHASING 

Phasing of development within Neighborhoods 4, 5 and 6 is proposed to be directiy related to the proviS<on of 
the major street network and other infrastructure as set forth within the adopted Public Facilities Financing Plan 
fu,-Carmel Valley. With this assurance that public facilities will be provided commensurate with the provision 
of housing, actual phasing of individual housing products can become a function of the marketplace. 

It is lllllicipatcd-that development will begin within Neighborhood 6, more specifically lots 7, 8 and 9 and within 
units I, 2 ard 3 wilhin Neighborhood 5. These specific areas are located with easy access from Carmel Valley 
Ro!ld, El Camino Real and the first major street inward from El Camino Real. A total of5 majorproducl!l can 
be marketed at one time throughout I.his phasing procedure. Sewer, water, road access and utilities can be 
provided with minimal offsite extension cost. This phasing sequence is also consistent with the philosophy of 
expanding development within Canuel Valley from west 10 cast in order to take advantage of free,,,,lly and major 
street access with minimal cost. 

The designation of Carmel Yancy Roud as an official stare route {SR-56), shall dictate future changes in right-of­
way requirements for Carmel Valley Road. This, in tum, will necessita!e concum:nt revisions in land use, 
tentative maps, and development plans for Neighborhood 4 and 5. The precise plan takes these potential factors 
into account by initiating development v,~thin Phase 1 which is not adjacent to Carmel Valley Road. 

After the first phase of development is well =derwav, expansion will radiate outward to encompass needed 
product types. Figure 12 illustrates the phasing plan. Fi~= 12A illµstr;]l(,S the phasing plan for the eastern most 
portion of Neighborhood 4. Jhis fin a) Phase 5, as proposed, is contingent upon the completion of the SR-56 
expr,;s:sw;ry. Full buildom of Phase 5 will require improvements to the circulation network. Table 7 outlines the 
required improvements necessarv for incremental phases of development, 

G. ZONING IMPLEMENTATJON 

17 



AOO!'tion of the precise plan is but one step in the series needed to initiate development within the precise plan 
area. While the precise plan mid attendant design element provide guidelines for (he 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 Neighborhoods 4, 5 and 6, zoning is 
proposed as illustrated on Figures 13, 13A 14 and 15 and as briefly described in Table 5 Tables 5 and 5A 
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Land Use Category 

Single Family Detached 
Neighborhood 4 

Small Lot Attached & Detached 
Neighborhood 5 

Single Family Detached 
Neighborhood 4 & 5 

Elementary School & 
Neighborhood Parks 

Neighborhood Commercial 
Neighborhood 6 

Visitor Commercial 
Neighborhood 6 

Low-Density Residential 
Neighborhood 4 & 6 

Medium-Density Residential 
Neighborhood 6 

Employment Center 
Neighborhood 6 

Tennis Club and Religious 
Facility 

Equestrian Center 

Park Site Neighborhood 5 

Open Space/Neighborhood 4 

TABLE 5A 

Zoning 

SF2 

EP 

NC 

vc 

MFl 

MF2 

EC 

SP 

A-1 

OS 

OS 

BriefDescription of Zone*···-­

J\.finimum lot size of6000 sq. ft 

Minimum lot size of3000 sq. ft. 

Minimum lot size of 4500 sq. ft 

School & Park Use 

Neighborhood & Visitor 
Commercial Uses 

Visitor Commercial Uses 

Maximum Density to 15 units/acre 

Maximum Deru:ity to 22 units/acre 

}..finimum lot size of 40,000 sq. ft. 

Educational, recreational, institutional 
public or quasi public uses 

Stables & arenas/boarding facilities 

Open space and public'park use 

Pasture/trails/open space 

"' See North City West Planned District Ordinance for further description of specific 
zone district regulations. 
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J. EQUESTRIAN COMPONEJ\I 

Located in the eastern portion ofNeighborhood 4 is an 8-acre Equestrian Center, providing boarding and 
recreational horse activities. The center will be linked ID existing trails in Bell Valley to the west and the North 
City Future Urbanizing Area lo the east (Figure 4A). A horse crossing will be provided at Carmel Vallev Road 
to access those trails and is de_picted in Figµre 16A. 

