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DEVELCPMENT N T THREE PREC SE PLAN

PREFACE

Oh Qctober 22, 1981, the Aty P anning Comm ssion of The
Aty of San D ego unani nously approved the Devel opnent Unit
Three Precise Plan within the carmel Valley Community P an
by Resolution No. 3503. In addition the Conm ssion consid-
ered and adopted the Environnental |npact Report (ED
#80-10-03) by Resol ution No. 3505.

The Aty Council of The Aty of San D ego unani nously adopt-~
ed the Devel opnent Unit Three Precise Plan on Novenber 24,
1981, by Resol ution No. 255421. By Resolution No. 255420
the Council also certified the information contained in the
Envi ronnental | npact Report for conpliance with the Califor--
nia Environmental Quality Act of 1970. In addition the
findings of the EIR were approved by Resolution No. 255422.
The Plan and EER are on file in the office of the Gty

d erk.

On Decenber 12, 1991, the Pl anni ng Comm ssion adopted Reso-
lution No. 0925 nmaki ng recommendations to the Aty Council
concerning an anendmrent to the Devel opment Unit Three Pre-
cise Plan. By Resolution No. 279568, the Gty Council, on
March 17, 1992, unani nmously approved redesi gnation of a
3.3 acre parcel from Neighborhood Commercial to Attached
Residential. The Council also certified that the infornma-
tion contained in the Mtigated Negative Declaration No.
91- 0553 has been conpleted in conpliance with CEQA and
adopted a Mtigation, Mnitoring and Reporting Program
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Chapter 1 | NTRCDUCTI ON

This chapter introduces Devel opnent Unit Three as a
nei ghborhood unit within the new community of carmel Vall ey..
Preparation of the precise plan for the devel opment unit is
v requi rement of the 1975 Carnel Vall ey community Plan. A

brief site analysis of the precise plan area is provided at
the end of the chapter.



1.1 Jlocation of Precise Plan Area

Devel opnent Whit Three is situated in the northwest
corner of the Carnel Valley community planning area within
the Aty of San Dego. It lies adjacent to Interstate 5,
imnediately north of the Del Mar Heights Road freeway inter-
change. Figure 1 depicts the location of the Lhit Three
precise plan area and the community.

Nearby communities include Del Mar to the west, Solana
Beach and Rancho Santa Fe to the north, and La Jolla to the
southwest. The Pacific Qcean lies approxinmately 1.25 mles
to the west. Uhit Three is situated just south of the Aty
of San D ego-County of San D ego boundary, and the devel op-
ment area Is |ocated outside the California Coastal Zone.
The San Deguito Rver valley is situated immediately to the
north of the precise plan area.
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1.2 Carnel valley Community Pl an

In 1975 the Aty of San Dego Aty GCouncil adopted the
Carnel Valley Comunity Plan. This plan calls for the
orderly devel opnent of residential, commercial/industrial,
snd support uses on 4,286 acres of |and, generating an esti--
mated 40,200 population. Figure 2 illustrates the |ocation
of Developrnent Unit Three within the Carnel Valley |and use
nmap.

The carmel Valley Community Plan was prepared as a
devel opnent guide for an entirely new comunity, based on
Aty urbani zation policies. The plan's proposals evol ved
froma series of environnental and feasibility studies, and
preparation and review of several alternative comunity
pl ans. A phased devel opnent program was incorporated into
the plan in order to ensure adequate public facilities.

The five general goals stated in the comunity pl an
summari ze the overall planni ng approach

"l. To establish a physical, social, and economcally
bal anced comunity.

"2. To establish self-contai nment and feeling of
comunity identity anong the future residents of
Carnel Vall ey. _

"3. To preserve the natural environnent.

"4, To establish a bal anced transportati on system
which is used as a tool for shaping the urban
envi ronnent .

"5. To establish realistic phasing of devel opnent
within the comunity based on maxi num utilization
of the privately financed public facilities."
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1.3 Significance of Precise Pl an

The carmel vallevy Community Pl an calls for the prepara-
tion of precise plans for the devel opnent units naking up
the community. The property owners wthin each devel opnent
omt nust arrive at a precise plan for submittal to the Aty
for approval. Each precise plan is required to specify the
detai |l ed devel opnent proposals within the franmework of con-
cepts and guidelines provided by the community plan. The
Uhit Three precise plan area is designated as a precise plan
devel opnent unit or "nei ghborhood” in the community pl an.

The Unit Three precise plan was prepared and adopted in
conformance wth the community plan goals outlined in Sec-
tion 1.2 above. In addition, the precise plan neets the
preci se devel oprent plan criteria tor plan concepts and
preparation set out in the coomunity plan. For a discussion
of precise plan conformance wth the goals and criteria of
the Carnel vallev Coommunity Plan, see Chapter 6.

As illustrated in Figure 3, the Unit Three precise pl an
constitutes one step in a series of steps in Aty approval
of developnent in Unit Three. Wile being based on the
Carnel valley Coomunity Plan, the adopted precise plan
Itself becones the basis for review ng subsequent devel op-
ment pl ans, subdivisions, and other permts. Conpanion
docunents to the precise plan include the unit Three P anned
Dstrict Odinance and the Uhit Three Environnental | npact
Report (EIR). The ordi nance establishes the procedures and
standards for the dty review of the devel opnent plans,
I ncluding special zoning. The EIR cites the existing condi-
tions in the precise plan area, anticipated inpacts of
devel opnent under the precise plan, and mtigati on neasures.

Devel opnent Uhit Three is the third precise plan to be
prepared by private devel opers for considerati on and adop-
tion by the AQty. The first two units were Carmrel Vall ey
(Lhit he) and the Enpl oynent Center (Lhit Two). According
to the phasing plans in the Carnel Vvalley Community Plan,
hit Three lies predomnantly within Phase 1, wth the
northern portion in Phase 2 and the transitional area
between Phases 1 and 2. The Pl anni ng GComm ssi on approved
~ommencement of the Whit Three planning effort at a workshop
on April 10, 1980. The Wnit Three precise plan shoul d
Brpyhde gui dance for devel opnent of the site through ful

ui | d-out.
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1.4 Description of Precise P an Area

The Unit Three preci se plan area enconpasses 290 acres
of land bounded by Interstate 5 and Del Mar to the west;
cliffs falling off to the San Deguito Rver valley to the
north; B camino Real to the east; and Del Mar Heights Road
to the south. A power easenent running north-south bisects
the plan area, and an existing tel ephone facility is |ocated
In the southwest corner. The property has been the site of
various residences in the past and is largely disturbed.

As depicted in Figure 4, the topography sl opes upward
froma broad drai nage course on the eastern side of the plan
area, culmnating in a ridge. Sandstone bluffs unsuitabl e
for devel opnent run along the northwest part of the plan
area. Alarge area falling off northward toward the river
valley is appropriate for open space and is so designated in
the carmel Valley Community Pan. There are several snall
areas characterized by steep slopes in the eastern half of
the pl an area.

M the east and south sides, the site sits above the
perineter roadways, w th slopes along the streets up to the
devel opabl e acreage; traffic noise is generated al ong these
r oads. Interstate 5 lies substantially bel ow the plan area
on the west side; nevertheless, the western and nort hwestern
portions of the property are inpacted by traffic noise from
the freemay. The site is dotted with torrey pi nes and
eucal yptus trees, sone in stands.

The key feature of the plan area is the vi ew opportuni -
ties. In the northern third of the site, dramatic views can
~be captured to the ocean and Del NMar Racetrack, and the
river valley and hills beyond. The western gquarter of the
nei ghbor hood | ooks across the freeway to the hillsides in
Del Mar Heights. Broad vistas of the future Carnel Valley
coomunity and hills beyond are avail able fromthe central
portion of the site.

In the context of the Carnel Valley comunity, the Unit
Three precise plan area lies north of the proposed enpl oy-
ment center and northwest of the proposed town center. A
rasidential nei ghborhood is proposed to the east across H
Camine Real.
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Chapter 2 LAND USE ELEMENT

This chapter outlines the nature, location, and acreage
of various land uses within Devel opnent Unit Three. A sum
mary di scussion is followed by proposals for each |and use.

Wiile the precise plan indicates specific site acreages
and also residential densities and dwelling unit counts for
each residential site, the site sizes, densities, and yields
may be subject to mnor nodification during precise engineer--
ing and design. Such modifications nay be necessary because
of adjustrments in street alignnents, grading, and utility de--
sign during engi neering of devel opnent plans and subdi vi sion
nmaps. However, no substantial deviations fromthis precise
pl an docunment are anti cipated

It should also be noted that the Land Use El enment pri-

marily provides a functional or "structural™ description of
the plan. The Design El enment (Chapter 4) addresses the nore
qualitative aspects of design and devel opnent proposals.

—]]..



2.1 Land Use Summary

2.l1a Neighborhood (oncept

The carmel Valley Community Plan outlines a series of
1, 1yhborhood desi gn concepts” to be incorporated in the
design of residential precise plan areas. These concepts
have been incorporated to the extent feasible in the Unit
Thr ee r)reci se plan. The design concepts are based on the
general goals of the community plan stated in Section 1.2.

Below is a summary of the nei ghborhood desi gn concepts
as set out in the comunity plan:

* Locate the nei ghborhood center centrally in the
nei ghborhood as the focus of a pedestrian and bike-
way system

« Link the perineter major street systemto a collec-
tor street |oop wthin the nei ghborhood which will
provi de "drive by" access to the school .

e (onnect a continuous pedestrian and bi keway system
along the perineter major streets to bike/ pedestrian
ways buffering the nei ghborhood center from adjacent
residential.

e Mnimze the conflict between vehicular traffic and
the pedestrian and bi keway system

e P an both the nei ghborhood center and the surround-
i ng nei ghborhood concurrently to ensure each rel ates
to and conpl enents the other.

The arrangenent of |and uses and circulation for Unit
Three is illustrated in Figure 5. In general, this land use
plan follows the overall design concept above. Variations
fromthe concept arise fromthe characteristics of the site.
-tl)-hF maj or features of the Uhit Three plan are summari zed

el ow

-12-
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Nei ghborhood facilities include an elenentary school
and park, which are |ocated side by side.

. The nei ghborhood center facilities are centrally
| ocated and are linked by the pedestrian and bi kenay
systemn.

. Perineter arterial streets bound the east and south
sides of the precise plan area, wth the freeway and
difficult terrain on the west and north sides,
respectively. The perineter streets are tied to an
internal collector |oop providing access to neigh-
borhood facilities and residential areas.

. The bi keway- pedestrian system includes the communi -
ty-wide paths along the arterial streets, linked to
nei ghbor hood pat hs al ong the col |l ect or IooE and an
internal path separating residential and the school
and par k.

e The nei ghborhood facilities are buffered from sur-
rounding residential areas by open space sl opes,
streets, and paths, yet are accessible to residents.

e The neighborhood is laid out to maxi mze views in
residential areas and along the public collector
loop.

. The northern portion of the precise plan area is set
aside as a natural open space, and an open space
buffer is provided between Interstate 5 and the
western residential areas.

2.1b Statistical Summary

Table 1 sumarizes the |land use acreage allocations in
the precise plan area. About 78 percent of the devel opment
unit is devel oped, with the renmainder left in natural open
space. Approxinmately 177 acres, or 61 percent, of the
devel opabl e acreage is allocated to residential uses. The
remai ni ng bui |l dabl e property is devoted to nei ghbor hood
facilities, streets, and devel oped open spaces. Al acre-
ages are subject to mnor nodification during detail ed
~nrgineering and desi gn.

Atotal of 1,199 dwelling units are proposed, 289 de-

tached units and 910 attached units. This housing wll
accommodat e an estimated 2,900 popul ation.

- 14-



Table 1

LAND USE ACREACE ALLQCATI ONS

. Percent of

Land ke Acreage  Total Acreage-
S ngle-Famly Detached Residenti al 75.5
At t ached Resi denti al 101. 3

Total Residenti al 176. 8 61%
H enentary School 10. 3
Nei ghbor hood Par k

Total Nei ghborhood Facilities 15.3 5%
Power Easenent 2.0
Exi sting Tel ephone Facility

Total Wilities 2.8 1%
Devel oped pen Space 7.0
Nat ural pen Space Preserve 62.9

Total pen Space (excludes

proj ect open space) 69. 9 24%

Arterial and Collector Streets 25.5 9%
TOTAL 100%

290. 3

J‘Subj ect to nodification during precise engineering and

Ay 'iq'n o
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2.2 Residential Land Use

Figure 6 shows the proposed distribution of residential
devel opnent in the precise plan area. Each residential area
I s shown devel oped with a certain density of housing, plac-
ing it within a housing category. The housing mi x Is summa-
rized in Table 2. Al acreages are subject to mnor nodifi-
cation during detail ed engi neeri ng and desi gn; consequently,
the dwelling unit calculations provided in the precise plan
nmay be subject to sone corresponding nodification at the
time that devel opnent plans and subdivision maps are submt -
t ed.

Atotal of 1,199 dwelling units are proposed on
176.8 acres, resulting in an average density of 6.8 housi ng
units per residential acre. On the basis of the total
preci se plan area, the plan produces a gross density of four
units per acre.

2.2a Housing M x

Three housing categories based on density and housi ng
type are utilized in the plan:

* Single-family detached, up to five dwelling units
per acre.

* Lower density attached, fromfive up to ten dwelling
units per acre.

e Hgher density attached, fromten through fourteen
dwel ling units per acre.

The single-famly detached corresponds to the "very |ow
density” category in the Carnmel valley Community Plan, while
the lower and higher density attached together correspond to
the "l ow density" category in the coomunity plan. Approxi -
mately 24 percent of the dwelling units are planned as
single-famly detached, wth the renainder as attached.

