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SYNOPSIS 

SUMMARY OF AMENDMENT REQUEST 

The Commission is acting on a request to amend the certified City of San Diego 
Local Coastal Program (LCP) Land Use Plan to incorporate the Del Mar Mesa Specific 
Plan for North City Future Urbanizing Area - Subarea V, with associated amendments to 
the certified North City Future Urbanizing Area Framework Plan, and to revise the 
previously-certified Carmel Valley Neighborhood 10 Precise Plan. Both of these areas are 
within the North City LCP segment. Also, the proposal would amend the Implementing 
Ordinances relative to special permit procedures for grading in hillside review areas; 
determination of legal lots; non-conforming uses; changes to various ordinances relative to 
categorical exclusions for single-family development; and changes to the Al Zones, the 
Planned Residential Ordinance and the Resource Protection Ordinance to incorporate 
criteria relative to the Del Mar Mesa Specific Plan.) 

SUMMARY OF STAFF RECOMMENDATION 

Staff is recommending approval as submitted of the Carmel Valley Neighborhood 10 Precise 
Plan and the amendments to the North City Future Urbanizing Area Framework Plan. The 
Del Mar Mesa Specific Plan is recommended for denial as submitted, then approval with 
suggested modifications. The Implementation Plan amendments addressing the Subdivision 
Ordinance, Municipal Code Definitions, the General Regulations Ordinance, the A-1 Zones 
and the Planned Residential Development Ordinance are recommended for approval, as 
submitted. Those addressing the Grading Review Permits Ordinance, R-1 Zone 
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Regulations, the Resource Protections Ordinance and the Coastal Development Permits 
Ordinance are recommended to be rejected as submitted; suggested modifications are 
included for the R-1 Zone Regulations and the Coastal Development Permits Ordinance. 

The appropriate resolutions and motions begin on page 4. The suggested modifications 
begin on page 8. The findings for denial of the Land Use Plan Amendment as submitted 
begin on page 13. The findings for 8J2prova1 of the plan. if modified, begin on page 19. The 
findings for denial of the Implementation Plan Amendment as submitted begin on page 1. 
The findings for approval of the plan. ifmodified, begin on page*. 

BACKGROUND 

The City of San Diego Local Coastal Program (LCP) was segmented into twelve 
geographic areas, corresponding to community plan boundaries, with separate land use 
plans submitted and certified (or certified with suggested modifications) for each segment 
except Mission Bay. The Implementing Ordinances were submitted and certified with 
suggested modifications, first in March of 1984, and again in January of 1988. Subsequent 
to the 1988 action on the implementation plan, the City of San Diego incorporated the 
suggested modifications and assumed permit authority for the majority of its coastal zone on 
October 17, 1988. Isolated areas of deferred certification remain, and will be submitted for 
Commission certification once local planning is complete. There have been several 
amendments processed to the certified LCP; these are discussed further under LCP History 
in the report. 

ADDITIONAL INFQRMATION 

Further information on the City of San Diego LCP Amendment #2-96 may be obtained from 
Lee McEachern (special permits, non-conforming uses, legal lots and categorical 
exclusions) and Ellen Lirley (Carmel Valley Neighborhood 10 Precise Plan and Del Mar 
Mesa Specific Plan), Coastal Planners at (619) 521-8036. 

• 

• 

• 
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A LCPIDSTORY 

San Diego LCP A 2-96 
Page3 

The City of San Diego has a long history of involvement with the community planning 
process; as a result, in 1977, the City requested that the Coastal Commission permit 
segmentation ofits Land Use Plan (LUP) into twelve (12) parts in order to have the LCP 
process conform, to the maximum extent feasible, with the City's various community plan 
boundaries. In the intervening years, the City has intermittently submitted all of its LUP 
segments; all of the segments are presently certified, in whole or part, with the exception of 
Mission Bay. The earliest land use plan (LUP) approval occurred in May 1979, with others 
occurring in 1988, in concert with the implementation plan. 