NEIGHBORHOOD 4 EQUESTRIAN CENTER 

The Eguestrinn Center shall be sited to consider three major factors: topogr;rnhv wmd direction and proximity 
to trails ;,nd residential facilities. 

The Equestrian Center site should afford protection from prevailing "inds. while being downwind of residential 
uses. Thy sits: ~hqµld t;lke advantage of the natural amenities, such as views, without infringing on sensitive 
areas. 

The Equestrian Facititv should be located for enough from residential areas that noise 1111d odor:s do not disturb 
homcown,;r,l Landscape plantings shall be incorporated to provide buffer between the Equestrian Center and 
residential areas 

A Concept Landsci!Jl:C Plan is incoroornted into the {;rbrn Design El,;ment with greater detail on landscape 
standard§ 
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III. URBAN DESIGN ELEMENT 

F. LAiWFORi"\I AND GRADING 

The purpose of this section is to provide general criteria for grading ,,.ithin Cannel Del Mar. These crilefia are 
intended to create a pleasant aesthetic environment by working together with landscape planting, crrculation, and 
land use, as well as other elements of the total community. The concept drawings in this section are intended to 
,;how general conditions and are not keyed to specific locations. They are intended to serve as guidelines that can 
be used in evaluating proposed final grading plans. 

Design of the Phase 5 portion of Neighborhood 4 is based on the concept that residential and equetrian uses can 
be both compatible and mutually enhancing, The long term safetv enjoyi!bility, and oconomic yi@ility of 
equestrian activities should be the driving fom; and the chief criterion in anv future decis10ns about neiphborhood 
l:ivout, character and landscape as well as other d!i§ign details. 

I. Concepts nnd Guidelines 

h. Irr order to diminish the ,isual impacts of brush p,g,,wgement and to retain the natural look of 
e1dsting slopes plan( materials ofvarving heights shall he used on slopes to create the effect of 
horizontally and wrticallv undulating terrain. Figure 16 1 and 16.2 :oro•ide cross sections of 
jhe brush management alternatives to be used along with eqnegtrjan trail l9cati9ng that are 
ruliocent to rcsidenti~l uses. Landscaping featmes snch as walls fences and shrubs along with 
the use of the natural topogr;mhic relief shall be used to maintain separation between rauestrian 
and residential uses, 

G. OPEN SPACEAiW RECREATION 

The preservation ofopen space in Cannel Del Mar is a significant component of the community design concepl 
Regardless of the aesthetics of structures, hwmuis require a certain amount of quality open space within their 
home and work environments to maintain an optimum level of physical as well as mental health. Within these 
open spaces, provisions for recreational opportunities shall be considered. These include both active imd passive 
recreation areas. 

Open space can be defined as the total area ofland and/or water within the boundaries of the project which are 
designed and intended fur use and enjoyment as open space areas. It shall not inclnde land covered by buildings, 
paved areas (for automobiles) or accessory struclures. 

Open space generally includes areas such as parks and trail systems through developed areas which have been 
improved 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 northeastern and southeastern portions of the precise plan area and the interior slopes 
which "ill be generated by creating the building pads. These slopes will be landscaped to provide uos.ion control 
as well as visual separation bet,.veen building pads. Another element of the developed open space system is the 
landscnpe right-of-way and building setback areas along the streets. The streetscape will create much of the 
project's character as a dominant visual element which extends through all areas. 

Within the open space of the eastern most portion of Neighborhood 4,also known as Phase 5 a system of 

23 



equestrian trails is proposed. The proposed system is based upon the existing unimproved trails and flow 
throughout the disturbed areas of the pasture. trails and open space area as shown in Figure 17 A. Those portions 
of sensitive habitat not impacted bv brush management within this area will be preseryed as open space. Th<; 
Equestrian Center will have direct access to the pastury;:; via the trail system. An egµcsl.rian street crossing "ill 
be provided adjacent to the equestrian center on Carmel Vallev Road (Figure 17 A) pro,iding an opportunity to 
connect to a future trail system in Snbarea III. 