~ As shown in Table 2, a population of 2,900 persons is
estimated for Uhit Three. This represents an average of
~sroar 2.4 persons per dwelling unit.
2.2b Housing Location
The location of residential areas and the designation

of housing categories evolved fromthe foll ow ng consider-
ations:

-16-
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JTable 2

HOUSI NG M1x}

. . Tar get ed
Housi ng Density Range Area in Nunber Per cent of Per sons Esti mat ed | ncomre
Category DU/Acre? Acres of Dy Total DU Per DU Popul at i on Level (s)
Sngle-Famly Ouptob 75.5 289 24% 3.2 925 Woper mddl e
Det ached and mddl e
Lower Density 5 up to 10 49.2 315 26% 2.5 785 Upper middl e,
At ached mddl e, and

lower nmiddle
H gher Density 10 through 14 52.1 595 50% 2.0 1,190 Lower m ddl e
At t ached and noder at e
TOTAL 176. 8 1,199 100% 2.4 2,900

1Proj ections are subject to mnor modifications during precise engineering and

For site areas excl udi ng arterial and collector streets.

desi gn..



. The residential |ocations and densities for Unit
Three shown in the Carnmel Valley Community H an.

e Ste planning principles, such as view enhancement;
drainage and utilities provision;, and matching
t opogr aphy, grading, and project and |ot sizes to
housi ng types.

Land use conpatibility and buffering as needed.

Vehi cul ar and pedestrian and bi keway access.

Figure 6 depicts the locations of different residential
projects within Uhit Three. Both single-famly (Project 4)
and nulti-famly (Projects 1, 2) areas share visual access
across the natural open space to the ocean and river vall ey.
GQading is mnimzed by locating detached residential in
areas with difficult terrain or unusual grading requirenents

Projects 3, 4, 6). As in the coomunity plan, the higher
ensity areas (Projects 5, 9, 10, 11) are concentrated in
the east-southeast portion of the plan area. These areas
lie in proximty to the proposed tow center and enpl oynent
area, and sit across H camino Real fromprojected higher
density residential in the devel opnent unit to the east. A
sense of variety will be experienced by travelers along the
coll ector | oop, since the housing densities vary and are
interspersed wth neighborhood facilities.

2.2c Balanced community

The Carmel Valley Community Plan calls for the enforce-
nment of a bal anced community housi ng program consistent wth
Gouncil Policy 600-19. This neans that a range of housing
uni t t?/pes and prices should be available in the comunity,
suitable to households at a variety of incone |evels.

The community plan provides for this bal ance by corre-
lating income |evels to proposed housing categories and
| ocations. The very low density (single-famly) and | ow
density (attached) categories in the community plan are
designated for "lower mddl e income famlies" and up; these
are the housing categories included in Uhit Three. 1 the
other hand, the community plan designates substantial por-
tions of the proposed | ow nedi umand medi umdensity units
tor low and noderate incone househol ds; these units are
pl anned near the town center and south of Route 56, all
outside the Lhit Three precise plan area.

Wile the Carnel Valley community Pl an shows Unit Three
as a mddl e incone and up area, there will be a range of
housi ng types and prices within the precise plan area. This
will provide housing for a variety of househol d types.

-10-



An effective affirnmati ve narketing plan will be uti-
lized in conjunction with all residential projects. The
affirmati ve action programof the San D ego Buil di ng Gon-
tractor’s Association (BCA or equivalent should be
employed, in order to ensure affirnmati ve narketing of sale
and rental units. The objective of the program should be to
establish a racially bal anced nei ghbor hood t hrough adverti s-
ing and other nethods, intended to informmnority and
najority households that the Whit Three housing is avail abl e

on an equal opportunity basis.

-20-



2.3 Neighborhood Facilities

Figure 7 illustrates the locations of the nei ghborhood
facilities provided in Uhit Three: an elenentary school and
a nei ghborhood park. These facilities should act as a focus
¢~ the nei ghborhood residential development, while provid-

I ng needed nei ghborhood servi ces.

2.3a Elementary School

The carmel Val | ey community Pl an proposes a public
el enentary school in the Unit Three devel oprment unit. The
school would be located in and admnistered by the Sol ana
Beach School D strict. The Financing P an for School Facil -
Ities reexamines school site requirenents in Carnel valley;
this docunment al so recommends an el enentary school in Unit
Three. Therefore, the precise plan proposes an el enentary
school site be reserved w thin the nei ghborhood. Should the
site not be required, it shoul d be designated as single-
famly detached residential (up to five dwelling units per
acre) .

The el enentary school is located in the southwest
sector of the collector |oop, adjacent to the park and two
residential areas. The 10.3-acre site has been designed to
accommodat e a school buil ding, parking, and recreational
areas. The collector street systemprovides prinary pedes-
trian and bi cycle |inkages between the school and Unit Three
residential and park areas. An interior bike/pedway extends
fromthe school to the detached housing area to the north.
The site is buffered fromhousing areas to the north and
east by | andscaped sl ope banks.

Publ i ¢ secondary educati on shoul d be provi ded at
school s |l ocated outside Unit Three within Carnel Valley.
San Deguito Union Hgh School already operates Torrey B nes
H gh School, situated on proposed Del Mar Hei ghts Road.
Juni or high school facilities are also planned for the
comuni ty.

2.3b Nei ghbor hood Park

A nunber of popul ati on-based parks and several open
space systens are proposed in the Carnel Valley Community
Plan to provide recreational opportunities. Wthin Uit
Three, a nei ghborhood park is designated, designed to neet
| ocal recreational needs of the surroundi ng nei ghbor hood
popul at i on.
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This preci se pl an proposes a nei ghborhood park, to be
situated adjacent to the elenentary school w thin the col-
lector street system The 5.0-acre site was selected to
nmaxi mze the preservation of existing mature Torrey Pines.
Wi le functional requirenents for recreational facilities,
parking, and internal circulation wll require site grading,
are Wl be exercised to avert gradi ng which could detri -
nmentally affect the Torrey Pine groupings.

Recreational facilities in the park shoul d be sel ected
to meet the needs of the anticipated residential popul ation
and should be coordinated with the el enentary school play-
ground to avoi d unnecessary duplication. Recomrended facil -
Ities are a picnic area, a children‘s play apparatus area,
and lawn area. Qher possible facilities include a nmulti -
purpose play field and mul ti purpose courts.

Vehi cul ar access is provided the park site fromthe
collector streets, permtting park user access, ease of
surveill ance, and access by nai ntenance vehi cl es. Pedestri -
an paths are located in the adjacent collector |oop parkway.
In addition, the bi ke and pedestrian systemruns west from
B Camno Real across the collector street, to the park, and
westward to the school. The park site is separated fromthe
det ached housing on the north and the attached housi ng on
the south by slope banks.

According to the Carnel Valley Community Plan. conmmu-
nity park facilities are to be devel oped south of the town
center. Private recreational facilities may be provided as
part of attached residential projects wthin Uit Three.

Al so, commercial recreation may be avail abl e in the nearby
town center. Sone school recreational facilities should be
accessible to the public during non-school hours. In addi -
tion, recreational facilities nay be available in the San
D eguito R ver valley.
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2.4 Gher Facilities and Services

In addition to the school and park di scussed above,
there are a nunber of other facilities and services which
should be available to Unit Three residents. These include
a2 range of services provided by the public, comunity
groups, and private enterprises, as described bel ow

The follow ng public services will be provided to Unit
Three by the Aty of San D ego:

e Library service, in a library branch building to be
constructed in the carmel Vall ey tow center.

* Fire protection, froma fire station to be built
adj acent to the town center and fromother stations
in surrounding communities.

e« Police protection, froman existing police substa-
tion in University Aty.

e Trash collection and solid waste disposal at exist-
ing and proposed Aty landfills and disposal facili--
ties.

. Par amedi ¢ and anbul ance servi ce.

e GComunity park facilities to be devel oped in the
town center.

G her institutions and services nay be |located in the
Carnel Valley community and serve WUnit Three residents:

Medi cal / health care offices and/or clinic.

. Churches and religious institutions.

. Child care and private education facilities.

« Comunity- and service-oriented organi zati ons and
facilities, such as YMCA, youth clubs, and senior
citizen groups.

v Public transit facilities, such as a transportation
terminal.
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2.5 Wilities

A nunber of utility services and facilities wll be
operated by public and sem public agencies in Unit Three.
figure 8 depicts the locations of major utility facilities
wi thin or next to the nei ghborhood.

2.5a Water

Potable water will be provided by the Gty of San D ego
via the existing Del Mar Heights Road transm ssion water
main, |ocated in Del Mar Heights Road and traversing a por-
tion of the southwest corner of the plan area. A new nain
is proposed in El Cam no Real. Distribution within the de-
vel opnent unit will be provided by publ ic water mains within
street rights-of-way.

The location and sizing of new water nains are subject
to further engineering studies.

2.5b Sewer

~Sanitary sewer facilities will be operated by the Gty
of San Diego. Service will be provided fromthe existing H
Cam no Real Trunk Sewer at the intersection of E Cam no Real
and Del Mar Heights Road. The trunk sewer is of sufficient
capacity to service Unit Three, plus future devel opnent to
- the north and east. The entire Unit Three plan area is
located within the BB Camno Real Trunk Sewer District and

the southerly two-thirds lies within the Penasquitos Sewer
District boundary.

Two primary sewer extensions are proposed to serve the
plan area. The first will extend northerly in E Cam no Real
and the second westerly in Del Mar Heights Road. The H
Camno Real extension will be sized to accept eventual dis-
charge froma future punp station in CGonzales Canyon to the
north, in addition to the gravity ‘discharge fromUnit Three.

~ Wth the exception of the nost northeasterly tier of
residential theater lots, the entire precise plan area can be
served by gravity sewers. The remaining lots will require

puimping, and construction of these Iots wll be deferred
accordingly (see Section 5.2).

2.5c Drainage

Drainage facilities within the street rights-of-way or
access easenents will be maintained by the Gty of San D ego.
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Special facilities, such as retention basins, nmay be main-
tained through an open space nai ntenance district. The

| ocation and nature of drainage facilities is addressed in
Section 4.4a. '

2.5d Power

Power |ines and service will be provi ded by San D ego
Gas & Hectric. Local gas and electric distribution lines
W Il be installed underground.

An existing electric easenent bisects the site, carrying
69 kv and 12 kv overhead lines. This easenent nust renain
accessible for periodic pole cleaning and |ine naintenance.

2.5e Communi cati ons

Tel ephone service will be supplied by Pacific Tel ephone
vi a underground lines, connecting into individual service
laterals and prewired buildings. There is an existing tele-
phone building on Del Mar Hei ghts Road.

Cabl e tel evision/communications will be provided by
Sout hwest ern Cabl e Tel evi si on t hrough underground facilities
installed in common trenches along with power and tel ephone
lines. These will connect to individual service laterals and
prew red buil di ngs.
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2.6 en ace

A substantial portion of the precise plan area is
reserved as open space. F gure 9 shows a nunber of neigh-
bor hood- 1 evel open spaces. These areas aesthetically and
functionally benefit the entire precise plan area, not just
a particular project. In addition, nost open space areas
are visible to the community from roadways and surroundi ng
devel opnent units. The freeway buffer and natural open
space preserve al so benefit surrounding areas and are desi g-
nated open space areas in the Carnel Valley Community H an.

There are several kinds of neighborhood/community open
space designated (exclusive of park and school areas):

e Natural open space to be retained in its native
state.

e "Devel oped" open space areas to be | andscaped and
mai nt ai ned, including the freeway interchange sl ope,
the Del Mar Heights Road entrance, the northern H
Camno Real slope, the public view overlook to the
north, and the cul -de-sac open space area west of
t he school.

e Qher |andscaped areas, including the freeway buff-
er, parkways, internal bike/pedestrian path, and
maj or slopes with community and/or nei ghbor hood
visibility.

« Power easenent to retain access by the utility
conpany for maintenance purposes.

Tabl e 3 summari zes the options avail able for the preserva-
tion and nmai nt enance of these open spaces.

In addition to nei ghborhood-1evel open spaces, there
are open spaces located within projects. Mst of these take
the formof slope banks in residential projects. For sin-

?I e-famly detached projects, the open space areas wll be
otted out, with an open space easenent overlay on mai or
slope areas. (pen spaces within attached projects wll be
mai nt ai ned by the honeowners associ ati ons or project owners.
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Table 3

NEl GBCRHOOD CPEN SPACE PRESERVATI OGN AND NMAI NTENANCE

Figure 10 Type of ‘Preservat 1 on Mal nt enance
Ref er ence pen Space ptions ot i ons

3 Nat ural open space pre-- Fee ownership by dty Community open space
serve and public view mai nt enance district..
over | ook.

2 Freeway buffer CMnershkP by Caltrans Gl trans. Nei ghbor hood
and | andscapi ng by de- honeowner associ ati on.
vel oper. Common area of Communi ty open space
attached residential nai nt enance district.
proj ect under open space
easenment. Fee ownership
by Gty.

3 Perineter road, includ-- Common area of attached Project open space with
i ng nei ghbor hood en- residential projects - honmeowner associ ati on
trances, neighborhood/ under open space ease- fees. Community open
community slopes, and nent. For northeastern space nai ntenance dis-
medians. B camino Real sl ope, trict. Neighborhood

fee ownership by Qty. homeowner associ at i on.
Medi ans w thin dedi cated
street rights-of-way.

4 Power easenent San Dego Gas & Hectric San Dego Gas & Hectric

Conpany easement. Conpany.  Underl yi ng
proj ect homeowner asso-
ciation, school dis-
trict, and naintenance
district for natural
open space.