When the Commission approved segmentation of the LUP, it found that the implementation 
phase of the City's LCP would represent a single unifying element. This was achieved in 
January 1988, and the City of San Diego assumed permit authority in October 17, 1988 for 
the majority of its coastal zone. Several isolated areas of deferred certification remain; these 
are completing planning at a local level and will be acted upon by the Coastal Commission in 
the future. 

Since effective certification of the City's LCP, there have been seventeen major amendments 
and seven minor amendments processed for it. These have included everything from land 
use revisions in several segments and the rezoning of single properties, to modifications of 
city-wide ordinances. While it is difficult to calculate the number ofland use plan revisions 
or implementation plan modifications, because the amendments often involve multiple 
changes to a single land use plan segment or ordinance, the Commission has reviewed, at 
least 35 land use plan revisions and 89 ordinance amendments. Most amendment requests 
have been approved, some as submitted and some with suggested modifications; further 
details can be ·obtained from the previous staff reports and findings on specific amendment 
requests. 

B. STANDARD OF REVIEW 

The standard of review for land use plans, or their amendments, is found in Section 30512 
of the Coastal Act. This section requires the Commission to certify an LUP or LUP 
amendment if it finds that it meets the requirements of Chapter 3 of the Coastal Act. 
Specifically, it states: 

Section 30512 

(c) The Commission shall certify a land use plan, or any amendments thereto, if 
it finds that a land use plan meets the requirements of, and is in conformity with, the 
policies of Chapter 3 (commencing with Section 30200). Except as provided in 
paragraph (1) of subdivision (a), a decision to certify shall require a majority vote of 
the appointed membership of the Commission. 
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Pursuant to Section 30513 ofthe Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds that 
they do not conform with, or are inadequate to carry out, the provisions of the certified land 
use plan. The Commission shall take action by a majority vote of the Commissioners 
present. 

C. PUBLIC PARTICIPATION 

The City has held Planning Commission and City Council meetings with regard to the 
subject amendment request. All of those local hearings were duly noticed to the public. 
Notice of the subject amendment has been distributed to all known interested parties. 

PART ll. LOCAL COASTAL PROGRAM SUBMITTAL- RESOLUTIONS 

Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings. The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 

A RESOLUTION I (Resolution to approve certification of the Carmel Valley 
Neighborhood 10 Precise Plan Land Use Plan Amendment and 
the North City Future Urbanizing Area Framework Plan, as 
submitted) 

MOTION I 

I move that the Commission certify the Carmel Valley Neighborhood 10 Precise Plan 
and the North City Future Urbanizing Area Framework Plan amendments, as 
submitted. 

Staff Recommendation 

Staff recommends a YES vote and adoption of the following resolution and findings. 
An affirmative vote by a majority of the appointed Commissioners is needed to pass 
the motion. 

Resolution I 

The Commission hereby approves certification of the amendment request to the 
Carmel Valley Neighborhood 10 Precise Plan and the North City Future Urbanizing 
Area Framework Plan, and adopts the findings stated below on the grounds that the 
amendment will meet the requirements of and conform with the policies of Chapter 3 
(commencing with Section 30200) of the California Coastal Act to the extent 

• 

• 

• 
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necessary to achieve the basic state goals specified in Section 30001.5 of the Coastal 
Act; the land use plan, as amended, will contain a specific access component as 
required by Section 30500 of the Coastal Act; the land use plan as amended will be 
consistent with applicable decisions of the Commission that shall guide local 
government actions pursuant to Section 30625(c); and certification of the land use 
plan amendment meets the requirements of Section 21080.5(d)(2)(i) of the 
California Environmental Quality Act, as there would be no feasible measures or 
feasible alternatives which would substantially lessen significant adverse impacts on 
the environment. 

RESOLUTION II (Resolution to deny certification of the Del Mar Mesa Specific 
Plan Land Use Plan Amendment, as submitted) 

MOTION IT 

I move that the Commission certify the Del Mar Mesa Specific Plan, as submitted. 

