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SUMMARY

KEY ELEMENTS OF THE PLAN UPDATE

Mira Mesa is home to approximately 62,500 people, residing in 20,400 dwelling units. At
buildout, which is estimated to occur after the year 2010, Mira Mesa is expected to house
82,600 people in 28,300 dwelling udtan increase of about 32 percent.

Approximately 60 percent of the community has been built. Only about 12 percent of the
undeveloped property in the community does not have development approvals, either in the
form of planned development permits or subdivision maps and zoning.

The largest aa of undeveloped land is approximately 900 acres surrounding Carroll
Canyon, which is now being used for sand and gravel extraction. Upon completion of
extraction activities, this area is proposed to be developed with a mix of industrial park,
commercialand residential uses. Another 285 undeveloped acres on Lopez Ridge are
designated for very lowdensity residential development (up to four units per gross acre) and
open space preservation.

Residential Land Use

Almost 38 percent of the community is planned for residential development at densities
ranging from a maximum of four units per gross acre on Lopez Ridge to a maximum of 43
units per acre near Mira Mesa Boulevard and Interstate %) (Most of the areabat

remain to be developed with residential uses are constrained by steep slopes; therefore, the
physical form of new development and how well it fits in sensitive slope areas will continue
to be key community issues. The Mira Mesa Community Plan (Bfzdgte includes criteria

to be used in the review of new building proposals to ensure that development is designed to
preserve Mira Mesa's unique system of canyons, ridge tops and mesResidential

Land Use Elementalso revises the boundary betweea tipen space designation and the
residential designation to more accurately reflect the areas that could be developed under
current environmental regulations.

Industrial and Commercial Land Use

As one of the major employment centers in the San Diegorrelgiira Mesa will provide

jobs for approximately 61,000 people at buildout. Approximately 26 percent of the land area
in Mira Mesa is planned for industrial and commercial office development, with another four
percent planned for retail uses. Thdustri al and Commercial Land Use Elementsf the

Plan update maintain the 1981 plan's recommendations to preserve industrially designated
sites for large lot, employmegenerating uses and restrict retail development to existing
commercial centers.



Sensitive Resources and Open Space System

Approximately 18 percent of the community is proposed to be preserved as opén space
primarily in the five major canyons (Los Pefiasquitos, Lopez, Carroll, Rattlesnake

and Soledad) that traverse the communityaehsitive Resources and Open Space System
Elementhas been added to the plan to provide specific recommendations for the
preservation of the remaining sensitive natural resources within the community. The
proposed open space system boundaries and cfaedavelopment adjacent to the open
space system, particularly Los Pefiasquitos and Lopez Canyons, have also been refined as
part of this update.

Community Facilities

The Plan update contains the following proposals for new or expanded public facilities:
Parks

The development of two new park facilities (Carroll neighborhood park and Canyon Hills
resourcebased park) and the expansion of Lopez Ridge neighborhood park to include the

adjacent former school site.

Libraries and Fire Stations

The expansioand possible relocation of the Mira Mesa Library to a site near the intersection
of New Salem and Camino Ruiz and the addition of a fire station near the intersection of
Miramar Road and Camino Santa Fe.

Transportation Improvements

The Plan updatdeletes the extension of Camino Ruiz across Los Pefasquitos Canyon
Preserve in order to maintain the undisturbed nature of the canyon through this area. To
accommodate the level of traffic anticipated at buildout of the community, improvements are
proposedat five major intersections: Camino Santa Fe and Miramar Road, Black Mountain
Road and Mercy Road, Black Mountain Road and Mira Mesa Boulevard, Kearny Villa Road
and Miramar Road, and Mira Mesa Boulevard and Scranton Road. In addition to street
improvemets, bus service improvements are proposed to Sorrento Mesa and the Carroll
Canyon area, and a light rail transit line is proposed through Carroll Canyon. Two pedestrian
bridges are proposed over Black Mountain Road.
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INTRODUCTION

PURPOSE OF THE PLAN

The Mira Mesa Community Plaand Local Coastal Program Land Use Plan is the City's
adopted statement of policy for the physical development of Mira Mesa. It establishes the
goals and policies that will guide the City as it reviews development proposals and makes
land use decisions.hE Plan designates appropriate areas for residential uses, commercial
services, and industrial and other employment generating uses, as well as areas that should
remain free of development due to topographic, vegetation or wildlife characteristics. The
Plan also designates appropriate locations for public facilities such as transportation
improvements, parks, schools, libraries and fire stations that will be necessary to support the
level of development projected by the Plan.

Since the last update of tRéan in 1981, Mira Mesa has experienced rapid residential and
industrial development, as have the other communities withintbecbrridor. This growth

has been considered problematic because the provision of public facilities and services has
not kept @ce with the community's population. Deficiencies in facilities have resulted in
peak hour traffic congestion (particularly at community exit points), overcrowded schools,
insufficient library space and a shortage of park acreage and facilities.

Some stps have already been taken to remedy these deficiencies. On January 5, 1988, the
City Council approved an amendment to the Plan that added approximately 45 acres of
designated park land in Mira Mesa. In addition, in February 1987, the City Council thaiate
comprehensive update of the 1981 plan to address the remaining facilities needs. This Plan is
the product of that comprehensive update.

PLAN ORGANIZATION

The Plan consists of two parts: (1) the text of this document which sets forth goals, ,policies
proposals and recommended actions, and (2) a land use map at a scale of one inch to 800
feet, which depicts land use designations throughout the community. This land use map is
included in the appendices to the Plan. Smaller scale land use maps atedotioroughout

the text of this document to illustrate Plan proposals.

The Plan text is organized as follows:

Thelntroduction to the Plan describes the purpose of and reasons for the Plan update.
Background information on community history, a deswipof the environmental and urban
framework within which the Plan was prepared, and a summary of other planning programs

that have influenced the preparation of this Plan are provided Piahaing Context
(Section IlI).



TheElements of the Commuity Plan (Section V) set out the goals for the future
development of the community, the policies that will guide the actions of the City as it works
toward achieving these goals, and more specific proposals describing how these policies are
to be appliedo particular areas in the community. This section also contains a table of
recommended actions to implement the policies and proposals of the Plan and a time frame
for implementation. Additional background information is provided inAppendices

(Secton V).