5 Col | ector | oop parkway, Dedi cated street right- Communi ty open space
i ncl udi ng right - of -way, of -way. Qpen space mai nt enance district
and maj or slopes and easenent.  QOanership by Nei ghbor hood honeowner
areas W th neighborhood/  nei ghborhood honeowner associ ati on.
community visibility. associ ati on.

6 East-west internal bike/ Park ownership by dty. dty operating budget
pedestrian path al ong School path owned by for park.
school and park. school district or in

open space easenent on
school property.

* Desi gnated "devel oped" See appropriate category

above
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Chapter 3 A ROULATION ELEMENT

The Carmel Vall ey Communitv Pl an proposes networks of
streets, transit routes, and bi ke and pedestrian ways to
meet the circul ation needs of the coomunity. This chapter
“escribes the circul ation systens providi ng access wthin
Devel opnent Lhit Three, as well as the connections to commu--
ni ty-w de networks.
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3.1 Communitv-Wide Street Svystems

According to the carmel Valley Community Plan, the
community street system consists of a hierarchy of arterial,
major, collector, and |ocal streets, as show in Figure 10.
This System accesses Interstate 5 at two existing inter-
changes, Carnel Valley Road and Del NMar Heights Road. The
freeway provides regional access from Carnel Valley to the
San D ego netropolitan area.

At the present time, the community street systemis
under study. The proposals outlined in the renai nder of
this section nay be revised, pending the recommendations of
the conmmuni ty-w de study.

Devel opnent Unit Three is bounded by two inportant
streets: Del Mar Heights Road, designated as a six-|ane
primary arterial, and El Cam no Real, planned as a four-I|ane
primary arterial. These roads will provide vehicul ar access
from the nei ghborhood to the larger comunity. Also, coOMu-
nity bicycle and pedestrian paths are proposed paralleling
these arterial streets and tying into the nei ghborhood
bi cycl e and pedestrian routes. S gnals are required at the
Del Mar Heights Road nei ghborhood entrance (across fromthe
Uhit Two Enpl oyment Center) and -the H Cam no Real nei ghbor -
hood/ commerci al center entrance, as well as at the intersec-
tion of Del Mar Heights Road and E Cam no Real .

Del Mar Heights Road has the additional role of Iinking
Unit Three to Interstate 5 and the community of Del Mar.
The Del Mar Heights Road interchange with Interstate 5 was
designed and constructed to accommodate future expansion. A
second bridge and ranp modifications will increase the
capacity of the interchange to handle Carnel Valley traffic.

~In order to ensure adequate access for Unit Three
residents, the follow ng i nprovenents to the community
circulation system nust be conpleted as traffic warrants:

. Del Mar Heights Road inproved fromthe freeway
interchange to HH Camno Real at full width, as
described in Section 3.6 and Figure 14.

¢ Signalization of the nei ghborhood entrance on Del
Mar Hei ghts Road.

* Inprovenent of the Del Mar Heights Road/Interstate 5
i nterchange to accommobdate projected traffic.
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*

B Camino Real realigned and inproved to full width,
as described in Section 3.6 and Figure 14, from Del
Mar Heights Road to the northern Unit Three entrance,
plus a tenporary connection to the existing roadway
to north. A tenporary route nust be provided during
construction. Vacation of the right-of-way no | onger
needed for B Cam no Real as realigned should be
undertaken.

Signali zation of the nei ghborhood/ commercial entrance
on B Cam no Real.

Real i gnment and signalization of the intersection of
Del Mar Heights Road and H Camno Real.
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3.2 Unit Street Svstem

~ The proposed street systemwthin Uhit Three is depict-
ed in FHgure 11. This systemconsists of the street classi-

fications bel ow

A col lector street system including an internal
loop and three connections to the perineter arterial

streets.

Local streets to access detached residential pro-
jects, including conventional streets and cul -de-
sacs.

Project streets (not shown) to access attached
residential projects, anticipated to be privately
mai nt ai ned.

This unit street system is designed in confornmance wth
the carmel Valley Community Plan, as follows:

The nei ghbor hood contains only collector and | ocal
streets. Through traffic is discouraged by |ocating
the arterial streets at the perinmeter of the precise
plan area and by the design of the collector road
system

A two-lane collector |oop provides access wthin the
nei ghbor hood and has three links to the prinary
arterials bounding the property.

Only collector streets intersect with the perineter
primary arterials; local streets feed into the

col lector system not the arterials. Nei ghborhood
access is restricted to three nei ghborhood entranc-
es.

I ndi vidual residential lots receive access from
| ocal streets or private project streets, not from
collector streets.

The nei ghborhood facilities (school and park) are
nrovided access fromthe collector streets. :

The collector street system functionally links the
various |land uses w thin the nei ghborhood while

bei ng aesthetically integrated into the overall Unit
Three design (see Section 4.8).

Al streets will neet the dty's geonetric and

cross-section standards for the designated street
classification (see Section 3.6).
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Flgure 11 also shows the estimated average daily traffic
(ADT) along Unit Three streets. These nunbers represent the
antici pated nunber of vehicles, or volune, in a 24-hour
period under full build-out of the neighborhood. The street
system is designed with adequate capacity to accommodate the
projected ADT. Section 3.6 describes the typical street
sections noted in Figure 11.

Vacation of the existing Black Muntain Road shoul d be
undertaken when the road is no |longer needed in the precise
plan area. This vacation, as well as H cCamino Real vaca-
tions resulting fromrealignnent of the arterial, should be
coordinated with future subdivision and inprovenent plans.
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3.3 Aternative Transportation Mdes

The Carnel valley Community Pl an stresses the inpor-
tance of transportation alternatives to the private autono-
bile, including public transit, bicycle travel, and pedes-
.+ ian novenent. Conpl ete transit, bikeway, and pathway
systens are proposed for the community. The autonobil e,
transit, bicycle, and pedestrian facilities are to be devel -
oped in an integrated network, providing a "bal anced trans-
portation systeni assuring nobility and access to all parts
of the community. Under the community pl an objectives, the
Lhit Three precise plan nust provide adequate internal
transit, bicycle, and pedestrian alternatives tied into the
community circulation network.

3.3a Transit

Lhit Three is located northwest of the Carnel Valley
town center. A transportation termnal is proposed in the
coommunity plan at or adjacent to the town center. Regional
and subregional transit in the formof buses is expected to
travel on Del Mar Heights Road fromthe freeway, past Unit
Three, to the transportation termnal.

Aside fromits proximty to the town center term nal
via notorized, pedestrian, and bicycle |linkages, Uit Three
may be provided local transit service. The nei ghborhood
collector streets can accommodate |ocal buses, dial-a-ride,
and/or para-transit. Any pernmanent stops required should be
sited along the loop. One possible transit routing wthin

t))lnit Three is shown in Fgure 12; other routings are possi-
e.

3.3b Bicycle Grculation

A nei ghbor hood bi keway system for Unit Three is depict-
ed in Fgure 12. This system provides internal bicycle
circulation, while linking the nei ghborhood to the community
bi ke route network and community activity centers.

~ The nei ghbor hood system includes the follow ng bicycle
facilities:

 Marked bicycle lanes within the roadbed of the
collector streets, including |inkages to the comu-

nity bike routes along Del Mar Heights Road and H
Cam no Real .

* A conbined internal bicycle/pedestrian path north of

t he school and park, I|inking the nei ghborhood facil-
ities.
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Bi%ycle nmoverment within the roadway of |ocal streets
and private roads, providing access to residents (not

" shown).

3.3c

Traffic signals and crossings at the two inportant
nei ghbor hood entrances, where the nei ghborhood and
communi ty bi keways tie together.

Bicycle parking facilities as described in
Section 3.5 bel ow

Pedestri an Movenent

A pedestrian path network for Unit Three is proposed as
shown in Figure 12. This system of paths for wal king and

j 0ggi ng

links the various residential projects and nei ghbor-

hood facilities within the precise plan area. In addition,
ties are provided to the comunity-w de pathway network.

The nei ghborhood path system incorporates the follow ng

el enent s:

Sidewal ks within the collector system along the road-
way, including ties to the community pedestrian paths
along Del Mar Heights Road and El Cam no Real

A conbi ned internal bicycle/pedestrian path north
of the school and park, |inking the nei ghborhood
facilities.

Standard sidewal ks along |ocal residential streets
and pathways wi thin attached housing projects (not
shown) . -

Traffic signals and crossings at the two inportant
nei ghbor hood entrances.

Sﬁecia! accessways connecting pedestrian paths, as
shown in Figure 12.

Speci al school crosswal k(s) outlined with standard
yell ow painted lines in accordance with the Manual of
Uniform Traffic Control Devices, and located to the
satisfaction of the Gty Traffic Engineer.
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3.4 community and Unit Interface

Figure 13 depicts the transportation |inkages between
Uhit Three and the surrounding Carnel Valley comunity.
These |inkages ensure access fromUnit Three to community
facilities, such as the town center, enploynent center, and
.igh school. In addition, access is provided from surround-
ing areas to Unit Three nei ghborhood facilities, such as the
el enentary school and park, and public overlook. Access to
Uhit Three facilities Is particularly inportant from the
resi dential nei ghborhood planned to the east across H
Cam no Real. .

The |inkages between the nei ghborhood and surroundi ng
community consist of streets and parallel bicycle routes and
pedestrian wal ks. The Unit Three collector street system
with paths is connected into the perineter arterial streets,
also with paths. Qossings and signals where necessary are
provi ded at street intersections. These crossings provi de
ease of access to the enpl oynent center to the south and
residential neighborhood to the east. Transit service nay
be provided connecting the nei ghborhood to the town center
transport termnal and other portions of the Carnel Valley
comunity.

In addition to linkages to the surroundi ng commnity,
Unit Three will have good access to the San D eguito R ver
valley. H Camno Real and proposed parallel bicycle and
pedestrian routes wll link the nei ghborhood to the valley.
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3.5 Parking

Adequat e parking should be provided for each residen-
tial project and nei?hborhood facility as it is devel oped.
Enphasi s shoul d be placed on supplying sufficient off-street
sarking., Standards for off-street parking are incorporated
In the zoning regul ations for each type of use in the
A anned D strict QO di nance. Design treatnent of parking
areas is discussed in Chapter 4. No parking is permtted in
the collector system because the areas next to the curbs are
reserved for bicycle [|anes.

Bi cycl e parking should al so be provided at high activi-

ty areas and inportant transit stops. Hgh activity areas
i ncl ude the el enentary school and the nei ghborhood par k.
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3.6 Street_ Sections

Typical street sections for the perineter arterials of
Del Mar Heights Road and E Gam no Real are shown in Fig-
ure 14. Both roads will be inproved to full wdth, provid-
sy travel lanes and a |andscaped nedian. Bicycle travel is
accommodated in a marked | ane next to the curb, while pedes-

trians are provided a sidewal k parallel to the roadway.

- Design treatnent of these arterials is addressed in Sec-
tion 4.7.

Figure 15 illustrates street sections for the collector
street systemw thin Unit Three. Sections "c" through "“e"
show the engi neering design of the three nei ghborhood en-
trances into the precise plan area, while Sections "f"
through "h" depict typical conditions along the interior
loop. For the locations of the sections, see Figure 11

The nei ghbor hood entrance sections are designed to
accommodate rel atively high volunes of traffic, permtting
turning novenents as reguired. The interior |oop sections
provide for two travel lanes, one in each direction. All
the collector sections include bicycle |anes next to the
curb, wth no parking permtted. Pedestrian paths are
provided within the right-of-way on both sides of the road,
but in variable |ocations dependi ng on the design situation.
For a discussion of the design treatnent of the collector
system as a parkway, see Section 4.8.

Figure 16 depicts typical |local street sections within
detached residential areas. Three types are shown: a
residential street, a residential cul-de-sac, and a single-
| oaded residential street serving theater |ots. S dewal ks
are provided as needed next to the curb.
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Chapter 4 DESI GN ELEMENT

The purpose of this elenment is to set forth design
obj ectives and concepts to gui de desi gners, developers, and
review agencies in inplenenting Devel opnent Lhit Three. The
.sverall goal is to create an aesthetically and functionally
outstandi ng residential neighborhood, while contributing to
the coomunity identity of Carnel Valley as a whole. The
desi gn obj ectives and the nei ghborhood desi gn approach
provided in this chapter further articulate this goal.

In addition, design guidelines and standards for each
| and use or design area are outlined. These are formulated
to gi ve design guidance while providing flexibility. De-
tailed solutions in site planning, |andscaping, and building
design nmay then neet overall requirements and conformto
nei ghbor hood- | evel concepts whil e bei ng responsive to indi-
vidual conditions and project-level concerns. A particular
design notif or architectural style is not recomrended, but
instead a series of design concerns are called out which
shoul d be addressed in design solutions. All proposals in
regard to gradi ng, drainage, |andscaping, and conservation
are general or conceptual in nature and are subject to
refi nement and nodification during the devel opnent plan and
subdi vi si on map st ages.

The Design E enment is designated by the Planned D s-

trict Odinance as the guideline for design review of Unit
Three projects by the dty.
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4.1 Design ojectives

The followi ng general objectives should be considered in
the design of project sites, buildings, and |andscapes:

Meet functional requirenents as described in the Land
Use and Circulation Elements, such as |land use sepa-
rations and circulation Iinkages.

- Permt reasonable grading while retaining the overall
landform. '

- Maxim ze view opportunities.

+ Preserve key environnental features where feasible,
such as Torrey Pines groupings and sandstone bl uffs.

+ Attenuate traffic noise.
Provi de for adequate drai nage.