Staff Recommendation 

Staff recommends a NO vote and adoption of the following resolution and findings. 
An affirmative vote by a majority of the appointed Commissioners is needed to pass 
the motion. 

Resolution II 

The Commission hereby denies certification of the amendment request to the Del 
Mar Mesa Specific Plan, and adopts the findings stated below on the grounds that 
the amendment will not meet the requirements of and conform with the policies of 
Chapter 3 (commencing with Section 30200) of the California Coastal Act to the 
extent necessary to achieve the basic state goals specified in Section 30001.5 of the 
Coastal Act; the land use plan, as amended, will not be consistent with applicable 
decisions of the Commission that shall guide local government actions pursuant to 
Section 30625(c); and certification of the land use plan amendment does not meet 
the requirements of Section 21 080.5( d)(2)(i) of the California Environmental Quality 
Act; as there would be feasible measures or feasible alternatives which would 
substantially lessen significant adverse impacts on the environment. 

C. RESOLUTION III (Resolution to approve certification of the Del Mar Mesa 
Specific Plan Land Use Plan Amendment, if modified) 

MOTION ill 

I move that the Commission certify the Del Mar Mesa Specific Plan, if it is modified 
in conformance with the suggestions set forth in this staff report. 
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Staff recommends a YES vote and adoption of the following resolution and findings. 
An affirmative vote by a majority of the appointed Commissioners is needed to pass 
the motion. 

Resolution ill 

The Commission hereby certifies the amendment request to the Del Mar Mesa 
Specific Plan, if modified, and adQPtS the findings stated below on the grounds that 
the amendment will meet the requirements of and conform with the policies of 
Chapter 3 (commencing with Section 30200) of the California Coastal Act to the 
extent necessary to achieve the basic state goals specified in Section 30001.5 of the 
Coastal Act; the land use plan, as amended, will contain a specific access component 
as required by Section 30500 of the Coastal Act; the land use plan, as amended, will 
be consistent with applicable decisions of the Commission that shall guide local 
government actions pursuant to Section 30625(c); and certification of the land use 
plan amendment does meet the requirements of Section 21080.S(d)(2)(i) of the 
California Environmental Quality Act; as there would be no feasible measures or 
feasible alternatives which would substantially lessen significant adverse impacts on 
the environment. 

D. RESOLUTIQN IV (Resolution to approve certification of portions of the City of 
San Diego Implementation Plan Amendment #2-96, as 
submitted) 

MOTION IV 

I move that the Commission reject the proposed revisions to the Subdivision 
Ordinance, Municipal Code Definitions, the General Regulations Ordinance, the A-1 
Zones and the Planned Residential Development Ordinance. 

Staff Recommendation 

Staff recommends a !S:Q.. vote and adoption of the following resolution and findings. 
An affirmative vote by a majority of the Commissioners present is needed to pass 
the motion. 

Resolution IV 

The Commission hereby approves certification of the amendment to the 
Implementation Plan of the City of San Diego LCP on the grounds that the 
amendment conforms with, and is adequate to carry out, the provisions of the 

• 

• 

• 
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certified land use plan. There are no feasible alternatives or feasible mitigation 
measures available which would substantially lessen any significant adverse impacts 
which the approval would have on the environment. 

RESOLUTION V (Resolution to reject certification of portions of the City of San 
Diego Implementation Plan Amendment #2-96, as submitted) 

MOTIONV 

I move that the Commission reject the proposed revisions to the City of San Diego 
Implementation Plan relative to the Grading Review Permits Ordinance, R-1 Zone 
Regulations, Resource Protection Ordinance and Coastal Development Permits 
Ordinance. 

Staff Recommendation 

Staff recommends a YES vote and adoption of the following resolution and fmdings. 
An affirmative vote by a majority of the Commissioners present is needed to pass the 
motion. 