HOW THE PLAN WAS DEVELOPED

The Plan update process began with a Mira Mesa Planning Group workshop to identify and
discuss issues affecting Mira Mesa. Following this meeting;m&@ber task force was
established to continue work on the Plan update. The task force included reyi@s&mm

the planning group, community residents, business and property owners, the chambers of
commerce, the school board and the community college. The task force identified a number
of issues that served as a general framework for the developmbatgidls, policies and
proposals of the Plan update. Among these issues were:

1 The need for updated dwelling unit and population projections to reflect several
amendments made to tResidential Land Use Elemensince 1981.

1 Traffic congestion and the imapts of the proposed Camino Ruiz extension through Los
Pefasquitos Canyon Preserve.

1 The need for preservation of canyon areas.
9 The need for better interaction with the school district.

1 The lack of park facilities and the need for better phasing ofgatlother public
facilities; and

1 The need for design criteria to address community scale and identity.

In June 1991, a draft Plan update was published and distributed to the Mira Mesa Planning
Group for review. To solicit input from the entire community, a public workshop was held
before the City Planning Commission in September 1991. All property ownies in
community received a notice of the workshop, apage summary of the Plan and a copy of
the proposed land use map. An additional workshop and two noticed public hearings were
held before the Commission in 1929292. The Mira Mesa Planning Group danged to

review and provide input to the Plan through the workshop and public hearing process.

The City Council adopted the Plan in October 1992, subject to certification of the California
Coastal Commission. On September 7, 1993, the City Counagidared and adopted

revisions to the Plan, which were requested by the Coastal Commission. On November 18,
1993, the Coastal Commission certified that the Plan was consistent with the California
Coastal Act.
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PLANNING CONTEXT

THE COMMUNITY PLANNING AREA

The Mira Mesa community is approximatdl@,500 acres in area. It is located in the north
central portion of the City of San Diego, 16 miles north of downtown San Diego, between the
Interstate 805 (805) and 415 corridors. It is bounded on the north by the Future Urbanizing
Area, Los PefiasquscCanyon and the surrounding communities of Torrey Hills, Carmel
Valley and Rancho Pefiasquitos; on the east by Miramar Ranch North and Scripps Miramar
Ranch; on the south by Marine Corps Air Station (MCAS) Miragfamerly Naval Air

Station Miramar)andon the west by the University and Torrey Pines communiiggsife

2).

Interstate 15 provides the eastern boundary of the planning area; MCAS Miramar, the
southern boundary;805 and the Atchison, Topeka, and Santa Fe Railroadafghay, the
westernboundary; and the Future Urbanizing Area, the northern bounBigiyré 3).

The relationship of this Plan with existing planning programs and development patterns was
considered during its preparation. This process included consideration of the dcdib Ran
Pefiasquitos Community Plan, the Scripps Ranch Community Plan, the Torrey Pines
Community Plan, the University Community Plan, the draft Los Pefasquitos Canyon
Preserve Master Plan, the North City Local Coastal Program Land Use Plan and the MCAS
Miramar Airport Land Use Compatibility Plan.

DEVELOPMENT AND PLANNING HISTORY

Mira Mesa was annexed to the City in 1958 as part of a larger annexation that included Del
Mar Heights and (former NAS) MCAS Miramar. At about the same time, a City water main
projectto improve service to Clairemont made the urbanization of Mira Mesa possible.

In 1961, property owners installed sewers under 1911 Act assessment proceedings.
Developers were required to construct two lanes of Mira Mesa Boulevard-fitbritolmore

thana mile westerly in order to obtain access to property in the vicinity of Westonhill Drive.
The first subdivision map was filed on January 14, 1964. An economic downturn in the early
1960s delayed construction; however, siFgimily residential, multifami} residential, and
commercial zoning along Mira Mesa Boulevard were granted by the Planning Commission
and City Council. The City initiated planning studies of the Mira Mesa area in the early
1960s which culminated in adoption of the Mira Mesa Communéy Pl January 1966.

Little development occurred in the planning area until-&889, when the demand for
moderatepriced housing brought several major developers into eastern Mira Mesa. Due to
the fragmented ownership pattern in Mira Mesa and the langger of companies involved

in development of the community, a highly competitive, accelerated building program began.
From early 1971 to the third quarter of 1972, Mira Mesa led construction activity within the
City. By January 1978, approximately 10,45¥elling units were constructed and occupied

and the area had attained a population of 34,600 persons.

-13-
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As early as 1972, it was clear that the rapid growth rate in Mira Mesla v#&outhe capacity

of the existing public facilities. In 1973, the City Council initiated a comprehensive update of

the Plan to be prepared with the assistance of the recently formed community planning

group. The updated Plan, which deleted western Meaafrom the planning area and
designated it as a AFuture Study Area, 0O was
western area was prepared in 1978, but was not adopted.

In 1981, the Plan was again updated to include both the eastern and westcandtea
serve as the Local Coastal Program Land Use Plan for the community, in accordance with the
California Coastal Act of 1976.

To address the need to ensure the timely provision of public facilities, the City Council
adopted the first Public Faciks Financing Plan and Facilities Benefit Assessment for Mira
Mesa in 1986. The financing plan identifies public facilities that will be needed to
accommodate the projected level of development in Mira Mesa, as well as methods of
funding those facilities. Aie Facilities Benefit Assessment (FBA) assigns the costs of the
facilities equitably among the undeveloped parcels of land. The FBA is updated yearly as
facilities costs and anticipated development levels change. The Public Facilities Financing
Plan was ug@ated in Fiscal Year 1993 to conform with the public facilities proposals in the
Plan update.

ENVIRONMENTAL SETTING

Mira Mesa is characterized by steep slopes on the west overlooking Sorrento Valley, trending
eastward to a gradually rising series of flat mesas. As is generally true of the San Diego
terrain, several steegidded canyons border and cut through the are@eTdf these canyons,

Los Pefasquitos, Lopez and Carroll are over 1,000 feet wide from rim to rim. In addition to
the major canyons, many tributary cuts and washes extend in a generaaubhtldirection
creating small, separate mesas with very limitakas. Land elevations above sea level

range from 50 feet at a point in the westerly portion of Los Pefasquitos Canyon to 850 feet at
Canyon Hills Park in the northeast portion of the planning area. Elevations of the mesas
range from 350 feet to 500 feebin west to east.