I ncorporate conservation practices into the design
and nmai ntenance of buildings and spaces.

Create neighborhood unit identity while contributing
to the overall identity of the Carmel Valley
community.
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4 .2 Neighborhood Desian Appr oach

In Section 1.4 and acconpanying Figure 4, an analysis
of the precise plan site is outlined. This site analysis
provi des the basis, along with narket conditions and govern-
ment policy, for the design approach to Unit Three. .

The desi gn approach enphasi zes vi ew enhancenent and
nei ghbor hood identity within the community context. Fig-
ure 17 graphically presents the design principles which
should be utilized in nei ghborhood devel oprent.

Enphasis is placed on naking external views of the
ocean, the San Deguito Rver valley, Del Mar, and carmel
Val l ey community avail abl e fromas nany resi dences as possi -
bl e wi thin the nei ghborhood. Were external views cannot be
created, projects enphasize creating internal visual aneni-
ties. Smlarly, the collector loop is designed and aligned
to capture external views where feasible. But in addition,
the collector parkway and perineter arterial streets receive
design treatnents to naximze their "internal" aesthetic
quality.

The design approach also stresses creation of a strong
sense of nei ghborhood identity while contributing to the
comunity's identity. Public areas within the nei ghborhood,
such as neighborhood facilities and the collector parkway,
share design treatnents in order to establish a sense of
cohesiveness. In addition, the interfaces between the
nei ghborhood and the community reflect design elenments from
t he nei ghborhood as wel|l as community-wide desi gn concepts
or treatnents. Grading, |andscaping, and design features
al so enphasize the distinct identity of the Uhit Three
nei ghborhood while blending into and hel ping create the
conmmunity context.
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4.3 Gading Concept

The gradi ng concept for the Unit Three area is based on
the follow ng objectives:

+ Preserve the northern portion of the plan area as
natural open space.

-

+ Maxi m ze view opportunities in the devel opabl e
portions of the site.

+ Permt reasonable grading for development.

+ Mnimze any surface drai nage to slope areas.

- Contour selected slope areas with neighborhood/
community visibility to produce a natural
appearance.

« Provi de adequat e si ght di stances at i ntersections so

that notorists will have tinme for proper intersection
maneuvers.

- Miintain a 30-foot maxi mum hei ght on slopes to avert
benchi ng. :

- Retain an existing grouping of Torrey Pines in the
nei ghbor hood park

The overall concept is to preserve portions of the precise
plan area as open space, while grading the remainder to
devel op usable sites and to enhance views.

4.3a Nei ghborhood G adi ng

O a nei ghborhood | evel, the grading concept calls for
cutting in the northern and southwestern portions of the
property and filling in the southeast and east portions.
Figure 18 depicts the overall gradi ng approach.

The bluffs area and native vegetation in the northern
smavcter of the precise plan area are retained in their
»aitural state to the extent possible, helping maintain a
natural /rural character along the San D eguito R ver valley.
In the northwestern portion of the precise plan area, geo-
logical studies indicate fills over the steep sandstone
bluffs are undesirable. The grading approach is to cut back
fromthe bluffs, creating a step-up pattern southward toward
the high areas of the site. This approach increases view
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opportunities toward the ocean and river valley fromthe
resi dential areas. For the difficult terrain in the north-
eastern part of the neighborhood, detached residential is
proposed on a series of cul-de-sacs, some in the form of
theater lots on single-loaded streets. This approach maxi -
«izes views while mnimzing grading.

Fills next to the freeway cut along the western portion
of the plan area are mnimzed where possible and softened
with | andscaping. The slope at the freeway interchange is
| ai d back and contoured around the proposed devel opnent pad
for attached residential housing; a berm is proposed at the
top of the slope.

In south and east portions of the precise plan area,

the land generally receives fill. Figure 19 illustrates the
filling required to fit future devel opment areas east of the
plan area to the realignnment of Bl Camino Real. This fill is

generated by cuts in the western half of the neighborhood.

Oh the park site the existing stand of Torrey Pines is
preserved, and the school site is graded to provide usable
site areas and a snooth transition to the park el evations.
Slopes are retained as buffers between the devel opabl e areas
and the traffic on Del Mar Heights Road and EIl Cam no Real.
Bet ween pads, slope banks are also utilized to buffer differ-
ent land uses and different residential projects.

Figure 19 and the Precise Plan Map (see Page 121) il-
lustrate grading for Ef Camino Real and the Unit Three area.
The details of the grading schene are subject to refinenent
and nodi fication during preci se engi neering.

4.3b Project Gading

Sl ope banks should be limted to a 30-foot height, to
avoi d benches. Al grading of slopes should be contoured to
achi eve a natural, rounded effect. A nmanufactured appearance
with harsh transitions between tops, bottons, and sides of
sl opes should be avoided. S opes should be rounded at tops,
snmoothed at bottons, and blended at sides. UWse of variable
slope ratios is encouraged both vertically and horizontally.
w2 MaxXi mum gradi ent should be 2:1, except at the nei ghbor-
hood entrances and freeway interchange where 3:1 is the de-
sired maxi mum Li ke slope banks, earth berns and nounds
shoul d be rounded and natural in character. Al slopes
should be prepared to readily support |andscaping.

Al grading operations should take into account the

potential for erosion and settling. To the extent feasible,
earth novi ng should be acconplished in phases, to avoid
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cl ear,in(t; of ground far in advance of grading. . G ading, shoul d
be limied t0 what is necessary, such that “spillovers™into
natural areas are avoided and native vegetation to be pre-
served is not tranpled. The final earth surface should be
watered and rolled to form a hardened, conpacted cap of soil
=hich Wi ll mnimze dust and erosion.
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4.4 Drainage

The drainage proposals set out in this section are
based on the carmel Vvalley Specific Drai nage Pl an and subse-
quent investigation of drainage requirenents for Devel opnent
LUhit Three prepared by Leeds, Hill, and Jewett, Inc.

The specific drai nage pl an examnes the entire Carnel
Valley community, wth the follow ng objectives:

e Limt the rate of rainfall runoff from proposed
devel opnent to the rate under natural conditions.

. Control soil erosion, sedinentation, and erosion of
st r eam banks.

e Mnimze runoff pollution fromurban areas and
mtigate pollutant inpacts on the Los Penasquitos
and San D eguito Lagoons.

A nunber of nmeasures suggested by the Carnel Vall ey drai nage
plan and the Unit Three study are applicable to project
devel opnent and are summarized bel ow

4.4a Neighborhood Drai nage

The proposed drai nage pattern for the Whit Three nei gh-
bor hood generally conforns to the existing drai nage pattern,
with no significant diversions. The natural open space area
continues to drain toward the San D eguito Rver valley and
Is not irrigated. Detention basins are provided off-site to
Intercept runoff fromthe renainder of the plan area and to
reduce flow volunmes and velocities to acceptable |evels,
prior to discharge into the Los Penasquitos and San D eguito
Lagoons. Stormdrains will be installed in H Camno Real
and Del Mar Heights Road to handle Unit Three as well as
other Carnel Valley devel opnent units.

According to the Unit Three Planned D strict O di nance,
the first tentative map in Unit Three is subject to Aty
approval of a conprehensive drainage plan for the entire
precise plan area. This plan nust show both tenporary and
per ranent drainage facilities which are to be installed to
~~trol or mtigate soil erosion, silting of |ower slopes,
slide danage, and fl oodi ng probl ens.
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4.4b Project Drainage

(On the project or subdivision basis, the follow ng nea-
sures should be utilized during design and construction to
reduce rainfall runoff and mnimze erosion: '

Conpliance with current drai nage design policies set
out in the Aty Drainage Design Manual .

Use of porousf hardscape and other surfaces where
applicable which permt rain infiltration "at the
source."

. Sandbaggi ng of roadbeds where necessary to mnimze
erosion and prevent sedinent transport, until paved.

Restriction of grading to the seven-nonth period
between March 15 and Cctober 15 each year.

. Conditioning and planting of all exposed, graded
sl opes before Novenber 1 of each year, using proce-
dures outlined in County Special Condition R-23, or
equivalent.

. (A ose phasing of grading operations and sl ope | and-
scaping to reduce the susceptibility of slopes to
er osi on.

. Control of sedinment production fromgraded buil di ng
pads with |ow perineter berms, jute nmatting, sand-
bags, bladed ditches, or other appropriate methods.

In addition, required tenporary and pernmanent drai nage
facilities should be constructed on-site, concurrently with
gradi ng operations. This includes such facilities as storm
drains, retention basins, sedinent basins, and energy dissi-
pators. For each project, a conprehensive |andscapi ng and
irrigation plan for all graded sl opes should be prepared to
provide for rapid slope stabilization during and after
constructi on.

-61-



4.5 Landscape Design

"t
_Y

The |andscape guidelines for Unit Three are based on the
foll owi ng objectives:

»+ Qeate an identifiable neighborhood, while conple-
menting the Carmel Vall ey conmunity as a whol e.

. Enhance good viems and screen undesirable views from
residential projects.

+ Enploy the conservation ethic in precise plan proj-
ects and facilities.

» Stabilize and beautify project and neighborhood/
community sl opes.

This section proscribes general guidelines for |andscape
desi gn and nmai ntenance. In Sections 4.7 through 4.12, nore
detailed information is provided concerning |andscaping on a
case-by-case basis. (pen space nmaintenance is addressed in
Section 2.6 of the Land Use El enent.

The entire nei ghborhood should be developed in a com
patible plant material palette. Primary trees are proposed
for particular public uses and areas, to create a sense of
cohesion and continuity. The Recommended Tree List is
provided in Table 4.

Al'l | andscape recomendati ons are conceptual in nature
and are subject to refinenment and nodification during the de-
vel opnment pl an/ subdi vi si on map st ages. Detai l ed | andscapi ng

plans will acconpany plans for each residential project and
nei ghborhood facility.

4.5a Plant Selection

Al plants should be in accordance with the California
State Departnment of Agriculture's regulations for nursery
i nspections, rules, and grading. Al plants should have a
habitat of growth normal to that species and should be sound,
.:althy, vigorous, and free of insect infestations, plant
di seases, and objectionable disfigurements. They should have
normal |y well-devel oped branch systens and vigorous and
fibrous root systens which are not root or pot bound.

The size of plants will correspond with that normnally
expected for the species and varieties of commercially avail -
abl e nursery stock. All plants should be adaptable to the
climatic conditions of the area in which they are pl anted.
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Tabl e 4

RECOVMENDED TREE LI ST

alnus rhombifolia

Ar but us unedo

Bauhi ni a vari egata Candi da

‘Cupani opsi s anacar di odes
Erythrina caffra
Erythrina corall oi des
Eucal ypt us cl adocal yx
Eucalyptusksideroxylon
Fi cus rubi gi nosa

Koel reut eri a pani cul at a
Liquidambar styracifl ua
Mel al euca | eucadendr a
Met r osi der ous excel sa
Pi nus el dari ca

Pi nus hal epensi s

Pi nus torreyana

Pl at anus acerifolia

Pl at anus racenosa

Pyrus kawakamii

Wi te Al der
Strawberry Tree
Wiite Ochid Tree

Car r ot wood

Kaffirboom Coral Tree
Naked Coral Tree
Sugar GQum

Red I|ronbark
Rusty-leaf Fig

Gbyden Rain Tree
Sweet Gum

Caj eput Tree

New Zeal and Chri stmas Tree
Mondel I Pi ne

Al eppo Pine

Torrey Pine

London Pl ane Tree
California Sycanore

Ever gr een Pear
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Plant nmaterials should be of good quality and neet narketable
nmer chandi se standards. Trees should exhibit a trunk caliper
adequate to support their foliage crows. Shrubs should ex-
hibit a balanced and uniformgrowh pattern. Gound cover
rooted cuttings should be healthy, vigorous, and well-rooted

Ceneral ly, |ow mai ntenance plants should be used on
slopes and in comon areas. An enphasis should be placed on
color. Using plants' with invasive and shall ow root systens
should be avoided in such areas. A so, plants with fruit
that will stain paving or autos should be avoi ded.

The spacing of trees and shrubs should be appropriate to
the species used. The plant materials should also be spaced
so that they do not interfere wth the adequate |ighting of
the premses or restrict access to enmergency apparatus, such
as fire hydrants or fire alarm boxes. Proper spacing should
al so ensure unobstructed access for vehicles and pedestri ans.
The selection and placenent of plants should take into consi-
deration sight distance criteria for notorists, particularly
at intersections along the collector |oop road.

The use of "specinen" size trees is encouraged at spe-
cial areas, such as building entrances, parkway entrances,
and focal points. No specinmen tree should be snaller than
a 24-inch box in size. Shrubs should be 1 gallon size or
| ar ger.

4.5b Landscape Mi ntenance

Al'l planting areas should be maintained in a weed- and
debris-free condition. Wl kways should be kept clear of
debris from mai nt enance operations, erosion runoff from
storns and irrigation, and w ndbl own debris.

The irrigation system should be a pernmanent automatic
underground system programmed to deliver adequate soil nois-
ture as determ ned by close personal inspection. The soil
noi sture attained should pronmote vigorous growh of all plant
materials. The system should be maintained in good working
or der. A eaning and adjustnment to the system should be a
part of regul ar nmai ntenance activities.

Al landscape catch basins, swales, channels, and other

drai nage devi ces should be maintained in a state conducive to
conducting water in a free-flow ng condition

4.5¢ Fencing

Al fences and walls should be designed as integra
el ements of building architecture or conplenentary to the
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architecture and |andscape character. Fencing will be sub-
ject to the Planning Director's approval as to materials,
color, and height.