Resolution V 

The Commission hereby rejects the amendment to the Implementation Plan of the 
City of San Diego LCP on the grounds that it does not conform with, and is 
inadequate to carry out, the provisions of the certified land use plan. There are 
feasible alternatives or feasible mitigation measures available which would 
substantially lessen any significant adverse impacts which the approval would have 
on the environment. 

F. RESOLUTION VI (Resolution to approve certification of portions of the City of 

MOTION VI 

San Diego Implementation Plan Amendment #2-96 pertaining to 
the R-1 Zone Regulations, and Coastal Development Permits 
Ordinance, if modified). 

I move that the Commission approve the proposed revisions to the City of San 
Diego Implementation Plan, if modified in conformity with the suggested 
modifications set forth in this report. 

Staff Recommendation 

Staff recommends a YES vote and adoption of the following resolution and findings. 
An affirmative vote by a majority of the Commissioners present is needed to pass the 
motion. 
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The Commission hereby approves certification of the amendment request to the 
Implementation Plan of the City of San Diego LCP, based on the modifications and 
findings set forth below, on the grounds that it conforms with, and is adequate to 
carry out, the provisions of the certified land use plan. There are no feasible 
alternatives or feasible mitigation measures available which would substantially 
lessen any significant adverse impacts which the approval of the Implementation 
Plan would have on the environment. 

PART III. SUGGESTED MODIFICATIONS 

Staff recommends the following suggested revisions to the proposed Implementation Plan 
be adopted. The underlined sections represent language that the Commission suggests be 
added, and the struek out sections represent language which the Commission suggests be 
deleted from the language as originally submitted. 

A Land Use Plan Modifications (pel Mar Mesa Specific Plan). 

l. On Page 23 of the Specific Plan, the first paragraph ofS. MSCP Preserve 
Boundary and Criteria for Adjustment shall be modified as follows: 

For more specific definition of the Subarea V open space boundary and proposed MSCP 
Preserve boundary, refer to the 400-scale map adopted as Exhibit A. It is anticipated that 
federal and state authorities will authorize the City to make minor adjustments to the 
proposed MSCP Preserve Boundary with subsequent tentative map approvals or other 
discretionary permit approvals without the need to amend the Del Mar Mesa Specific Plan. 
The criteria for making these adjustments is proposed to be based on whether the resulting 
change maintains a preserve area that is equivalent in biological value to the original 
configuration or is of higher biological value. Within the Coastal Zone. any such boundary 
adjustments will require an amendment to the certified Local Coastal Program. as a 
modification to the boundaries delineated on Figure 7 of the Del Mar Mesa Specific Plan. 

2. On Page 38 of the Specific Plan, the first full paragraph (under 10. Drainage. 
beginning on the preceding page) shall be modified as follows: 

Portions of the project fall within the Coastal Commission jurisdiction boundaries, and as 
such, proposed drainage solutions would need to meet the criteria identified by the Coastal 
Commission to prevent siltation and increased run-off from impacting the Penasquitos 
Lagoon. The North City Local Coastal Program - Land Use Plm as amended. remains in 
full force and effect. Should any policies in the Del Mar Mesa Specific Plan conflict with 
the previously adopted LCP Land Use Plan. the North City LCP Land Use Plan shall take 
precedence. 

• 

• 

• 
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3. On Page 57 of the Specific Plan, the second and third paragraphs under E. 
Coastal Element shall be modified as follows: 

The Del Mar Mesa Specific Plan, in addition to the Framework Plan, constitutes the land 
use plan segment for Subarea V within the City's LCP. This plan is intended to implement 
the Framework Plan and the North City LCP. However. within the coastal zone. the North 
City Local Coastal Program - Land Use Plan. as amended, remains in full force and effect. 
Should any policies in the Del Mar Mesa Specific Plan conflict with the previously adopted 
LCP Land Use Plan. the North City LCP Land Use Plan shall take precedence. Individual 
properties within the plan area shall develop through the Planned Residential Development 
(PRD) process. Appropriate individual site densities will be calculated at the time ofPRD 
review. under the parameters of the PRD Ordinance, such that all streets shall be deleted 
before density is calculated under the applicable land use densities as shown on Figure 5 of 
the plan. Thus, the site-specific density calculations may result in fewer than 685 dwelling 
units being approved in the area governed by the Del Mar Mesa Specific Plan. 