Vernal Pools

The flat mesa land in Mira Mesa contains unique topography known as mimamounds. These
landforms consist of low mounds surrounding shallow depressions that have very slow
drainage. During winter and spring rains, watetem$ in the depressions and forms

wetlands known as vernal pools. As the water is gradually absorbed into the ground or
evaporates, a variety of miniature annual wildflowers bloom for a short period and then
vanish until the next rainy season. One of ¢hglants, the San Diego Mesa MiRbgogyne
abramsi) has been placed on both the state and federal endangered species lists. The vernal
pool sites in Mira Mesa are discussed further inbesitive Resources and Open Space
System Element

-16-



Los Pefiasuitos Canyon Preserve

One of the most significant landforms in the area is Los Pefiasquitos Canyon. Los
Pefiasquitos Canyon Preserve stretches the length of the communitylfscim the

confluence of Interstate 5-§) and 1805. More than 3,000 acresmiblicly-owned property

are currently included in its boundary. The preserve is composed of two large coastal
canyons, Los Pefiasquitos Canyon and Lopez Canyon, which are characterized by perennial
streams and steep slopes rising from flat, densely vedatanyon bottoms. The canyons

were created by stream erosion of marine sediments, which in some areas has exposed
crystalline bedrock that is 300 million years old. The preserve is a major wildlife habitat and
is a prime example of a riparian woodland itetlcharacterized by large oak trees, sycamore
trees, and plants that require yé&@rg moisture. Los Pefiasquitos Canyon Preserve is a
significant natural resource to the City and the Mira Mesa community.

A draft master plan for Los Pefiasquitos Canyaséwe was prepared by Van Dell and
Associates for the City and the County of San Diego in February 1986. The primary

objective of the plan is to preserve and enhance the canyon's natural and cultural resources,
while allowing for recreational and educatad uses by the public as a secondary objective.

The plan recommends concentrating human activity around two major access points at each
end of the canyon, with the central area reserved for more passive use. The plan also contains
recommendations for delopment of trail systems throughout the preserve and for

minimizing visibility of residential development adjacent to the preserve. These
recommendations have been incorporated int&#resitive Resources and Open Space

System, Transportation SystemandResidential Land Use Elementsf the Plan.

Carroll Canyon

Carroll Canyon also spans the length of the community. Portions of Carroll Canyon,
primarily the western end, remain relatively undisturbed. In these areas, mature sycamore
trees and other riparian plant species dominate the canyon floor. However, béasgen

Santa Fe and Black Mountain Road, sand and gravel mining operations have disturbed the
canyon slopes and floodplain. As mining operations near completion, future development
will be required to restore the flood channel to accommodate thgeddood flows.
Restoration projects will include a linear open space park with pedestrian and bicycle paths
along a revegetated riparian landscape. The paths will provide connections teusexed
developments, adjacent active park areas and transit systems.

-17-



URBAN SETTING

Approximately 60 percent of the Mira Existing Land Use

Mesa community has been built. Planned (August 1990)

development permits have been approvec

for most of the remaining undeveloped ar Commercial

north of Mira Mesa Boulevard and many ¢ ~ Institutions, Schools,
these sites have been graded. Hngdst l Parks & Open Space
area of undeveloped land is approximatel

900 acres surrounding Carroll Canyon,
which is now being used for sand and
gravel extraction. Upon completion of
extraction activities, this area is proposed
to be developed with a mix of industrial
park, canmercial and residential uses.
Three neighborhood parks are also
proposed to serve this area.

— Industrial

- Residantial

Another 285 undeveloped acres on Lopez Ridge, which do not have approved development
plans, are designated for residential development and open space p@seiath of this

land is constrained by steep slopes and will remain undeveloped (this area is discussed in
greater detail in th8ensitive Resources and Open Space System Elemamd the

Residential Elemeny.

The relationship of existing to proposed Planned Land Use
land use is illustrated in the chart on the

right. Almost 38 percent of the

community is planned for residential " Institutions
development. Industrial development is l ~=alion!
planned for approximately 26 percent of I o
the community and approximately 18
percent is proposed to be press as
open spaa® primarily in the major
canyons that traverse the community.
Carroll Canyon, which comprises about
nine percent of the community, is to be
developed under a future master plan
process with a mix of uses. Commercial
services and public fédities are planned
for the remaining nine percent of the
community.

Residential
Master Plan

- Open Space

— Industrial

Population Projections
Mira Mesa's population has increased 66 percent since the 1980 Census. The population is

projected to increase another 32 percent by the time the communitit subwivhich is
estimated to occur after the year 2010.
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April 1980 December 1990 Buildout*

Population 37,500 62,500 82,600

Dwelling Units 12,150 20,396 28,350

* Buildout and employment estimates are based on the SANDAG Series 7 Regiona
GrowthForecast.

Employment Projections
Mira Mesa is one of the major employment centers of the region. Approximately 28,000

people were employed in Mira Mesa in 1986. This number is expected to increase to 61,000
by the year 2010. Projected employment growthlira Mesa is shown on the chart below.
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MCAS MIRAMAR

The MCAS Miramar forms the southerly boundary of Mira Mesa and thus represents a major
influence in its planning and development. The MCAS Miramar is nearly 24,000 acres in
size, portions owhich have been in continuous federal ownership since World War I. The
map of the main station areaidure 4) shows that the base is essentially divided into
operations and support functions. The support functions include:

Residential developmentn theform of group quarters (barracks and dormitories), single
family homes and mobile homes. The totalb@se residential population as of January 1,
1990 was 2,873. Of this population, 2,210 reside in group quarters, 111 infamgdieunits
and 78 in moibe homes.

Recreation facilitiesincluding playing fields, a recreation center, a theater, a swimming
pool, a bowling center and an eightdesie golf course.

Commercial usesncluding the commissary and base exchange which serve base residents,
off-base personnel, and military retirees. Other commercial uses located on the base include a
credit union, a bank, a cafeteria and commercial recreation facilities.