The following materials should be prohibited for use in
ralls or fences:

+  Corrugated nptal and plastic.
 Fibergl ass panels.

+ Mca plaster.

* Unpainted, brightly polished netals.

Plant materials should be used to soften the appearance of
all walls and fences.
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4.6 Conservation Practices

Conservation guidelines for Unit Three are based on the
followi ng objectives:

* Consider energy conservation in the design and
devel opnent of" proj ects.

* Pronmote water conservation in building design and
| andscapi ng. _

. P{e?erve the natural open space area in its native
state.

A conservation ethic is proposed whereby conservation con-
cerns are considered in both project designh and construction,
and also |ong-term usage and mai ntenance. This ethic shoul d
ap?ly to public facilities, to private devel opnents, and to
nat ural open space preservation

4. 6a Energy Conservation

For energy conservation, site planning should maxim ze
the opportunities to utilize active and passive solar sys-
tens. Pertinent site factors include lot size; lot orienta-
tion in relation to sun and breezes; and solar access in
regard to slopes, |andscaping, and buildings. Al proposed
projects should address solar energy issues as required by
the Gty, in accordance with the State Subdivision Map Act,
Section 66473. 1.

Bui | di ng design should incorporate energy conservation
practices to the extent feasible. This includes the design
and construction of heating-ventilating and air conditioning
systens; water heating; w ndow treatnents; insulation and
weatherstripping; and lighting. Building design and equi p-
nment selection should consider life cycle costs rather than
short-term capital and installation costs. Were practical,
bui | di ngs ought to be sited and | andscaped or provided wth
roof orientations according to passive solar energy concepts.
Energy-related equi pnment should be an integral part of the
.+ ijinal design concept for a facility or project. At the
minimum, housing should be constructed to accept future solar
water heating installations; and solar water heating systens
should be utilized for swi mmng pools contained within at-

t ached housi ng projects.

In addition, the role of landscaping in energy con-
servation should be recognized. Plant naterials should be
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utilized to control exterior radiation and to reduce glare.
Deci duous trees with dense foliage are recommended on the
south and west faces of buildings, to intercept radiation
before it strikes or after it is reflected. To |lessen the
intensity of the heat and light reflected from paving or
=idewalks, vines growing up on a building wall or a ground
cover should be utilized as a buffer against solar radiation.
In conmbination with shrubs, these will aid in the reduction
of sumrer glare and also help to noderate evening and w nter
cool spells.

It should be noted that the circulation system for the
nei ghbor hood contri butes to energy conservation. Use of
alternatives to the private autonobile is encouraged by
provi ding convenient bicycle and pedestrian routes and by
accommodati ng public transit.

4.6b Water Conservation

Wat er conservation should be considered in the selection
of mechani cal equi pnent and plunbing fixtures. Enphasis
shoul d be placed on devices and design characterized by |ow
water requirenents and efficient utilization of water

In addition, |andscape design and choice of plant na-
terials should enphasize |ow water requirenents and mnim ze
wat er runoff. Landscape watering systens should supply water
efficiently, mnimzing waste.

4.6c Natural Qpen Space Preservation

During design, construction, and mai ntenance of devel op-
ments, areas designated as natural open space should be left
as intact as possible. Dunmping of fill should be m nim zed,
and tranpling of vegetation underfoot and by vehicles should
not be permtted. Control neasures may include signing,
fencing, and close supervision of construction

To control the use of off-road vehicles and limt un-
desirable foot travel, appropriate design layouts, Signing,
and | andscapi ng should be enployed at the view overlook and
in devel opnents along the open space area. The public over-
' will include nature trails which provide visual access
and |imted physical access to the natural open space
preserve (see Section 4.8c).
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4.7 Comunity Interface

The design approach to the interface between Unit Three

and the surrounding community is based on the follow ng
~kiectives:

« Visually and physically buffer residential devel op-
ment from traffic inpacts.

* Design the perineter of the neighborhood to contrib-
ute to the overall aesthetic effect of the comunity,
yet be conpatible wth the neighborhood.

+ Provide identifiable neighborhood entrances into Unit,
Three from the perineter streets.

The overall interface concept calls for careful treatnent of
the transitions between the precise plan area and the perim
eter streets and freeway. These transitions consist of slope
banks, edges and fences at the tops of slopes, and, in the
case of the perineter arterial streets, street rights-of-way,
medi ans, and nei ghbor hood entrances.

4.7a Perineter Arterial Streets

The rights-of-way and adjacent slopes for Del Mar
Heights Road and El Camno Real should receive a design
treatnent simlar to that of other comunity-oriented
streets. Design treatnents should be coordinated with the
interior of Unit Three and with the Enpl oynent Center and the
residential devel opnent unit to the east. Design solutions
should visually edit out traffic and mtigate traffic noise
to the extent feasible.

A parkway effect is desired, utilizing extensive |and-
scapi ng of nedi ans, sidewal k areas, slopes, and edges at the
tops of slopes. A pleasing aesthetic experience should be
provided to notorists, transit passengers, bicyclists, and
pedestrians as they nove along the arterial streets and
paths. In addition, the design of the perineter roadways
shoul d support the Parkmay character created in the interior
~¥ the Unlt Three plan area.

Figure 20 illustrates the design treatnent of perineter
streets. Adjacent projects should be coordinated with the
arterial parkways to maintain visual continuity. A neander -
ing natural look of tree placenent is desired. Shrubs should
be massed at the toe of the slopes along the parkway to nmask
transitional grading areas. Tree placenent on slopes shoul d
favor the toe and m ddl e areas of slopes. Plant materials in
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project areas along the top edges of slopes should frame or
mask views fromand to the residential areas as appropriate.
Suggested prinmary trees are as follows:

Medi ans:  Large-scal e deci duous trees such as Platanus
acerifolia (London Plane Tree) or Ligquidambar
styraciflua (Sweet Gum).

Parkway: Large-scale evergreen trees such as Pinus
torreyana (Torrey Pine), Pinus eldarica (Mn-
dell Pine), or Pinus halepensis (A eppo PFine).

O her trees nmay be selected from the Reconmrended Tree List
(Table 4). Landscaping of project edges should be adapted to
the perineter arterial treatnent. .

Pedestrians are provided a wal kway along both sides of
t he parkways. Enriched paving is encouraged for pedestrian
wal ks.  Weel chair ranps and other provisions for handi capped
persons should be provided as required by the State of Cali-
fornia and/or Gty or County of San D ego. Transit stops
should be integrated into the pedestrian wal ks and incl ude
attractive seating, signing, and lighting. Bikeways are
integral with the streets.

Al furnishings, including signs, benches, fences, and
lighting fixtures, should be selected or designed and con-
structed according to the design and safety standards of the
Cty of San Dego. Repetition in material, color, and notifs
or styles is desirable, to create a sense of continuity. Any
fencing along the tops of slopes should be honogenous for the
| ength of the sl ope.

Noi se inpacts resulting from projected traffic vol unes
along Del Mar Heights Road and El Camno Real should be mti-
gated to acceptable levels for residential and commerci al
uses. A noise analysis will determne the need for mtiga-
tion neasures for individual devel opnent projects, as part of
the environnental review process. Possi bl e nmeasures nay
i ncl ude:

* Elevating devel opnent above the arterials, as is
pr oposed.

* Providing a berm a solid wall, or a conbination berm
and wall along the tops of sl opes.

* Building only one-story structures next to the arte-
rial or structurally insulating the upper floors of
two- and three-story structures adjacent to the
arterial.
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. Designating a buffer zone between the arterial and
any structures to attentuate noi se

4.7b Neighborhood Entrances

There are two entrances to the Unit Three nei ghbor hood:
the primary entrance fromDel Mar Heights Road and the
northern H camino Real entrance. These entrances serve
several functions:

« Provide an aesthetic and functional transition
between the community arterials and the collector
street parkway.

. Provi de nei ghborhood identification along the arte-
rials.

e Provide an entry and exit experience for those
entering and | eavi ng t he nei ghbor hood.

As illustrated in Figure 21, the entrances should re-
flect the parkway character intended for the arterial and
collector street system A deep setback of |awn shoul d be
provi ded. Tree groves should be held back a significant
distance fromentry corners to enphasi ze a broad open char-
acter and to create a sense of spaciousness. Similarly,
bui | di ngs should be held back fromthe edges of the tops of
slopes in order to retain the open entry feeling. There
should be continuity between the | andscaping at the entranc-
es and the treatnment in the arterial and nel ghborhood park-
ways. Like the parkways, the prinmary tree should be a
| arge-scal e evergreen tree such as Pinus torreyana (Torrey
Pine), Pinus eldarica (Mondell Pine), or Pinus hal epensis
(A eppo Pine). Qher approved trees nmay be selected from
the Reconmended Tree List (Table 4).

Wil e set back fromthe entrances by turning pockets,
the street medi ans shoul d be considered in entrance design.
The prinmary tree for the street nedians should be a |arge-
scal e deci duous tree such as Pl atanus acerifolia (London
Plane Tree) or Liquidanbar stvraciflua (Saeet Gum). Qher
approved trees may be sel ected fromthe Reconmended Tree
List (Table 14).

Si gnage should be designed to fit into the | andscape
theme of rolling slopes and tree groves. S gns should be
limted in overall height and be front-1ighted using a wash
effect. The entrance 1llumnation should be coordinated to
provide a hierarchy of light quality and intensity. Enpha-
sis shoul d be placed on areas of high vehicular and
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pedestrian activity through increased light intensity at
those areas. A gradual reduction of light intensity between
maj or areas of activity should provide the desired nodul a-
tion of light wthout sacrificing safety and utility.

Pedestrian paths will be provided on both sides of the
street and should be integrated into the entrance treatnent.
S dewal ks nmay be of enriched texture or color to aid in
creating the desired parklike effect. Weelchair ranps and
ot her provisions for handi capped persons shoul d be provi ded
as required by the State of California and/or the Aty or
GCounty of San D ego.

4.7c Freeway Buffer.

~ The freeway buffer along the western side of the pre-
cise plan area serves several purposes:

* Beautifies an existing slope visible to notorists
along Interstate 5 and residents in Del Mar Heights.

. Provides visual editing of the westward views and
noi se buffering for residences along the freeway.

« Contributes to creating an attractive comunity
entrance at the Del Mar Heights Road interchange.

As shown in Figure 22, a |andscaping programfor the
freeway enbanknent 1s proposed. A refined native look is
desired for this area, with tree groves producing a natural
nmeandering effect. The slopes should be intensely planted
in tree groves and shrub massing. Trees at the tops of the
sl opes should frane or screen views as appropriate from Uit
Three residential areas.

At the southwest corner of the precise plan area, the
proposed slope is laid back and contoured to produce an open
entry effect. A berm at the top of the slope will provide a
noi se and visual buffer for the adjacent attached residen-
tial area. Landscapi ng should be continuous with the em
banknent paralleling the freeway. The slope should be
intensely planted in tree groves and shrub nassing.

The primary tree for the freeway area should be a
iarge-scale evergreen tree such as Pinus torreyana (Torrey
Pine), Pinus eldarica (Mndell Pine), or Pinus hal epensis
(A eppo Pine). This ensures sonme continuity with the Del
Mar Heights Road parkway. Additional trees may be sel ected
fromthe Recommrended Tree List (Table 4).
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Noi se inpacts resultln? from projected traffic vol unes
along Interstate 5 and the Interstate 5/Del Mar Hei ghts Road
i nterchange should be mtigated to acceptable residentia
levels. A noise analysis will determine the need for mtiga-
tion neasures for individual devel opnent projects, as part of
-1 » environnmental review process. Possible neasures may

i ncl ude:

El evati ng devel opnent above the freeway, as is
proposed.

« Providing a berm, a solid wall, or a conbination berm
and wall along the tops of slopes.

Buil ding only one-story units next to the freeway or

structurally insulating the upper floors of two- and
three-story units adjacent to the freeway.

« Designating a buffer zone between the freeway and any
dwelling units to attenuate noise.

4.7d Northeastern Sl ope

A major slope is proposed along the northern portion of
El Camino Real, below the detached residential theater |ots.
This slope area is a designated "devel oped" open space as
described in Section 26. A 4:1 gradient and contoured grad-
ing are proposed, blending into the natural terrain to the
north. Treatnment of the northeastern slope is illustrated in
Fi gure 23.

A natural appearance is desired in this open space area
The | andscapi ng should provide a transition between the de-
vel oped areas and the natural open space preserve. Hydr o-
seeding is proposed, and a native m x of shrubs and ground
covers i s reconmended. Specific Landscape Site Conponent
St andards for Subzones should be consulted for requirenents
and plant spacing and size on slope areas.

The primary tree for the slopes should be a large-scale
open- headed evergreen tree such as Eucal yptus cladocal yx
(SUgar Qun) or Eucalyptus sideroxylon (Red Ironbark). Q her

~. sted trees are listed in the Recommended Tree List
(Table 4). Al tree planting should preserve views fromthe
theater |ots. '
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4.8 ollector Street Parkway

The design approach to the collector streetscape wthin
Unit Three is based on the follow ng objectives:

+ COeate an enjoyable streetscape for those traveling
t he collector parkway.

+ Develop identifiable entrances into each residentia
project and nei ghborhood facility.

+ Provide for efficient and safe automobile, bicycle,
and pedestrian travel w thin the parkway.

Conpl enent adj acent projects and facilities both
functionally and aesthetically.

A parkway concept is proposed, which provides for multi-nodal
travel within an attractively designed street right-of-way.
Internal and external views are provided along the | ength of
the parkway. For parkway street sections, see Figure 15.