Both the Del Mar Mesa Specific Plan, and plan amendments and ordinances necessary to 
implement the specific plan require certification by the California Coastal Commission in 
order to become effective in the Coastal Zone areas. Upon certification of the Del Mar 
Mesa Specific Plan by the Coastal Commission, and after the City Council accepts any 
revisions to the plan requested by the Commission and formally requests a transfer of permit 
authority. the City slmll may assume coastal permit authority for Coastal Zone areas within 
Subarea V. 

4. On Page 61 of the plan, Figure 23 identified as Proposed Zoning, shall be 
modified by the addition of the following notation: 

For properties within the coastal zone, the Proposed Zoning delineated is not effective until 
and unless said proposed zones and delineated boundaries have been approved by the 
Coastal Commission as an amendment to the City of San Diego Local Coastal Program. 

5. Beginning on Page 66 of the plan, under 10. Site-Specific Development 
Regulations, the following bulleted item shall be added to subsections a., b., c., d. and f.: 

For properties, or portions of properties. within the coastal zone. the North City 
Local Coastal Program - Land Use Plan. as amended, remains in full force and 
effect. Should any policies in the Del Mar Mesa Specific Plan conflict with the 
previously adopted LCP Land Use Plan, the North City LCP Land Use Plan shall 
take precedence. 

6. On Page 77 of the plan, and as previously modified on Page 23 of the Del Mar 
Mesa Specific Plan Final Draft- Errata Sheet, the first paragraph under F. 
SUPPLEMENTAL REGULATIONS FOR RESOURCE MANAGEMENT shall be 
modified as follows: 



San Diego LCPA 2-96 
Page 10 

The Del Mar Mesa Specific Plan supersedes where inconsistent and otherwise supplements 
the existing Resource Protection Ordinance by providing the following Supplemental 
Regulations for Resource Management. These regulations are intended to be consistent 
with the negotiated draft MSCP Preserve boundaries and the ESL regulations currently 
being proposed to replace the Resource Protection Ordinance in furtherance of 
implementing the proposed MSCP Program. If the proposed ESL regulations are adopted 
by the City and the RPO Ordinance is repealed, the ESL Regulations shall be applicable, 
except that in any instance where the ESL Regulations directly conflict with the Del Mar 
Mesa Specific Plan or these Supplemental Regulations for Resource Management, the Del 
Mar Mesa Specific Plan and the Supplemental Regulations for Resource Management shall 
control. Environmental Impact Report No. 95-0353 prepared for the Del Mar Mesa 
Specific Plan analyzed those resource regulations specified in the specific plan. For 
properties. or portions of prQPerties. within the coastal zone. the North City Local Coastal 
Program - Land Use Plan. as amended. remains in full force and effect and the Resource 
Protection Ordinance is not applicable. Should any policies in the Del Mar Mesa Specific 
Plan. including those of the Supplemental Regulations for Resource Management. conflict 
with the previously adopted LCP Land Use Plan. the North City LCP Land Use Plan shall 
take precedence. 

B. IMPLEMENTATION PLAN MODIFICATIONS. 

7. Section 62.0106 titled, Grading Review Permits. has not been incorporated into 
the City of San Diego's LCP and the entire ordinance is not presented to the Commission in 
this amendment. Therefore, it needs to be rejected in its entirety as follows: 

(a) AU grading work that rec:tuifes a grading permit, shall reEftlire a grading revi~.v 
permit ia additioa to aad before a gradiag permit may be appw1ed or denied, exeept for the 
follo't¥iag types of work: 

1. 8fld 2. 