MCAS Miramarisone of the regiond6s maj-baseemploynendyer s.
activities for civilians are sand and gravel excavation activities, federal contract work and an
FAA air traffic control facility. Operations and employment at the base contribute tiveom

$250 million annually to the regional econoryCAS Miramar flight operations include
departures to the west via the Seawolf corridor, departures to the north via the Julian
departure corridor, arrivals from the east, Fleet Carrier Landing Praotickicted over a
southern loop, and tougdndgo exercises conducted over a northern loop.

Additional information on how these restrictions affect specific areas in the community is

provided in the&Commercial Land UseandIndustrial Land Use Elementsand in
Appendix D.
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LOCAL COASTAL PROGRAM

The California Coastal Act of 1976
established a coastal zone boundary
within which certain planning and
development requirements must be
met. These requirements haywesen
designed to protect and enhance
California's coastal resources. The
North City Local Coastal Program
Land Use Plan (LCP) was adopted L
the City Council in March 1981,
revised in May 1985 and revised
again in March 1987.

The North City LCP provides
development criteria for
approximately 2,300 acres in wester
Mira Mesa that are within the
watershed of Los Pefasquitos
Lagoon. It also encompasses the
Torrey Pines planning area and
portions of the Carmel Valley,
University, Torrey Hills and La Jolla
planning areas, as well as open space

and urban reserve areas identified in the Progress Guide and General Plan (General Plan).
These areas were grouped because of considerations of drainage into the San Dieguito and
Los Pefasquitos Lagoons, impacts on ttafilume and circulation in the area and the
cumulative impacts of development.

NORTH

As part of the Plan update process, the recommendations and development criteria of the
LCP were incorporated into the policies and proposals of the Plan. On November 18, 1993
the Coastal Commission certified the Plan and amended the North City LCP to incorporate
the update.
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Elements of the Community Plan

1 Sensitive Resources and Open Space System
1 Transportation System

1 Park and Recreation Facilities

1 Community Facilities

1 Residential Land Use

9 Industrial Land Use

1 Commercial Land Use

1 Carroll Canyon Master Plan Area

1 Development Criteria






SENSITIVE RESOURCESAND OPEN SPACE SYSTBV

GOALS
A communitywide open space system that:

Preserves sensitive resources, including plant and animal habitats and wildlife linkages;
Preserves natural drainage systems;

Protects the public health and safety by restricting development in areas subject to
flooding or high fire risk;

1 Provides opportunities for outdoor recreation;
1 Guides the form of development by defining boundaries for urban expansion;

1 Provides linkages in the regional open space system of interconnected canyons and
hillsides.
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INTRODUC TION

Because of the largely developed nature of the community, most of the remaining sensitive
resources in Mira Mesa lie within the five major canyon systems that form the core of the
open space system: Los Pefasquitos, Lopez, Carroll, Rattlesnake and Eatgdad.

Most of Los Pefiasquitos and Lopez canyons are in City ownership, comprising Los
Pefiasquitos Canyon Preserve. Portions of Soledad Canyon have been acquired by the City.
However, most of this canyon is still in private ownership. Carroll Canyom F805 east

to Carroll Road, has been placed in +#nilding area easements through the development
review process, preventing development in the most sensitive areas. East of Carroll Road,
Carroll Canyon remains in private ownership as it passes thf®ugamino Memorial Park

and the Fenton and Calmat extraction facilities. Rattlesnake Canyon is also in private
ownership through EI Camino Memorial Park and the Fenton property.

Development of private property that contains sensitive resources iatezghy the

Resource Protection Ordinance (RPO). An RPO is designed to protect sensitive native
biological species and their habitats, steep hillsidesy®@0 floodplains, wetlands, and

prehistoric and historic sites. Certain properties in Mira Mesaxampt from the

requirements of RPO. Among these are the sand and gravel operations in Carroll Canyon and
undeveloped parcels in the Calle Cristobal Assessment District.

The Hillside Review (HR) Overlay zone also regulates the development of slopes of 25
percent or greater. In addition, state and federal agencies such as the U.S. Fish and Wildlife
Service, the Army Corps of Engineers, the U.S. Environmental Protection Agency and the
California Department of Fish and Game have jurisdiction over developmioddplains,
wetlands and habitats for threatened or endangered species.

Sensitive Biological Resources

Mira Mesa's sensitive biological resources consist of the following native plant communities
and habitat types. General locations of these ressware shown drigure 5 (an analysis of
site-specific sensitive resources is required by the RPO prior to development). All of these
resources require special attention due to their uniqueness, rarity, specialized biological
function, high degree of divsity or provision of habitat for species that qualify for listing
under the Endangered Species Act.

Coastal Sage Scrub

A low growing, open, very fragrant plant community that is home to the California
Gnatcatchaéy a small bird that is a candidate for éedl and state listing as an endangered
specied as well as other rare and threatened species.

Maritime Chaparral (also known as Coastal Mixed Chaparral)

Maritime Chaparral is a tall, dark green brushland with thick vegetation including scrub oak.
It is valuable as a wildlife food source and cover.

-26-



[T_Jwetlands (including riparian, ponds, marshes,
and cobblestone streams but not vernal pools)

[2"]chaparral (including mixed, maritime, and chamise)
[3"]coastal Sage Scrub

[4_]Grasslands (includes nonnative and disturbed)
[5_]0ak Woodland

Native Plant Communities and Habitat Types |
Mira Mesa Community Plan j_F,IG,U_RE
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Riparian Woodland

Considered wetlands, these woodlands are critical to wildlife movement and survival. They
provide food, water, cover and nesting areas for wildlife. They also control erosion and
sedimentation.

Oak Woodland

An uncommon, extremely slow growing plant coomity.

Grasslands (both native and noative)

Important foraging areas for birds of prey.
Vernal Pools

A rare and unique wetland habitat that occurs during the spring in the shallow depressions on
flat mesa tops. Vernal pools support a highly specialized floral and faunal community that
develops when rains collect in the depressions. The impervious sdibdopans, that exist

in areas where vernal pools occur, produce very poor drainage conditions and this often
permits the water in the pools to persist through most of the spring months.

Historically, many of the vernal pools in Mira Mesa contained [3iago mesa mint
(Pogogyne abramgiia federally listed endangered plant, and/or button celggngium
artisulatumss parishi), a state listed endangered plant and a candidate for federal listing.
Several other plants associated with vernal poolslspecandidates for federal listing and
may be found within the pools in Mira Mesa.