4.8a Parkway Design Treatnent

A parkway effect should be devel oped within the col-
| ector street right-of-way, supplenented by |andscaping in
adj acent projects and facilities. The internal collector
loop is planned to gently neander through the neighborhood,
with three connections to the nei ghborhood entrances. A
par kl i ke appearance shoul d be experienced continuously along
the collectors by coordinating |andscaping and other design
features along the entire right-of-way. "T" intersections
where collector connections from the nei ghborhood entrances
meet the interior collector |oop should provide pleasant
vistas for those traveling in the neighborhood.

Figures 24 and 25 exenplify several conditions along the
parkways. Pedestrian wal kways should parallel the roadway at
t he nei ghborhood entrances, along nei ghborhood facilities,
and next to major slopes. The sidewal k may abut the curb
along t he school site because of Gty standards or school
i Y rict requirements. In other |ocations, valuable wal kways
within the right-of-way may be provided if feasible. Walk-
ways may be textured or colored to reinforce the "parklike"
character of the parkway. Any transit stops should be inte-
grated into the pedestrian wal ks. Marked bi keways are inte-
gral with the street.

The entire area between street curb and the project
setback line should be | andscaped except for vehicle access
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dri veways and pedestrian paths. Lawn should occupy a sig-

ni fi cant percentage of |andscape devoted to parkway plant-
ing, including a significant percentage of mowable s| opes.
Planting and grading should create a variety of depths. A
nmeandering natural look of tree groves is desired. In areas
~1th slopes, shrubs should be nassed at the toe of slopes to
mask transitional grading areas. Tree placenent on slopes
should favor the toe and middle areas of slopes. Primary
trees should be as follows:

Par kway: Large-scal e evergreen trees such as Pinus
torreyana (Torrey Pine), Pinus eldarica
Monde Pine), or Pinus hal epensis
(Aleppo Pine).

Sl ope areas: Large-scale, open-headed evergreen trees
' such as Eucalyptus cl adocal yx (Sugar Gun
or Eucal yptus sideroxylon (Red Ironbark).

G her trees may be selected and substituted for the above
from the Reconmended Tree List (Table 4).

Lighting for the parkway should be coordinated to pro-
vide a hierarchy of light quality and intensity. Enphasis
should be placed on areas of high vehicular and pedestrian
activity through increased light intensity at those areas. A
gradual reduction of light intensity between nmajor points of
activity will provide the desired nodul ati on of |ight w thout
sacrificing safety and utility. This should be typica
t hroughout the parkway.

Al furnishings, including signs, benches, fences, and
lighting fixtures, should be selected or designed and con-
structed according to the design and safety standards of the
Gty of San D ego. These features should conplenent both the
par kway | andscape design and the architecture of nei ghborhood
facilities. Repetition in materials, colors, and notifs or
styles is desirable to create a sense of continuity. Any

fencing along the tops of slopes should be honbgenous for the
| ength of the slope.

For a discussion of the neighborhood entrances, see
‘Lion 4.7b. Entrances to residential projects along the
parkway are discussed in Sections 4.9 and 4.10.

4.8b Enbelli shnent Features

As shown in Figure 17, five enbellishment features are
called for along the collector |oop parkway. These features
serve the follow ng purposes:
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« Provide a repeated, distinctive design feature
wi thin the parkway, adding unity in design.

* Heighten the visual focus on public facilities: the
school, the park, and the vi ew overl ook.

® Ensure visual continuity in the bicycle and pedes-
trian networks where they intersect the street
syst em

Figure 26 illustrates a typical enbellishnent feature,
in this case where the interior |oop nmeets a coll ector
connection to a nei ghborhood entrance. Enriched pavi ng
wthin the roadway could consist of textured or contrasting

avenent material, for exanple. For adjacent areas where

| keways and pedestrian paths nerge, gentle ranps nust be
provi ded when required by grade differences. | work
should conformto the Aty of San D ego standards, i ncluding
pavi ng skid requirements. Wieel chair ranps for handi capped
persons should be provided as required.

Landscapi ng el enents shoul d hei ghten the enbellishnent
features as visual focal points. For "T" intersections,
views fromthe leg of the "T' across the intersection shoul d
be well designed and articulated by |andscaping. This is
particul arly ir‘rﬁortant for the designated "developed" open
space west of the school, located at the end of a cul -de-
sac. Trees should be held back at the crossings and |awn
shoul d occupy a significant percentage of |andscape devoted
to parkway planting. For a discussion of suggested trees,
see Section 4.8a.

4.8c Public View Over| ook

As depicted in Figure 12, an expansive view overl ook is
provided along the northwest portion of the interior collec-
tor loop of the parkway. The overl ook encourages public
viewi ng of the ocean to the northwest and San Dieguito R ver

valley to the north from B_edest_rian paths. It also ,oerrrits
view ng by notorists and bicyclists as they travel along the
parkway.

Wthin the public overlook area of the parkway, the
sadestrian path on the north side noves away fromthe park-
way towards the |ookout areas. This wal kway shoul d meander
through the area, with breaks in the planting areas where
nature trails neet the walk. Figure 27 illustrates this
concept. The nature trails and |ookouts should be of a non-
erosive naterial, but not be as permanent in appearance as
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the paving of the pedestrian path. An enbellishnment feature
where a project road intersects the collector loop should tie
the overlook paths to the attached residential project to the
- south.

It is inperative that the view across the overl ook area
be mai ntai ned. Low native shrubs and ground cover should be
utilized to reinforce the natural appearance of the | ookout.
Overall, a refined native look is desired. The |andscaping
at the bluff edges should provide a transition to the native
flora. No runoff down the bluffs should be permtted.

Benches in the | ookout areas should be selected or de-

signed to conpl enent the natural |andscaping concept. They
should conformto Gty standards.
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4.9 Detached Residential Projects

The follow ng objectives provide the basis for the
det ached housi ng design gui deli nes:

Maxi m ze vi ew opportunities.

Create project identity while contributing to the
overall character of the Unit Three neighborhood.

Provide attractive yet functional circulation and
par ki ng.

The locations of detached single-family housing are shown in,
Figure 6. A total of 289 units are provided on tw types of
lots: conventional lots in the southwest, central, and
northeast areas and theater lots in the far northeast area.

4.9a Devel opnent Regul ati ons

Al single-famly projects should be devel oped in con-
formance with the Single-Famly (S 1-A) Zone, as descri bed
in Section 5.1 and incorporated into the Planned D strict
O di nance. The permtted uses, density regulations, and
parking regulations of the City's R-1 Zone will apply to
this zone. The devel opnent regulations will include the
following:

* The mninmum lot size should be 5,500 squaré feet,
with the follow ng m ni rumdi nensions in |inear
feet:

Street Frontage 50
Interior Wdth 50

The following m ninmum yard dinensions in |inear feet

shoul d apply:
Front Yard--Residence 10
~-Garage 15
Si de Yard --Street 10
~~Interior 4
Rear Yard 4

* No buildings should cover nore than 60 percent of the
Jot.

* No building should be constructed, altered, or en-
larged to a height greater than thirty-five feet.
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4.9b Design Treat ment

In addition to the above, the follow ng guidelines
should be considered in designing single-famly projects:

Site planning should enphasize view enhancenent from
each dwel ling unit.

- Each project "area should be given an identity through
common desi gn treatments, delineation of project
boundaries, and distinctive entrances.

The desi gn of buildings, fencing, and street hard-
scape should be coordinated to create an overall

proj ect atmosphere or style, while permtting a
variety of floor plans and individuality in unit
exteriors and yards. Scale, colors, materials, and
architectural style should be simlar throughout each
project.

- The utilization of the principles of crinme preventive
desi gn and defensi bl e space should be encouraged.

The use of a selected |andscape palette should be en-
couraged, particularly along streets, at project entrances,
~and on slopes visible to the public. The purpose is to give
a sense of project continuity while being conpatible with the
nei ghborhood as a whole. The primary tree suggested for the
Project ?ntrances at the colleﬁtor street parkway sh?uld be a

arge-scale evergreen tree such as Pinus torreyana (Torrey
‘Pine), Pinus elgarica (Mondell Pine), or Pinus hal epensis
(A eppo Pine). The primary slope tree should be a large-
scal e open-headed evergreen tree such as Eucal yptus clado-
calyx (Sugar Gum) or Eucal yptus sideroxylon (Red Ironbark).
QO her suggested trees are cited in the Recormended Tree List
(Table 4).

4.9c Conventional Lots

Conventional lots will be sited on doubl e-1oaded |oca
streets and cul -de-sacs. Typical street sections are shown
in Figure 16. . The streets should be curvilinear to avoid
. :sual nmonotony. For the project areas next to the freeway
and in the center of the plan area, there are only two proj-
ect entrances; these entrances should be distinctively
desi gned.

Project entrances, designated "devel oped" open space

areas, major perineter slopes, and other open spaces wth
nei ghbor hood/ community visibility will be preserved and
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mai ntai ned as described in Table 3. Additional open space
areas wWthin the projects will be lotted out and nai nt ai ned
by individual owners. Design treatnment of lots at the peri-
nmeter of projects should consider the interface with conmu-
nity and nei ghborhood elenents (such as the collector street
oz kway, freeway buffer, natural open space, power easenent,
and school and park) and with other residential projects.

4.9d Theater Lots

In the northeast corner of the precise plan area, resi-
dential theater lots are proposed along single-loaded cul-de-
sacs. A typical street section is shown in Figure 16. This
devel opnent concept has been selected in this sloping area to
m nim ze gradi ng and nmaxi m ze views, while contributing to
the rural character of the San D eguito R ver valley.

pen space areas within this area should be lotted out
to individual owners and nmi ntai ned by a project homeowner
associ ation or maintenance district. This is to ensure uni-
formtreatnment and nmai ntenance of the slopes. |In order to
mai ntain the views from each lot, tree placenent is crucial
A majority of trees should be placed at the toes of the
slopes to maintain views. Screening of the toes of slopes
shoul d be done with shrub massing. The slopes shoul d appear
natural with tree groves and shrub nmassing. Figure 28 il us-
trates the | andscapi ng concept for theater |ots.
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4.10 Attached Residential Proiect

The objectives listed below formthe basis for the
attached housi ng gui del i nes:

e Maxim ze vi ew opportunities.

. CGeate project identity while contributing to the
overall character of the Wnit Three nei ghborhood.

. Provide attractive yet functional circulation and
parking.

. Buf f er housing from noise and traffic.

. Provi de conmon areas, such as recreational facili-
ties, clubroons, and shared open space.

The | ocations of attached housing are depicted in Figure 6.
A total of 910 dwelling units are provided in eight project
areas of different densities.

4.10a Devel opnent Regulations

The attached housi ng projects should be devel oped in
conformance with the Miltiple-Famly (ML and MF1l) Zones, as
described in Section 5.1 and incorporated into the M anned
Dstrict Odinance. The permtted uses and si gning, special
regul ati ons, m ni mumyard di nensions, |andscapi ng require-
ments, and off-street parking regulations of the city’s R2
Zone will apply to these zones. The density and property
devel opnent regulations will include the foll ow ng:

e The density regulations below in dwelling units per
acre should apply in multiple-famly zones. Net
acre should be defined as the site area excl udi ng
arterial and collector streets and designated "de-
vel oped” open space.

Zone Density Range
ML 5 through 9
M1 7 through 14

e The open space in square feet provided per dwelling
unit on the property should not be |ess than that
shown bel ow

Total Required pen Space 1,800
Requi red Usabl e Qpen Space 900
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* Usabl e open space should not have an overall grade
exceedi ng ten percent and should not be occupied by
buildings, streets, driveways, or parking areas.

« No buil dings should be constructed to a hei ght
greater than forty-five feet.

4.10b Design Treatnent

Each project area should be given an identity through
common design elenents or treatments, delineation of project
boundari es, distinctive entrances, and shared recreational
areas or other focal points. The scale, colors, materials,
design details, and architectural style of buildings and
furni shings should be shared by the entire project. The
principles of crime preventive design and defensi bl e space
shoul d be enployed in the design of projects.

A selected | andscape palette should be utilized through-
out each project. The purpose is to give continuity and
unity to the project while ensuring compatibility with the
overal | nei ghbor hood. Landscape treatment of project perime-
ters should consider the interface with community and nei gh-
borhood el enents (such as the collector street parkway, free-
way buffer, natural open space, power easemnent, school and
park, and perinmeter arterials) and with other residenti al
proj ects. Private outdoor space in the form of private
yards, patios, decks, and bal conies should be provided for
each unit and, where feasible, should enjoy good views.
Suggested primary trees are as follows:

Project entrances at col-
| ector street parkway: Large-scal e evergreen trees
such as Pinus torreyana (Tor-
rey Pine), Pinus eldarica
(Mondel I Pine), or Pinus
hal epensis (A eppo Pine).

Internal project slopes: Lar ge- scal e open- headed ever -
green trees such as Eucal yp-
t us cl adocal yx (Sugar G]F; or
Eucalyptus Sideroxyl on (Red
Ironbark).

G oup parking areas: Large-scal e deci duous trees
such as Platanus acerifolia
(London Pl ane Tree) or
Liquidambar styracifl ua
(Sweet Gum).

QG her trees which may be substituted are cited in the
Recomrended Tree List (Table 4).
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Project entrances should occur along the collector
street parkway if possible. No project entrances are
permtted along the perineter arterials. Project roads
should be curvilinear in nature, in order to slow traffic and
to provide visual interest. There should be adequate
srovisidon for bicycle and pedestrian circulation within
projects and |inkages to the nei ghborhood bicycle and
pedestrian path networKks.