The trail system is in(ented to provide an important segment of the continuous no,th-gouth trail system from 
Pcnasquitqs Canyon Preser•,evia the proposed tr;,il between Carmel Vallcv Neighborhood's 8A and 10, and the 
Shaw Ridge and Shaw Valley Trails in the ncfua Sub area 5, and cvrep, through Phase 5 of"'-leighborhqod 4, lo 
Gonzalez Canyon and the San Dieguito River Va\lev. Successful implementation of this trail system will require 
that the construction of SR-56 immediately south of the Phase 5 area incorporate an underpass lo extend the trail 
through as yet undeveloped property immediatelv to the north of the Phase 5 area It is expected that the 
permanent presence of the equestrian center and the provision of the internal Phase 5 segment of the trail will 
provide impetus for working out the seemenls of the trail immediatelv south and north of the Phase 5 area. 

The goal of the trail svstem is not onlv to connect destinations, but also to allow and encgµrage enjovable 
NJ.Wleys The advantage of multiply poinls of access to the I.rail system, both within and oµtside of the phase 5 
rn is that thevcreate trail loops so people need not return the wav they came. and so people with limited time 
or physical abilities can enjoy a trail walk or ride. 

The Phase 5 portion of the major north-:iouth trail will prgvide loop alternatives and ready access for residents 
of Carmel Vallevtothe \argeqpenspace svstenJs in Penw,guitos Canvon. the North City Fµl;iJn: Urbanizing Area, 
and the San Dieguito River Valla. 

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

While providing for recreational use within the easement, it is necessary to provide for vehicular access to the 
power lines for deaning of insulators and line maintenance. Lundscaping should be designed to screen power 
poles, maintenance vehicle access, etc. Care should be taken to not call attention to undesirable elements. 

\\'here recreational uses are to be accommodated ,.;n1in the eusement, 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 a 
pedestrian path is proposed, landscaping shall utilize a combination of native and natnralized planls as specified 
in the plant list for restored open space shown on the Master Plant List. 

H. LAJ•;DSCAPE MASTER PLAN 

1. Intrododion 

The design, instnllalion, and main!cnance oflandscapes has been in progress in various neighborhoods of Carmel 
Valley for several years. The original landscape Master Plan for Carmel Valley is the basis for the following 
discussions oflandscape considerntioos. The concepts and guidelines have been refined to t'11ce advantage of the 
experiences of the last few years. The conceptual landscape plan is iUustrnted in Figure 16 and lhc !and.scape 
master plan is illustrated es follows: 
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4. Lnndscape Development Implementation 

AU required landscaped areas, other than medians and manufactured slopes, not planted with lawn should have 
an area to shrub ratio of not less than one shrub [or 50 square feet of shrub/ground cover area. 

Area Wide Concept Land,icape Stnndards 

(11) Equestrian Areas 

"" 

"' 

Within the eastcm most portion ofNeighborhood 4, near the Equestrian Center. street 
trees shall include California Pepper Tree (Schinµs molle}. 

Open space vegetation shall consist of native and drought tolerant shrubs and 
groundroyers consistent with the existing coastal sage scrub and chapprral vegetation 
communities including, but not limited tp: Wtld Lilac (Ceanothµs sp.). Lemonadeberry 
(Rhus integrifolia) Teyon (Heteromoles arbutifolia), Rockrose (Cistus hybrids). 

Open space pasture shall occur onlv in disturbed areas and shall 1:,e revegeta!ed with 
grasses- Open space,msture areas shall be fenced from open space vegetation areas 
to prevent distµrhancas 

[12) Brush Management 

"' Wlx,rc feasible emphasis shall be placed on incorporating e,risting and proposed trails 
that \\ill be incorporated into bmsh management 7.0nes 2 & 3. See Figure 16.1 

In order to minimize fhe vi.snal impacts of bmsh management and to retain the natural 
look of the existing slopes. bmsh management woes will incorporate rndulating 
foliage mass to reinforce native textures color gnd fom,_ 

In = with limited room for brush manaptmwt landscape walls will be incorporated. 
Please see Figure 16 2-
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Nalur111J Slope 

Natural Slope 

r Open fencing corsis\ent 
with equestrian theme 

Und~iot:ng fmiaoe moss to 
reinforce native "textures, 
color ond form. 