Over the past ten years, substantial vernal pool acreage in Mira Mesa has been lost to
development. As a result, the acreage that remains is considered a highly vaidable a
extremely sensitive resource. There are several undeveloped areas in the community that
have historically supported vernal pool habitat. Unfortunately, several of these areas have
received little or no protection from disturbance. Consequently, the gailremain may

have been degraded. Sgpecific surveys are required to determine the type of species
present in any remaining pools.

The following vernal pools sites have been identified in the community plan update process:

1. The City owns a 1%cre vernal pool preserve on Lopez Ridge, adjacent to Calle Cristobal,
and Caltrans owns a sacre preserve to the north of the City site.

2. Approximately 2.2 acres of vernal pool habitat have been preserved and fenced at the
western teminus of New Salem Street.

3. Several vernal pools have been identified on the Winterwood Community Park site (see
thePark and Recreation Facilities Elementor further discussion).

4. A 19-acre site has been preserved and fenced near the southenuseshiParkdale
Avenue. The site has been purchased by a private developer as a mitigation site.
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5. An eightacre site on Arjons Drive near Carroll Canyon has been fenced as mitigation for
development of an adjacent industrial subdivision.

6. A five-acre sitenorth of Sandburg Elementary School has historically supported vernal
pool habitat, but in recent years the habitat has been severely degraded by human activity.
The site has a potential for restoration because it has not been graded and subsurface soill
conditions still exist that will support vernal pool habitat if protected from further
disturbance (see thiResidential Land Use Elemenfor further discussion).

The U.S. Army Corps of Engineers has jurisdiction over vernal pools. Therefore, any
proposedmpacts to vernal pools are subject to federal jurisdiction and require the property
owners to obtain a Section 404 (Clean Water Act) permit from the Corps before
development. If endangered species are present, a consultation with the U.S. Fish and
Wildlife Service is required prior to the issuance of the permit. A Section 404 permit can
only be issued if the Fish and Wildlife Service determines that the project would not impact
critical habitat, or that no feasible alternative to the project exists arajizial impacts are

fully mitigated.

Wildlife Corridors

While not technically a resource, wildlife movement corridors are an important element of
viable habitat. When these corridors are severed by development or roads, habitats are
fragmented. This isolation affects some species more than others, but ciaim selining
wildlife populations. It is, therefore, important to identify the location of active or potential
corridors and to maintain suitable connections between open space.

Cultural Resources

Archaeological

investigations of Mira Mesa i

began ateast as early as the Srre A L o e
1920s when Malcolm "24:?_1(//\;\ ) ’::.Vq\““\f\.-—\w
Rogers of the San Diego  ~— =z} il !‘ e :
Museum of Man recorded a__ee—m=== ""_VA ’/-/‘W

//;rn\ \ e
;}—y/ )71; \ \v

site just north of Carroll
Canyon Road. Additional
sites in the area were
recorded in the 1960s.

Many portions of the area
have been investigated in
conjunction wih the
Environmental Impact
Report process. Numerous sites have been discovered in western Mira Mesa that comprise a
broad spectrum of cultural activities. San Dieguito, La Jollan and Kumeyaay Indian artifacts
have been found.
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In addition to prehistoricultural resources, Mira Mesa also contains, or is in proximity to,
sites dating from the Mexican Period (182248) on into the 1900s. The best known

historical site is the RuiAlvarado adobe located in Los Pefiasquitos Canyon just outside the
communityboundary. This structure was built by Captain Francisco Maria Ruiz around
18231825. He was the recipient of the first private land grant in Alta California, Rancho de
Los Pefasquitos. The ranch, comprising approximately 8,486 acres, was granted to him by
Luis Antonio Arguello, the first governor of Alta California, in 1823. The old adobe,
considered by some to be the oldest standing structure in California, was reduced to rubble
during the heavy rains of 1978 due to neglect. The ruins are still highlytempas a

cultural resource site and efforts have been undertaken to preserve what remains.

POLICIES

1. Open Space Preservation

a. Sensitive resource areas of community g4
wide and regional significance shall be #
preserved as open space.

b. Discretionary review (a PRO, PCD or
PID) shall be required for any proposed
development in or adjacent to designates
open space to ensure the application of &
the Policies and Proposals of this Plan:

2. Trails

a. Public access in areas of environmentaéysitive habitats shall be limited to low
intensity recreational, scientific or educational use. Access shall be controlled or
confined to designated trails or paths.

b. Trails or other recreational activities planned for resource areas shall beedesign
avoid damaging impacts to the resources. No access shall be approved that would result
in significant disruption of habitat.

3. Wildlife Corridors

Construction or improvements of
roadways in sensitive habitat or
designated wildlife corridorshall be
designed to impact the least amount of
sensitive area feasible. Bridges,
elevated causeways or other
mechanisms determined to be
appropriate for the safe passage of
wildlife by the Planning Director shall
be used in place of culverts and fill in

d order to maintain wildlife crossings and
open space connections. Impacts to
wildlife crossings shall also be
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considered in the determination of design speeds for new or realigned roadways. This is
especially important for Carroll Canyon Road and CaminoaSagit the two remaining

major roads to be built in Mira Mesa that will require crossing floodplains and sensitive
habitat ared but also for lower classification local roads that will provide interior
circulation for development projects.

. Resource Managment

a.

No rare, threatened, endangered or candidate species, species of concern or those that
qualify for federal or state listing shall be disturbed without all necessary City, state
and/or federal permit approvals.

. No filling, clearing, grubbingr other disturbance of biologically sensitive habitat shall

be permitted without all necessary City, state and federal permit approvals and
completion of mitigation requirements.

. No encroachment shall be permitted into wetlands, including vernal pools.

Encroachment into native grasslands, Coastal Sage Scrub and Maritime Chaparral shall
be consistent with the RPO. Purchase, creation or enhancement of replacement habitat
area shall b required at ratios determined by the RPO or state and federal agencies, as
appropriate. In areas of native vegetation that are connected to an open space system,
the City shall require that as much native vegetation as possible is preserved as open
space

. Habitat area purchased as an open space preserve, as natural open space or open space

mitigation should be located adjacent to existing open space or in areas that will ensure
viable open space connections.