Par ki ng bays should be small in size and screened where
possi bl e. Parking areas adjacent to another residential
proj ect or nei ghborhood facility should be screened by a wall
or fence and | andscaping, and |lighting should m nim ze |ight
spi |l | over. Bicycle storage is suggested at common recre-
ational areas and other shared facilities. Any common trash
storage areas should be screened and should be conveniently
located to the dwelling units and have easy access to pick-up
servi ce.

4.10c Project Types

Two site planning conditions can be identified: ter-
raced or stepped up pads and large, relatively £flat pads

- The terraced or stepped up pad situation generally
corresponds to lower density attached projects wth
extensi ve external view opportunities. Site planning
shoul d naxi m ze vi ew exposures by changi ng el eva-
tions, staggering buildings, clustering units, and
ot her desi gn measures. Housing products mnust be
suitable to site conditions. Project slopes should
be | andscaped and mai nt ai ned. Landscapi ng shoul d
frane or enhance views, not screen them

The flat pad situation generally corresponds to

hi gher density attached projects with limted view
opportunities. Site planning should enphasize creat-
ing attractive internal views within the project.
Wiere feasible, areas with external view opportuni-
ties should be utilized for common spaces to enhance:
the entire project. Housing products should be wel
designed and scaled to create aesthetic interest.
“andscaping should also be utilized to generate
internal vistas and visual excitenent.
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4.11

School and Park

The follow ng objectives provide the basis for the
el ementary school and nei ghborhood park design guidelines:

Link the school and park facilities functionally and
aesthetically; facilitate joint usage.

Design facilities to reduce crine and vandal i sm and
provi de ease of maintenance.

Provi de adequate |ocal access and parking for autos,
paths and storage for bicycles, and wal ks and seating
for pedestrians.

Create school and park facilities as the focal point
of the nei ghborhood.

For the park, grade the site to retain the existing
stand of Torrey Pines.

Design guidelines for the school and park are outlined below

4.117a El enentary School

Figure 29 depicts a schematic plan for the school site.
The following elenents should be incorporated in the spe-
cific school site design:

School  bui I di ng(s).

Recreational / playground facilities.

Aut onobi | e access and par ki ng.

Internal bicyclel/pedestrian path (see Section 4.11c).

G her pedestrian and bicycl e access and bicycle
st or age.

Features to assure provisions for "dropoffs" and
"pickups" within the site.

A | andscapi ng screen abutting the power easenent next
to the attached residential (see Section 4.12), and

| andscaped slopes to buffer the school from adjacent
residential projects.
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The design and siting of all school facilities should
take into account aesthetic inpacts on students as well

as on the surrounding comrunity. An architectural style,
bui | di ng materials, and colors appropriate to the surrounding
nei ghbor hood should be utilized. Large, bulky, or sprawing
v1ildings should be broken up by hei ght changes, shadow
relief, clustering, or simlar neasures. The design of |and-
scapi ng and furnishings, such as light fixtures and signage,
shoul d complement that of the collector street parkway and
nei ghbor hood par k.

The school should be designed to facilitate the use of
nmeeting roons and recreational facilities during off-session
hours by the general public. The selection of recreational/
pl ayground facilities should be coordinated with those pro-
vided in the nei ghborhood park, in particular in regard to
mul ti purpose courts and playfields. Unnecessary duplication
of facilities should be avoi ded.

Particul ar care should be taken to design secure, safe
school facilities. The principles of crime preventive design
shoul d be enployed in planning the school. |In addition,
sound health and safety design standards should be followed.
Sufficient lighting should be provided on the site to ensure
safety and facilitate surveillance.

Saf e access by students should be considered in the
siting and design of the school facilities. Travel by bus,
private car, bicycle, and foot should be considered in de-
signing internal pick-up/drop-off points and parking areas

A plant palette simlar to that of the park and parkway
should be utilized in order to bring coherence to the neigh-
borhood. The following primary trees are suggested:

Next to the parkway: Large-scale evergreen trees such
as Pinus_torreyana (Torrey Pine),
Pinus eldarica (Mondell Pine), or
Pi nus hal epensis (A eppo Pine).

Nort hern sl ope: Large-scal e open- headed evergreen
trees such as Eucal yptus clado-
calyx (Sugar Qum) or Eucalyptus
sideroxylon (Red Ironbark).

Par ki ng area(s): Lar ge-scal e deci duous trees such
as Pl atanus acerifolia (London
Pl ane Tree) or Liguidambar
styraciflua (Saeet Gum).

O her trees are cited in the Recommended Tree List (Table 4).
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4.11b Nei ghbor hood Park

~Figure 30 illustrates a prelimnary park study plan for
t he nei ghbor hood parKk. The following elenents ought to be
included on the site:

Active play areas, for exanple, nultipurpose courts
and open | awn.

+ Passive play areas, such as seating or picnic areas.
« Children's apparatus area.

* Autonobil e access and parki ng:

* Internal bicycle/pedestrian path (See Section 4.11c).l

= QOher pedestrian and bicycle access and bicycle
st or age. :

Landscaped slopes to buffer the park from adjacent
residential areas.

+ Existing stand of Torrey Pines.

* Restroons, if required.

The park should be planned with access and parking near-
est the collector street, clinbing eastward to a groupi ng of
Torrey Pines to be preserved. The tree area should be uti-
lized for passive recreation. The westernnost portion of the
site is nost adaptable to grading for active play areas.
Planted slopes on the northern and southern sides of the site
should act as a buffer to the adjacent residential areas.

Cross-connections between the park and school are
encouraged. The internal bike/pedestrian path will provide
a strong connection. As noted previously, the selection of
recreational facilities should be coordinated with facilities
at the school to avoid unnecessary duplication.

Park facilities should neet Gty health and safety stan-
Aards and should be able to withstand vandalism Creative
wesign of the play facilities and apparatus is encouraged,
whil e conplenenting the style, materials, and colors of the
school facilities. The principles of crine preventive design
shoul d be enployed, particularly the mai ntenance of views
from the parkway into the park for surveillance purposes.
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Adequate night lighting should be provided to ensure safety
and facilitate surveillance.

Sufficient off-street parking for park users should be
provided on the site. The parking area should not dom nate
the viewto the park fromthe street. The entrance to the
navking |ot should be emphasized and the lot itself de-
cmphasized by screening it with trees.

The final plan for the nei ghborhood park site nust be
approved by the Northern Area Coommttee of the Park and
Recreation Board, the Facilities committee, and the Park and
Recreation Board of the Gty of San D ego.

In order to | end coherence to the nei ghborhood facili -
ties, a plant palette simlar to that of the school and
par kway should be utilized for the park. The follow ng
primary trees are reconmrended:

Next to the parkway: Large-scal e evergreen trees
such as Pinus torreyana
(Torrey Pine), Pinus
eldarica (Mondell Pine), or
Pi nus hal epensi s (A eppo
Pine).

Passi ve recreati on area: Exi sting Pinus torrevana
(Torrey Pine).

Nort hern sl ope and _
south peri neter: Lar ge-scal e, open-headed
evergreen trees such as Eu-.
cal yptus cl adocal yx (Sugar

Qun) or Eucalyptus
si deroxylon (Red Ironbark).

Additional trees are suggested in the Recormended Tree List
(Table 4).

4.11c |Internal Bi ke/ Pedestri an Path

An internal bike/pedestrian path neanders al ong the
northern side of the school and park, between the west and
east portions of the collector |oop parkway. The path
wunnects to the east by crossing the collector | oop. Bot h
the east and west ends of the path shoul d be designed as a
visual focus for travelers comng into the "T" intersection
in these |ocations.

The path should be nine to twelve feet in width to

acconmodate primarily pedestrians, and also bicyclists. It
should be of a colored or textured paving naterial suitable

-97-



for intensive use and which minimiZes glare. Al ong the path,
lighting should be held to a mninmmand yet provide suf-
ficient illumnation to ensure the safety of all users

As illustrated in Figure 31, a neandering natural |ook
. tree groves is desired along the path corridor. Trees

shoul d provide shade and reduce glare. Lawn shoul d occupy

a significant amount of the area abutting the path. Sl opes
to the north between the path and residential area should be
heavily planted, keeping trees and shrubs at the base of the
slope. Suggested trees are discussed in Sections 4.11a and

4.11b.
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4,12 Power Easenent

The design guidelines for the power easement are based
on the follow ng objectives: '

- Provide access to the power lines for pole cleaning
and |ine maintenance.

« Screen the easenent and power lines to the extent
f easi bl e.

- In general, discourage use of the easenent for
non- nai Nt enance pur poses.

A landscaping and fencing program is proposed to neet these
obj ecti ves.

Vehi cul ar access nust be nmaintained for the entire
length of the easement to pernit maintenance vehicles to
enter and travel along the easenent. Pedestrian or bicycle
travel is not encouraged along the easement. The exception
Is a short pathway connecting the school and park to the de-
tached residential to the north; this pathway should receive
a design treatnment simlar to that of the internal bicycle/
pedestrian path, as described in Section 4.11c.

The easenent should be softened and screened by plant-

ing at the perineter of adjacent land uses. Two fences wth
| andscapi ng are proposed, as shown in Figure 32:

+ On the eastern edge of the easenent, between the de-
tached residential area and the attached residentia

area located in the center of the precise plan area.

+ On the western edge of the easenent, between the
school and attached residential area.

Treatnent of the easement between the school and park wl |
depend on specific school district and Gty design criteria.
The remaining portions of the easenent within the devel oped
area should be nmasked by | andscaping as nuch as .possible,
7 t2 allowing for vehicle access. A neandering natural |ook
Is encouraged with an enphasis on plants with a variety of
hei ght, form and texture. Suggested trees are cited In the
Recommended Tree List (Table 4).

Wthin the natural open space area on the north, the
easenment should blend into the native scenery to the extent
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feasible.. No | andscapi ng program is.suggested adjacent to

t he power Pol es to avoid enphasizing the easerment. The pos-
sibility of massed tree plantings at the northern crossing of

the collector loop should be considered for visual effect.
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Chapter 5 | MPLEMENTATI ON ELEMENT

The purpose of this elenment is to provide guidelines
for the tinmely inplenmentation of the Unit Three precise plan
pr oposal s. Recommended zoning and ot her physical devel op-
ment controls required for inplenentation are sumari zed.
In addition, a phasing programfor private devel opnent and
public facilities is outlined. Finally, financing of public
facilities by private devel opers and property owlers is
addr essed.

The carmel Valley Community Pl an provi des guidelines
for the zoning, phasing, and facilities financing wthin the
community, which are reflected in the Unit Three proposals
below. The inplenentati on neasures outlined in this chapter
are incorporated where necessary into the Planned D strict
Ordinance.
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5.1 Physical Devel opnent Control s

As discussed in Section 1.3, the Unit Three Precise Plan
constitutes one step in a series of steps in securing Gty
approval of private devel opnent within the precise plan area.
The precise plan provides guidelines for |and uses and design
treatnments to be utilized 1n the review of subarea devel op-
ment plans and subdivisions. |nplenentation of these guide-
lines for the nost part depends on the inplenentation nmecha-
nisns provided in the Planned D strict O dinance.

The Planned District Odinance should reflect the
follow ng proposals for physical devel opnent controls:

» Zoning as described in Table 5 and shown in Figure 33
to identify permtted uses in designated areas plus
devel opnent regul ati ons.

« Design guidelines as outlined in Chapter 4, Design
El enment . .

G ading regul ations, drainage requirements, |andscap-
ing standards, and energy conservation criteria as
described in Sections 4.3, 4.4, 4.5, and 4.6
respectively, of the Design El enent.

All subdivisions, rezonings, and other discretionary
acts required for the physical inplenentation of the precise
plan are subject to environnental review under the provisions
of the California Environnental Quality Act (CEQA) and the
Gty Code. Projects should be reviewed for conpliance with
the mtigation neasures presented in the Unit Three Precise
Plan Environnmental |npact Report acconpanying this docunent.

In addition, the follow ng conditions should be net
during the devel opnent approval process:

Prior to the approval of a tentative map, conpliance
with the terns of the adopted Carnel Valley School s
Facilities Master Plan nust be demonstrated.

A conpr ehensi ve Iandscaping pl an nust acconpany each
devel opnent plan and provide for the stabilization of
all graded sl opes.

+ Approval of the first tentative nmap in the nei ghbor-
hood should be subject to the approval of a conpre-
hensi ve drainage plan for the entire precise plan
area.
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Table 5

PHYSI CAL DEVELCPMENT GONTRCLS

Land Use Category

Planned D strict
Zoni ng

Singl e-Fam |y Detached Residentidl
Lower Density Attached Residenti al

H gher Density Attached Residenti al
H enentary School and Nei ghbor hood

Par k

Nat ural Qpen Space Preserve

Brief Description
of Zone

SF1-A

ML

M1

Mnimm lot size of 5,500
square feet

Maxi mum density of up to
10 dwelling units per acre

Maxi mum density through
14 dwelling units per acre

H enentary school and/or
nei ghbor hood park

pen space only




The freeway buffer proposed in Section 4.7c involves
grading and | andscaping wthin the Interstate 5 freeway
right-of-way. The devel oper nust obtain a permt from
Caltrans for this work. An approved plan for the
m‘provemants and an agreenment on the maintenance of

1scaping are required to obtain the permt.
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5.2 Devel opnent Phasing

Carnel Valley is designated a new community in the
pl anned urbani zing area by the 1979 dty of San D ego Prog-.
ress Quide and General Plan. Under this designation and
ity Policy 600-28, a devel opnent phasi ng programnust be
adopted as part of the "precise plan planned district ordi-
nance" for Unit Three. The purpose of the phasing program
is to coordinate the timng and level of public facilities
and the sequence and anmount of residential devel opnent.