Trail located anywhere in 
Zone 2 or 3 

Zones 2 and 3 

Condition 

Zone 1 
Oevelopment Pad 

Equestrian trail fn Brush Management 
Zones 2 and 3 

Zones 2 and 3 

Condition II 

rOpen fencing consistent 
j wi;h equestrian theme 

Rear yard 

Undulating folio,;e mess to 
reiMorce native textures, 
color ond form. 

Zone 1 
Dl!Yelopment Pad 

Open fencing and Brush Management 
(Used in areas where trail is not adjacent to lets) 

Brush Management Alternatives 
SEABREEZE FARMS 

Ju:n,e 10, 1996 
27 /i'/Gl/RE 16. f 



Natural Slo e 

Undulotin~ foliage rr.css to 
reinforce r.ctive textures, 
color Md form. 

Equestrian \roil possible 
wi\h this condition 

Zones 2 and 3 

Condition Ill 

Zone 1 
Development Pad 

So!id wall with reduced Brush Management 
(Jsed in oreas with 1;miled area :Or Brc:sh Mcnageme~: 

Zones 2 ond 3, and where miscellaneous rniliga\io~ is requ;red) 

Brush 
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IV. PARKS, RECREATION, ANDOPE"N"SPACE 

D. OPEN AREAS 

Most of the natural open spaces in the precise plan area will be located ,,.ithin Neighborhood 4. These provide 
a north-south linkage throughout this neighborhood and focus upon the school/pru-k complex proposed along Del 
Mar Heights Roud This open space basically consists of rather steep canyon slopes which exist within the area. 
Figure 6 (previously discussed) illustrates a typical cros.<:-scction of these natural open space areas. A nature trail 
is proposed linking through the natural open space area within Neighborhood 4. This trail system branches 
eastward in tho neighborhood to jlll,orporate the Equestrian Center. Approximately 25 acres of postures trails 
and open space will be maintained in the east.em poction of the neighborhood. The natural are.as in Neighborhood 
4 will have access to the natural areas in Sub area m to the east via an equestrian crossing and trail on Cann,;! 
V al]ey Road, depicted on Figure 17 A All open space and trails "ithin the project will be privately owned and 
maintained by either a Homeowners Association, or other City-~pproved entity. 

5. Manufactured Open Space Linkages 

Neighborhoods 5 and 6 contain major manufactured open spnce linkages to provide access between neighborhood 
fucilities. They serve to provide pleasant pedestrian and bicycle access without conflicting \\ilh automobile traffic 
and provide a major neighborhood identity fe~turc. Typical illustration of a manufactured open space link is 
provided in Figure 22. 
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VI. CIRCTJLATIQNELEMENT 

A. ACCESS/EXTERNAL ROAD SYSTEM 

Regional access to the Carmel Valley comnumity Plan Area is provided by two freeway interchanges, the 
Interstate 5 (I-5)/Del Mar Heights Road interchange and the 1-5/Carmel Valley Road interchange I-5 is presently 
constructed as an eight-lane freeway adjacent to the precise plan area. Surface streets whicl! provide access to 
the community plan area include El Camino Real and Connel Valley Road which provide cast/west access in the 
south central portion of the community plan area. Both of the freeway interchanges and all of the surface roads 
described above v.ill provide access to development within Neighborhoods 4, 5 and 6 . 

Certain improvements will be made to the external road syi;tem in conjunction with the development of Carmel 
Valley. These improvements have been outlined in the Public Facilities Financing Plan. Del Mar Heights Road 
is eventuruly expected to be constructed as a six-Jane facility. El Camino Real will l>c constructed as a six-lane 
facility to accommodme driveway access to adjacent Employment Center properzy. The ultimate configuration 
of these cxtcmal roads and their relationship to the remainder of the major and neighborhood street system ,.,,;thin 
the precise plan area is shown in Figure 24. hnprovement of this system will ultimately be required in 
conjunction wilh the development ofNeighhorhoods 4, 5 and 6 . 