. Sensitive habitat area that is degraded or disturbed by development activity or other

human impacts (such as nparmitted grading, clearing or grubbing activity or four
wheel drive activity) shall be restored or enhanced with the appropriate native plant
community. This is critically important when the disturbed area is adjacent to other
biologically sensitive habitats. Manufactured slopes and graded areas adjacent to
sensitive habitat shall be revegetated with the appropriate native plant community, as
much as is feasible considering the City's brush management regulations.

Exotic or invasive plant species shall not be planted within or adjacent to existing
sensitive habitats.

. For all areas that are to be preserved as habitat area, resouagemant and

monitoring plans shall be developed, consistent with the City of San Diego's Mitigation
Monitoring and Reporting Program.

. Riparian areas:

1) Riparian areas within Los Pefiasquitos Canyon Preserve.

a) Riparian areas within LaBefasquitos Canyon Preserve shall be preserved in
their natural state with a buffer of adjoining upland habitat having a minimum
width of 100 feet. The buffer shall start at the outside edge of the defined
riparian habitat, or at the outside edge of th@-yi®ar Federal Emergency
Management Agency (FEMA) floodplain, whichever is wider or outermost.
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b) Applicants for coastal development permits for projects located in the watershed
of Los Pefiasquitos Lagoon shall, in addition to meeting all other requiteme
of this local coastal program, enter into an agreement with the City of San
Diego and the state Coastal Conservancy as a condition of development
approval to pay a Los Pefasquitos watershed restoration and enhancement fee to
the Los Pefiasquitos Lagobnnd for restoration of Los Pefiasquitos Lagoon
and its watershed.

2) All other riparian areas should be preserved in their natural state with a buffer of
adjoining upland habitat having a minimum width of 100 feet. The buffer shall start
at the outsidedge of the defined riparian habitat, or at the outside edge of the 100
year FEMA floodplain, whichever is wider or outermost.

3) Development adjacent to riparian areas shall be designed to avoid erosion,
sedimentation and other potentially damaging imp@ttsh as pollution from
urban runoff) which would degrade the quality of the resources in the area
(including wildlife habitat, vegetation, water quality or quantity and visual quality).

I. Vernal Pools: The remaining vernal pool habitat in the community shall be preserved

and shall be protected from vehicular or other hugarsed damage, encroachment in
their watershed areas and urban runoff.

j. Oak Woodlands: No loss of natural stanfil®aks or oak woodland habitat shall be

permitted nor shall grading or other disturbance be permitted within the oak woodland
habitat area. Oaks are susceptible to an often fatal fungus resulting from changes in
hydrology; therefore, no changes shall bedento the watershed/drainage area of oak
woodlands that could affect the surface or subsurface hydrology and no irrigation shall
be permitted within 200 feet of the trunk of an oak tree.

. Coastal Sage Scrub:
Coastal Sage Scrub shall
be protected frongrading
or impacts from
development.
Encroachment into this &
habitat type, or mitigation g
for any impacts upon it, §
shall comply with the ROP «
and the U.S. Fish &
Wildlife Service ML
recommendations. If these &
overlap, the policy that A
requires the higher degreex
of protection will take
precedence.

AR "" (¢ ;
L\\Y'i Ta'e \{'Af?
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1. Maritime Chaparral: Maritime Chaparral shall be protected from impacts due to
adjacent development, including grading and brush management, that may cause
damage or degradation to the habitat qualities of this resou

m.Grasslands: Grasslands that serve as raptor foraging areas or are physically linked to
other sensitive habitat shall be preserved in, or restored to, their natural state.

PROPOSALS

1. Open Space Preservation

Preserve the floodplain and adjacent slopes of the five major canyon systems that traverse
the community Los Pefiasquitos Canyon, Lopez Canyon, Carroll Canyon, Rattlesnake
Canyon and Soledad Canyon, and the remaining vernal pool sites (as shown generally on
Figure 6)0 in a natural state as open space.

2. Open Space Restoration

Restore Carroll Canyon Creek to function as a linear open space park, between El Camino
Memorial Park and Black Mountain Road, as sand and gravel extraction in Carroll

Canyon is phsed out. General restoration requirements are addresseddartiod

Canyon Master Plan Elementof this Plan. Specific restoration plans will be required
through the master plan development process.

3. Trails

Provide a system of pathways or traileotighout Mira Mesa's open space canyons to
increase access to open space and provide alternate means of reaching recreational
facilities. General locations of proposed trails in Los Pefiasquitos, Lopez, Carroll and
Rattlesnake canyons are shownFagure 7. Specific locations will be reviewed by the
Resource Management Section of the Planning Department during the project review
process. The Plan will defer specific trail locations in Pefiasquitos Canyon Preserve to the
joint City and County Master Plan fdra Preserve.

4. \Wildlife Corridors

Preserve and maintain the wildlife connections as shown generdfigore 8in a

natural state. Specific linkages necessary for the-terg viability of the resource areas
being joined, or for the wildlife usintipe connections, will be determined through the
project review process. The wildlife crossing shown across Camino Santa Fe at
Rattlesnake Canyon shall be a bridge, elevated causeway or other method determined to
be appropriate for the safe passage of viddly the Planning Director.

5. Resource Management: Los Pefasquitos and Lopez Canyons

a. Protect the Lopez Ridge Vernal Pool area from human impacts while maintaining
ecological functioning. This area should be fenced, with no trespassing permitted
except to allow for organized ecological tours. Signs should be installed that describe
the resource and explain why the area is being protected.
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b. Restore all graded and disturbed areas adjacent to Camino Santa Fe at the Lopez
Canyon crossing, to the original plant community of the area as the nearby properties
develop.

c. Monitor wildlife corridors to ensure that they are free of obstructions thed ceduce
their viability as wildlife crossings. Corrective action should be taken as necessary to
ensure that they are operating effectively.