Figure 34 depicts the proposed phasing plan for Unhit
Three. This plan is based on the generalized phasi ng pl an
in the Carnel valley Community Pl an.

5.2a Residential Phasing

Table 6 shows the projected schedul e of residential
devel opnent by the nunber and type of units per phase,
through total buil d-out. The phasing program for residen-
tial devel opnent considers the follow ng factors:

. Phasing of grading and bal ancing of cut and fill.
« Provision of at least two neans of access to and
fromthe precise plan area and access fromthe
collector street systemto individual residential

projects.

e A balance of single-famly and attached residenti al
and the availability of units in a range of prices.

. Marketing visibility and access.

e Availability of sewer service.

« Alowance of adequate tinme to mtigate the archaeo-
| ogi cal sites in the northwest portion of the plan
area.

Each phase is described bel ow

e Phase 1
A mx of single-famly and attached units is planned
in the southwestern corner of the plan area. The
Del Mar Heights Road nei ghborhood entrance provides

primary access. A second access way is provided by
extending the collector |oop to existing Bl ack
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Mountai n Road, which will carry traffic eastward to
B camino Real. Black Muntain Road west of the
collector loop will be unnecessary, and can be
vacated. The cut fromthe Phase 1 area will be
utilized to fill portions of H Camno Real and the
Phase 3 and 4 areas. (Qonstruction of BH Cam no Real
inits new alignnment will commence during this
phase. The freeway buffer will also be planted.

Phase 2

This phase devel ops the single-famly detached units
in the north-central portion of the nei ghborhood.
Access will be provided by extending the coll ector
street northward from Phase 1. In addition, the H
Cam no Real/north entrance and a portion of the
collector loop will be constructed to provi de access
to the north. E Camno Real will be inproved from
Del Mar Heights Road to the northern entrance and
connected into the existing roadway to the north.

Phase 3

During this phase, devel opnent of the attached
residential areas in the southeast corner of the

nei ghborhood will occur. The collector loop wll be
extended through the southeast guadrant to the H
Cam no Real entrance connector, which will also be
conpl et ed. The Black Mountain Road link to H
Camno Real will no longer be required, and can be
vacated.

Phase 4

Attached residential is devel oped on the east-cen-
tral side of the plan area. The collector | oop
connecting the two E Camno Real entrances is
completed.

Phase 5

Thi s phase devel ops the attached residential in the
northwestern portion of the nei ghborhood. The
-mllector |loop is conpleted by construction of the
nort hwest part between Phase 2 on the south and on
the north. The public view overlook wll be devel -
oped during this phase.

Phase 6
During this phase, the northeastern single-famly

residential is devel oped, with the exception of the
theater lots designated "future" (see below).
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PRQIECTED RES| DENTI AL DEVELCPMENT PHASING:

Table 6

Constructi on

Daelling Units
Conpl et ed During Year

Qunul ative Dnelling Lnits

Phase Det ached At t ached Tot al Det ached At t ached Tot al
Phase 1 106 169 275 106 169 275
Phase 2 128 — 128 234 169 403
Phase 3 - 287 287 234 456 690
Phase 4 - 242 242 234 698 932
Phase 5 - 173 173 234 871 1, 105
Phase 6 41 — 41 275 871 1, 146
Phase 7 - 39 39 275 910 1,185
Future 14 — 14 289 910 1,199

lounts are approxi nate and subject to nodification during precise design and

engi neeri ng.



Phase 7

This phase consists of a higher density attached
residential area west of H camino Real.

Fut ure

Devel opnent of the nost northeasterly tier of sin-
gle-famly residential theater lots nust be deferred
until sewer service is available. A sewer punp
station is required for this area.

5.2b Provision of Facilities

Public facilities will be provided as needed under the
public facilities financi n?l program outlined in Section 5.3.

Provision of facilities w

be as foll ows:

Streets, utilities, and drainage facilities will be
constructed along with residential development,
ensuring sufficient capacity to neet residents'
requirements.

Gonstruction of the school and park will occur when
adequate denmand warrants. Access to the school wll
be available in Phase 1 and to the park in Phase 3.

Community-level facilities will be built when the
service area is sufficient, wth fees or assessnents
collected as residential construction progresses.
This includes such facilities as a community park,
library, and fire station.

| nprovenents to the community-w de street system
will be constructed in accordance with the Transpor-
tation Phasing Plan for carmel Vall ey, adopted by
the Aty of San D ego.
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5.3 Public Facilities Financing

The Carnel valley Cormunity Plan requires that unit
preci se plans address the financing of public facilities to
ensure their availability concurrent wth need. I n addi -
tion, the Aty Gouncil has stated the follow ng:

Devel oprrent in the Carnel Valley area is contingent
upon necessary public facilities being financed by
property owners in that area by a charge against the
land only in the planning area.

Thi s requirement for a financing pl an adopted as part of a
preci se plan/planned district ordinance is reiterated in

Counci| Policy 600-28

The financing programfor Unit Three is sumari zed
bel ow and is subject to refinenent and adoption during Aty
revi ew of the devel opnent plans and subdivisions. The
programw |l conformto the Planned D strict O di nance.

. Facilities benefit assessnent against dwelling units
or the equivalent within the precise plan area for
public facilities and services, such as a library, a
fire station, police protection, public transit, and
traffic signals. In lieu credits for construction
of facilities are optional.

« Standard subdivi si on agreements to finance on- and
off-site inprovenents under the conventional subdi-
vi si on process.

. Rei nbur senent agreenents between devel opers and the
Aty for the construction of inprovenents of comu-
nity-w de benefit or nei ghborhood-w de benefit.
Exanpl es of inprovenents include najor and arteri al
streets, water transmssion pipelines, and sewer
trunk 1lines.

. School__financing as avail abl e.

Wse of an assessnent district created under the |nprovenent
Actes of 1913/1915 is optional. This district could be ap-
wilied to the precise plan area and utilized to finance such
facilities as major utilities and perineter arteria
streets. '

A community open space nai ntenance district should be

created, which includes the precise plan area. This dis-
trict should nmaintain and/or operate the foll ow ng:
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Sel ected open space areas, such as the natural open
space preserve.

The street nedians of arterial and major streets.
Speci al drai nage devi ces and basi ns.

The nei ghbor hood park shoul d be mnaintained through the Gty
operating budget.
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Chapter 6 CGOWUN TY PLAN CONFORMANCE

The Wnit Three precise plan is based on the goal s and
proposals set out in the carmel Vall ey cCommunitv P an.
Throughout this precise plan docunent, references are nade
to the coomunity plan - how the preci se pl an conforms, where
sinor nodifications are introduced, and what the precise
plan specifies in greater detail than the community plan.
This chapter addresses the conformance of the Unit Three
precise plan to the community plan on a general or concept u-
al basis, rather than detail by detail.
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6.1 Carnel valley CGoals

The Carnel valley Community Plan sets forth five broad
goals to guide urbanization in the Carnel Valley community.
These goals are stated below, along with a brief discussion
of conpliance by this precise plan.

1

"To establish a physical, social, and economcally
bal anced community."

Devel opnent Unit Three will contain housing in the
very low and |ow density ranges as specified in the
community plan. A nunber of housing product types
are anticipated, yielding a choice of residential
lifestyles and prices. The nei ghborhood facilities
wll attract and serve a diverse popul ati on and
provide equally for all residents. An interna
transportation system linked to the community-w de
network will ensure nobility and access to all parts
of the nei ghborhood and the comunity.

"To establish self-contai nment and feeling of comu-
nity identity anmong the future residents of Carnel
Valley."

Devel oprent Wnit Three constitutes one conplete

I denti fiabl e nei ghborhood unit of Carnel Valley
while contributing to the identity and sense of
self-containment of the overall community. The
preci se plan establishes a sense of nei ghborhood
Identity both functionally and aesthetically. The
perinmeter arterials, freeway, and open space pre-
serve create a distinct devel opnent area which sits
above adj acent nei ghborhood units. Access to the
unit by vehicular traffic is restricted to three
entrances, while the collector system provides
internal access to the various residential projects
and nei ghborhood facilities. The nei ghborhood
facilities act as a visual focus as well as activity
node for the nei ghborhood. Despite its strong

nei ghbor hood identity, Unit Three will tie to other
coomunity elenents through circul ation |inkages,
streetscape design, and visual and functional con-
nections with community facilities, especially the
town center.

"To preserve the natural environment."

Residential and facilities developnent in Uit Three
Is concentrated in the devel opabl e portions of the
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preci se plan area. The northern natural open space
- area preserves-existing sandstone bl uffs, native
vegetation, and steep topography. In regard to
design treatnent, the collector street parkway is
designed as an integral part of the nei ghborhood

| andscape, and the overl ook area blends into the
natural open space to be preserved. The gradi ng
concept maxi mzes view opportunities while preserv-
ing the overall |andformand contours artificial
slopes to create a natural appearance at comunity
interfaces.

"To establish a bal anced transportati on systemwhich
Is used as a tool for shaping the urban environ-
nent. "

Uhit Three establishes an internal, nei ghborhood-
oriented circulation systemwth restricted gateways
linked to the community-w de circul ati on network
Aut o, bicycle, and pedestrian path systems not only
provi de access fromresidential areas to nei ghbor-
hood facilities but also extend to activity nodes,
such as the town center, enploynment center, and
future transit termnal. The internal collector
street systemis designed to provide a visually
enhanced street scene which is punctuated by neigh-
bor hood open spaces, view outlooks, and a nonstan-
dardi zed parkway treatnent.

"To establish realistic phasing of devel opnent
within the coomunity based on maxi rumutilization of
the privately financed public facilities."

Approval of the precise plan for Unit Three in
itself represents a step in devel opnent phasi ng.

The precise plan provides for the installation of
public facilities by property owners as required for
residential devel opnent. Fi nancing of an adequate
circulation system and necessary public facilities
Is described in the precise plan, and a phasing
programfor the Unit Three nei ghborhood is outlined.
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6.2 Precise Devel opnent Plan Oiteria

The carmel Vall ey community P an provides guidelines
for the contents and preparation of precise plans for devel -
opnent units. These guidelines are restated bel ow, each
foll owed by a brief discussion of conpliance by this precise

plan for

1.

Unit Three.

"The devel opnent unit precise plan nust be in gener-
al conformance wth the Carnel vallevy Coomunity Pl an
obj ectives and proposals in terns of overall densi-

ty, nei ghborhood concept, naj or open space deli nea-

tion and nmajor and collector street patterns.™

Table 7 summari zes the conpari sons between the
community plan and the Unit Three precise plan. As
shown, the precise plan is in substantial confor-
mance with the objectives and proposals of the
Carnel Vall ey Community Pl an.

The precise plan nmust "illustrate the conpl ete
circulation system including |ocal streets and
transit, and further indicate how the systemw ||
relate to the total Carnel Valley circulation sys-
tem "

Chapter 3 describes the conplete circul ati on net-
work, including the street system and transit. The
ties to the total Carnel Valley system are di scussed
In Section 3.4.

The precise plan nust "illustrate a system of sepa-
rate bicycle and pedestrian pathways |inking the
nei ghbor hood center with the residential areas and
open space system and also illustrate how these

pat hways can link to the town center."®

Chapter 3 outlines the bicycle system and pedestrian
path network |inking the nei ghborhood facilities and
residential areas within the precise plan area. The
connections to the community-w de bi ke and pedestri -
an path systens are al so descri bed.

The precise plan nust "contain data describing the
housi ng bal ance projected regarding the quantity
and/ or proportion of |ow and noderate incone hous-
ing, as well as a plan describing efforts to be nade
to maintain an ethnic and racial balance."

Section 2.2 of the Land Wse E enent addresses resi-
dential location and m x, as well as efforts in Wnit
Three to contribute to housi ng bal ance comuni ty-
wide.
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Table 7

CARMEL VALLEY GCOMMUN TY PLAN/
UN T THREE PREQ SE PLAN COMPAR SONS

Conpar abl e Devel opnent Unit

Uhit Three W thin carmel Valley
Area of Concern Precise Plan Area Community Pl an
Overall Density 4.13 dwelling units per acre’ 3.81 dwelling units per acrel
Nei ghbor hood Concept Concept in conformance as described in Section 2.1a. Refined
by topography, engineering studies, preservation of Torrey
Pines.
Maj or Qpen Space Qpen space in confornmance, preserving northern bluffs area
Del i neation and buffer along Interstate 5.
Maj or and Col | ector Pattern in confornmance as described in Chapter 3. Alignnents
Sreet Pattern refined by topography, design and engineering studies.

1Repr esents total dwelling units divided by total devel opnent unit acreage.
Includes 1.5 acres designated for devel opnment at 20 units per acre which are shown on
the comunity plan within Devel opnent Unit Four (i.e., the area incorporated into
Unit Three as a result of the proposed realignment of E Cam no Real).



The precise pl an nust "contain a detail ed design
plan for the layout of the nei ghborhood school and
park; the city and |ocal school district nust agree
to the sites and design of the facility."

In Section 2.3 of the Land Use El erment, the |ocation
and characteristics of nei ghborhood facilities are
di scussed. These facilities include the elenentary
school and the nei ghborhood park. Design guidelines
for these facilities are set out in Section 4.11 of
the Design Ehenent. Prior to adoption of this
preci se plan, the sites and designs for the school
and park will be approved by the Sol ana Beach H e-
mentary School D strict and Aty Park and Recreation
staff.

The precise plan nust "illustrate the timng of
necessary public facilities through the assessnent
district and fees approach to serve the devel op-
nent ."

Chapter 5 outlines the phasing and financing of
public facilities.

The precise plan nust "contain an environment al
| npact statement."

The environnental inpact report for Unit Three
acconpani es this docunent.
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