Of specific concern is the alignment and design treatment of Cmmel Valley Road which will be constructed as 
the State Route 56 Freeway. Figure 26 illustrates the design treatment for this facility Aeeess ~oiHts ta C111mal 
\' alley R<Hl<l#\ffi!J'e State Reow 56 !lfe eel:, allo ,,ed !i-9HI Elie laJlee major oon.,eetieg streets. At the time that 
SR-56 is completed fill p four !age eyprcssway the remnant portion of Carmel Valley Road "i!! have ;, cul-de-sac 
to the north of SR.56 The eastern portion gfNeighborhood 4, "hich includes residential and equestrian uses, 
will gain access to the community to the west via a connection to Canncl Knolls Drive. This two lane collector 
will provide access to SR-56 via Cannel Knolls Rd. to Carmel Countrv Road. The northeastern portion of 
Neighl,orhocxl 4 will occ;,s.s SR-56 viii the Camino San La Fe interchange under the area bui]dout scenario These 
access points arc important in rc]ieving anv possible additional impacts to Del Mar Heights Road. Direct access 
co the Equestrian Center and adiacent housing to the north will be served bv Carmel Valle.· Road and Del Mru: 
Heights R oa.i. Figure 24A illustrates the circulation and access points for the eas\em pqrtion ofNcighbqrhood 
4. Table 7 ouclmes the transportation improvements that are required for mcremental devylopment phases. 

D. 

4. 

ALTERNATIVE TRANSPORTATION MODES 

Equestrian Trails 

The 1975 Plan for Eque.strian Trnils and Facilities suggested that the El Camino R~a! 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 1'ithin the City of San Diego would be located on publicly-0\\Tled land or utility 
casements, and the other eight miles would lie within areas proposed for open space acquisition. A portion of 
this lratl system lies within Neighborhood 5 of Carmel Valley and WllS originally envisioned to utilize the SOG&E 
easement. However, since !975, Carmel Valley Road has been designated as a future freeway with a grade 
elevation precluding the constroction of a horse crossing at the point where the easement meets the future 
freeway. In orrler to accommodate thi.'l horse trail, it is prop;:,sed to bring its alignment next to C ormel Country 
Road to allow the horses to cross the futme freeway by utilizing the future Carmel Country Road o;·erpass. This 
alignment is illustrated on Figure 4. 
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The 8 acre cquestri~n center of Neighborhood 4 will have access lo the tniils in Neighborhood 4. Also, every 
effort will be made to connect to th,; proposed trail svstcm planned for the areas to the sooth. north and east, viw 

• l@ connection north from the northern boundruy of tile phase 5 area to tile San Dieguito River 
Pak 

• 

the connection east to the proposed trail system in the NCfl,'A Subarea m Suban;a N nnd onto 
the regional trail svstem 
the connection south to the Penasquilos Pres~ 

Design standards contained within the 1975 Plan for Equestrian Trails and Facihties suggest that ten feet should 
be the designated trail width and Where fencing is desirable or mandatory, the distance behveen the parallel fences 
should be fificcn feet. Accordingly, a fifteen foot distance is proposed for the horse trail adjacent to Carmel 
Vallev Rood and Carmel Country Road southeasterly of the SDG&E easement within Neighborhood 5. A total 
of twenty feel dedication behind the curb on the southerly side of Carmel Country Rond is proposed. The first 
five feet would be taken up by a contiguous five food fQQ\ pedestrian sidewclk. A rail fence would be constructed, 
leaving 15' between the rail fence and the rear property line walls of abutting property for the equestrian trail. 
Maintenance of the Equestrian Trail will be accomplished by the Carmel Valley Lighting and Open Space 
Maintenance District. 
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TABLE 6 

Land Use Summary 

#Dwelling Eslitnated 

"= Ao> Units Po1:mlation 
NEIGHBORHOOD ii4-

Mul!i-Eamilv <JIJl illll1 .Ll~,Q..12 
Single Family Detached 215.02 :rnL!lZ. -95-1-111L.® ~ 33960Q 
Open Space 49,41 14.44 
Neighborhood Commercial 5.00 
*Recreation Center (1.80) 
Elementary School/Park Site 16.10 
Major and Collector Streets 52.3 1 52.31 
Egllrgi_UlJl JLl!Q 
Totals 337.87 ,o= -%+·122600 ~ 3521 00 