. Resource Management: Carroll, Rattlesnake and Soledad Canyons

(Resource management proposals for Carroll Canyon between EI Camino Memorial Park
and Black Mountain Road are addressed inGhgoll Canyon Master Plan Element)

a. Preserve (or restore if disturbed) riparian areas in Carroll and Rattlesnake Canyons to
the full width of the floodplain. In order to foster conditions that allow for healthy
ecological functioning and provide for adequate wildlife movement, upland habitat
such as Coastal Sage Scrub, Grasslands and Maritime Chaparral shall be preserved or
restored adjacent to the riparian area wherever possible to provide a buffer with a
minimum width of 100 feet. The buffer may be reduced in width to accommodate the
construction of Carroll Canyon Road and the future trolley alignment.

b. Prevent and contf the runoff of fertilizers, pesticides and other urban pollution into
riparian and floodplain areas by using techniques such as storm water drainage basins
with filtering systems and netoxic, organic products in minimal amounts. This is
especially impdant in areas such as EI Camino Memorial Park, with large expanses of
lawn, or industrial areas with vast parking lots.

c. If further
improvements are
made to Nancy Ridge
Road near the
floodplain crossing at
Carroll Canyon Road,
require a bridge that
alows for wildlife
passage as well as
floodwater flows, and
restoration of riparian
and other indigenous
vegetation
communities in areas &
disturbed by roadwork.

d. Restore wildlife connections between Soledad Canyon and Rose Canyon wherever
possible. Inparticular, a connection along the railroad tracks needs to be restored, as
well as connections through existing industrial parking areas, with additions of
adequate indigenous landscaping.
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ACTION PLAN

Timing
Implementation Adopt Within Within Responsibility for Source of See for
Measures With Plan 10 Years 15 Years Implementation Funding More Detail
Retain A1-10 zoning on areas Planning N/A Proposal 1
designated for open space | | Department
preservation.
Enforce the HR Overlay Zone anc Planning N/A Proposals B
Guidelines, RPO, coastal zone | | Department
requirements and the design crite
of this Plan during review of
discretionary projects.
Require provision of a trail systerr Planning N/A Proposals 3 & 4
and preservation of wildlife | | Department
corridors in Carroll Canyon during
master plan process.
Require monitoring owildlife Planning N/A Proposal 5C
corridors as a condition of | Department

development approval.
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TRANSPORTATION SYSTEM

GOALS

1 An efficient and environmentally sensitive transportation system.

1 A transportation system that providemvenient linkages to the community's activity
centers and to the rest of the metropolitan region.

1 A transportation system that maximizes the opportunities for transit use.

1 A system of bikeways and pedestrian facilities that will encourage bicyatidgvalking
as means of transportation.
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INTRODUCTION

Mira Mesa has experienced traffic congestion on its major streets since construction activity
boomed in the early 1970s. As in most recently developed communities, Mira Mesa's strictly
segregated land use pattern reinforces our-mlemce on the automaé. Due primarily to

noise impacts froctMCAS Miramar, industrial/business park uses have been concentrated in
the area west of Camino Santa Fe and along Miramar Road and residential uses have been
restricted to the east, limiting the opportunity for watkor biking to work.

The shortage of through streets in the community also contributes to traffic congestion.
Winding street patterns with ecde-sacs concentrate traffic on major streets and at key
intersections. This often results in longer travelatise® again making walking, biking or
transit use less attractive.

In addition, Los Pefiasquitos Canyon Preserve, which is a sensitive resource of regional
significance, restricts access to the north of the commuEDAS Miramar has the same
effect at he southern boundary of the community.

Bus service is provided by San Diego Transit Corporation. Four bus routes are now in
operation in Mira Mesa (sdegure 11). Routes 20 and 210 provide express service-Y& |

to downtown. Route 210 also provides connections to Sorrento Mesa in the western part of
the community and to Kearny Mesa vi805. Route 31 provides local service that connects
eastern Mira Mesa witbniversity Towne Center, and Route 30 connects eastern Mira Mesa
with La Jolla, Pacific Beach and downtown. A paridride facility is located at the

northwest corner of15 and Mira Mesa Boulevard, which offers commuter parking for

Route 20.

Additiond transit service is provided by DART (Direct Access to Rapid Transit) under
contract to San Diego Transit Corporation. Direct Access to Rapid Transit uses vans to
transport members of the community from residential neighborhoods to a transfer point at
Black Mountain Road and Mira Mesa Boulevard, where riders can then transfer to Route 20
or Route 30.

The Metropolitan Transit Development Board (MTDB), after studying the feasibility of a
light rail transit (LRT) line that would provide east/west servicBlira Mesa, has selected a
preferred route alignment that would connect 1 lin the vicinity of Mira Mesa Boulevard,
run south along Black Mountain Road, turn west along Carroll Canyon Road, turn south
along the eastern side 6805 north of La Jolla Mage Drive and terminate in University
City in the vicinity of Town Centre Drive and Executive Drivegure 12). If adopted, this
line would link two other LRT lines which are also in the planning stages alongthad
[-15 corridors.

The NorthCounty Transit District is currently implementing a plan for a commuter rail line
from Oceanside to downtown San Diego. Two stops will provide access to the western
portion of Mira Mesé one in Sorrento Valley and the other in Mira Mesa at the terminus of
Camino Santa Fe, just south of Miramar Road.
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POLICIES

1.

Transportation facilities shall be regarded as an integral part of the landscape in which
they are sited.

New development should be based on a pattern of through streets. Multiple, direct routes
allow traffic to be dispersed along many parallel routes, so a single street is not
overburdened by excessive traffic.

New development along transit routes sbhallrequired to provide turnouts for buses and
passenger waiting areas in accordance with MTDB and City policies.

Private feeder transit service shall be encouraged, particularly for Sorrento Mesa and for
future development in Carroll Canyon, to maxdamuse of the regional public transit
system and reduce reliance on public funding.

Street widths should be the iy
minimum necessary to .
provide safe travel.

Major streets shall be
designed to include
noncontiguous sidewalks
and adequate space for
future landscaped mediansf
ornamental lighting and '
transit facilities.

Driveways shall not be A
permitted on sixane streets g
when access is available
from adjacent streets.

Pedestrian overpasses
should be provided where
significant '
pedestrian/autoobile
conflicts are expected to
occur.

Bicycle parking facilities shall be required at all commercial sites. Bicycle lockers shall
be provided at all employment sites. Signs shall be posted to indicate the availability of
these facilities (seBevelopment Criteria Element).

10.Bikeways, pedestrian paths and pedestrian facilities should be provided with all new

development projects and street improvement projects.
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PROPOSALS

1. Camino Ruiz

This Plan proposes that Camino Ruiz terminate just north of Calle Cristobal. The 1981
plan proposed that Camino Ruiz bridge Los Pefiasquitos Canyon Preserve, continuing
north into the Peflasquitos community. To provide access to the bridge, approximately
1,200 feet of Camino Ruiz would be constructed on fill of what is now a finger canyon
leading into the preserve.

While the bridge could be designed to maintain the flow of the creek and preserve the
wildlife habitat value of the canyon, it would still ctea visual intrusion into the canyon
and would disturb much of the mature vegetation under the bridge. Access to the bridge
from Calle Cristobal would also require filling the tributary canyon leading to the bridge,
which would restrict wildlife movement.

As part of the travel forecast prepared for this Plan update, the transportation system was
analyzed with and without the Camino Ruiz crossing. Deleting the crossing would result
in an increase in traffic on the remaining nesthuth access roads andwid increase the
number of intersections forecast to operate at Level of Service D or below three from two
to four (this assumes that all five intersection improvements listed in Proposal 3 are
constructed).

2. Street Classifications

Proposed streefassifications and projected traffic levels (in average daily traffic or ADT)
are shown orfrigure 10. The following streets are proposed for reclassification from their
classification in the 1981 plan.

a. Reclassify Black Mountain Road, between Galvin Avenue and Kearny Villa Road,
from a fourlane or sixlane major street and folane primary arterial to a stane
primary arterial.

b. Reclassify Kearny Villa Road, between Black Mountain Road and Mir&uoad, from
a fourlane major to a stkane major street.

c. Reclassify Carroll Canyon Road, between Sorrento Valley Road and Scranton Road,
from a fourlane major to a foulane collector street.

d. Reclassify Camino Santa Fe, from Carroll RoaMi@mar Road, from a silane
major street to a sikane primary arterial.

e. Reclassify Scranton Road, from Mira Mesa Boulevard to the Barnes Canyon extension,
from a local street to a fod@ane major street.

f. Reclassify Barnes Canyon Road fronoeal street to a fodiane collector street.

g. Add Mira Sorrento Place as a felane collector street from Scranton Road to Vista
Sorrento Parkway.
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. Reclassify Westview Parkway, south of Mira Mesa Boulevard, from a&oermajor

street to a foutane collector street.

Reclassify Capricorn Way, between Black Mountain Road and Bootes Street, from a
four-lane collector street to a twlane collector street.

. Intersection Improvements

The intersection improvements described below are proposed to accommodate traffic
levels that are projected to occur at buildout of the Plan. The intersection improvements
are illustrated opages 5Gand51.

a.

Camino Santa Fe and Miramar Road: Widen the north and east legs of this intersection
from four to five lanes.

. Black Mowntain Road and Mercy Road: Widen the north and south legs from four to

five lanes.

. Black Mountain Road and Mira Mesa Boulevard: Widen the north and south legs from

four to five lanes.

. Kearny Villa Road and Miramar Road: Widen the north andhslegfs from four to

five lanes, the east leg from four to six lanes and the west leg from five to six lanes.

. Mira Mesa Boulevard and Scranton Road: Widen the north leg from four to five lanes

and the west leg from five to six lanes.

. Transit Service

Proposed transit routes, including the recommendations from MTHEB Clorridor Bus
Study (July 1992), are shownkiigure 12 Access to the Mira Mesa pasakdride lot at

[-15 and Mira Mesa Boulevard from the north via Westview Parkway is an important part
of future transit expansion in this area.

a.

Route 20 would be replaced by new Route 200 (see below) and the segmernbetw
Mira Mesa and Centre City San Diego would be renamed Route 21. Route 21 would
penetrate more of Mira Mesa and connect to Kearny Mesa and Fashion Valley Transit
Center.

. Route 24, a new peak period local route, would operate with funding supporttfe

private sector. This route would operate from the Mira Mesaaadkide lot to
University Towne Centre, with service to Sorrento Mesa and Campus Point.

. Route 30, between Mira Mesa and University Towne Centre, would be renamed Route

31. The sgment between University Towne Centre and Centre City San Diego would
remain as Route 30.

. Route 200, a more direct express service replacing the current Route 20, would operate

along F15 between Escondido and Centre City San Diego with transfaectons to
the F15 communities. The stop for Mira Mesa would be- 85 land Mira Mesa
Boulevard.
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e. Route 210 would continue to operate peak period commuter service from Mira Mesa to
Centre City San Diego. This route also provides reverse commute service from Kearny
Mesa to Sorrento Mesa on a limited basis.

5. Future Transit Service in Carroll Canyon

A 1991 study by MTDB determined that an eastst LRT line in Mira Mesa is feasible,

and selected a preferred alignment in the Carroll Canyon Corridor. Future development in
this corridor should be designed to be consistent with provision of a possgibie ERT

line. Future studies by MTDB will address the eeectiveness of light rail compared to
other modes of transit.

In order to achieve a reduction in auto trips through the encouragement of pedestrian
travel and transit use, the land use patend circulation system for future development in
the Carroll Canyon Master Plan area should be planned according to the-Oraersieéd
Development (TOD) Design Guidelines which are part of the City's Land Guidance
Program.

6. Pedestrian Facilities

In addition to sidewalks constructed in conjunction with City streets and private walkways

constructed as part of planned development permits, two pedestrian bridges are proposed
to provide access over Black Mountain Road. One of these is proposed neeorGap

Way or Galvin Avenue for access to Hage Elementary School and Park. The other will be

located between Gold Coast Drive and Hillery Drive, providing access between Hourglass
Field Community Park and Walker Elementary and Wagenheim Junior High Schools

7. Bikeway System

Proposed bikeways are shownkigure 13 Bikeway standards are described on
Figure 14

8. Trail System

A trail system is proposed in Los
Pefiasquitos Canyon Preserve as
of the Preserve Master Plan to
provide accesw equestrians and
hikers. This trail system is a concep
plan only and will be refined during §
environmental analysis to avoid ;
sensitive areas of the preserve. 7
Future trails will also be identified af
part of the Carroll Canyon master
plan process. Generalcations for
these trails are shown éigure 7in
the Sensitive Resources and Open
Space System Element
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Figure 11. Existing Transit
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