NEIGHBORHOOD #5 

Sing!e Family Detached 125.59 663,00 1923.00 
Duplex (Paired Sirigle Family) 29.52 234.00 585.00 
•Open Space (10 74) 
*Detention Basm (1.44) 
Elementary School/Park Site 18.18 
Tennis Club 10.77 
Rehgious Facility 15 02 
Major and Collector SI.reds 43.57 
TOtals 242 65 897.00 2508.00 

NEIGHBORHOOD #6 ·--·----
Lot9 (13-22dn/ac) 10.75 192.00 355,00 
Lots 7,8,10 (7-15 dn/ac) 52.66 550.00 1018.00 
Lo'6 (7-15 dnlac) 10.40 100 00 185,00 
Lots 11, 12 (13-22 dn/ac) 25.98 422,00 781.00 
Lot 13 (7-15 du/ac) 37.03 518.00 958.00 
*Rm:iaissance Parks (3.87) 
*Open Space (60.97) 
*Detention Basin (1.90) 
Employment Center 52.54 
Visitor Commercial 9.59 
Retail Commercial 13. IO 
Ma· or and CoHector Streets 29.41 

II Totals 241.46 1782.00 3297.00 
Tota! Plannirig Arca 821.98 8:ll.28. -363& 3905 00 -11565-9326 00 

R_ ""'"'''""""""""· w-.... ""' • • 
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Land u,e 

Residential 
Open Space (Neighborhood 4) 
•Detention Basins 
•Open Spooe (Neighborhood 5) 
•Open Space (Neighborhood 6) 
Elementary School/Park Sile 
Employment Comer 
Visitor Commercial 
Rola.ii Commercial 
Mojor and Colleetor Strc•ts 
*Renaissance Parle., 
Rcligious Facility 
Tennis Club 
Equestrian 

Totals 

• included within residential acreage 

TABLE 6 (Corrtinued) 

Acreage Summot;,· 

-· 
566.)5 = __,_ NM 

(3.34) 
(10.74) 
(60.97) 
34.28 
52.54 
9.59 

13.10 
125.29 

(387) 
15 02 
10,77 

aoo 

= 

%ofPlannin Af• - fil.l'li 
~ 83% 

(0.8%) 
(l 2%) 
(I 2%) 
3.8% 
5.9% 
I 1% 
15% 

14.0% 
(0.6%) 
1 7% 
1.2% 
Q.9% 

SM; 



.. 1~·---~~--~~----~--~-~-~-·~·----,-A-S_ce_,-------~--~---------~~--, 

' 
' ' 

s 

SEABREEZE FARMS TRANSPORTATION PHASING PLAN 

Construct 4 lane expressway 

1Ultilillllllllll'Jllllllffil!llll!l!lllffilllllliQMMIHIIRIIIElllllllilrtllHill1ilTITif: 1 
Carmel Valley Rd. Project access to Del Mar Heights Rd lmpr<ive and widen ma<:tway and lnterreciion to 40', 

Del Ma, Heights Rd. 
acid signal ~ warranted -----+~~ccc~cccc-----------·- · 

From westem terminus to east end of Construct 6 lane major 
Lansdale 

Del Mar Heights Rd. 
------·------j------------

Carmei Valley Rd. to Carmel Valley Build hall of the ultimate roadway (44') 

--------i'?"mmunrty boundary 
Del Ma, Heights Rd. Landsdale to Carmel Valley 

community boundary 

Wl~~~ _!~--~ alinle~~-n,~--------------­
Conslruct 6 lane major 

(a) Funding sha! be provided by Transnel/FBNC1ty/Olhers as approp,-iale. 

(b) Seabreeze Farms shall construct and seek reimbursement from othe,s as appropiato 

SB; Seabreeze Farms 

- - - - - - - - - - - - - - - -

s, 

_ Othera (a) 

SB (b) 

Olhe<s (a) 

- -