3. AU gmdiag work that is listed ia Seetioa e2.010e (a)(3) and is determiaed by the 
Permit Issuing Authority to be miaor: 

a) through e) 

f) gradiag uwol·ling less thaa 1,000 eubie yards ofgradiag ualess loeated W'ithia 
the aoa appealaBle area ofthe Coastal Zoae; 

(b) aad (e) 

• 

• 

• 



• 
San Diego LCP A 2-96 

Page 11 

8. Subsection G of Section 101.0407 titled, R-1 Zones, shall be revised as follows: 

G. COASTAL ZONE REGULATIONS 

The following regulations shall be supplementary to, and if there is a conflict, shall 
supersede, the regulations set forth or referenced in Section 101.0407 (A) through (F). 
These regulations shall apply to those areas of the Coastal Zone identified as categorically 
excluded from the requirements of a coastal development permit in Sections 105.0204 (F) 
(1) (a) and 105.0204 (F) (2) (a) of the Municipal Code and not within a planned district. 

[ ... ] 

5. Yard Encroachments. 

No building feature may projeet into the required fi:ont or street side yards within 
vievt' corridors designated by the adopted Community Plan. 

9. Section 101.0462 titled, Resource Protection Ordinance, has not been 
incorporated into the City of San Diego's LCP and the entire ordinance is not presented to 
the Commission in this amendment. Therefore, it needs to be rejected in its rejected in its 

• entirety; please see attached Exhibit 13. 

• 

10. Under the Coastal Development Permits Ordinance, Section 105.0204 titled, 
Exemptions, shall be revised as follows: 

For the following types of development, no coastal development permit shall be required: 

A. Improvements to an existing structure or structures; provided, however, that 
such improvements do not involve any of the following: 

1. Improvements to any structure which involves the removal and/or replacement of 
more than fifty percent (50%) (in linear feet) of the existing exterior walls of the 
principal habitable floor. 

2. Improvements to any structure located on a beach, wetland or stream, or where 
the structure or proposed improvements would encroach within (50) feet of a coastal 
bluff edge. 

[ ... ] 

F. Categorically Excluded Development pursuant to a Coastal Commission 
approved Categorical Exclusion Order . 

1. The follovring types ofde>lelopment are eategorieally ex:eluded from the 
requirements of a Coastal Development Permit pro¥ided the de-lelopment is located within 
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the California Coastal Commission aon appealable jurisdietioa; is not located within the 
SeHsitive Coastal R~souree Overlay Zone, aad complies 'With all the beaeh impaet 
regulations ofthe zone: 

a. Siagle family resideHtial development, and demolition of struetures, on land 
zoned R1 6000 iB the Torrey PiBes ColflllR:Inity Plan area as sho•Nft on Map No. C 
866, on ftle itt the offiee ofthe City Clerk as Doeument No. 001 18053; on land 
zoned R1 5000, R1 8000 and the La Jolla Shores Plar.ned Distriet Zones SF, Traets 
A; D, E, F, as shw;m on Map No. C 867, on file ia the office of the City Clerk as 
Document No. 00 18169 I. 

b. ·Multi family residential developmeat, and demolition of struetares, on land 
zoaed RV, R 1000, R 1500 aad R 3000 and in La Jolla Shores Pl&nBed Distriet 
Zoae MF2 as sROWft oa Map Nos. C 859 and C 867 .1, on file in the office of the 
City Clerk as Doeument Nos. 00 18056 and 00 18169 2. 

e. Commereial dtwelopmeat, and demolitioa of struetures, oa land zoned C 1, 
CA.; CV, RY, CC, CO and CN and in La Jolla Shores Pl8Bfted Distriet Zone V and 
in La Jolla Plaftfted Distriet Zones 1 through 6, as sho·.·m on Map Nos. C 859 and C 
867.1, oa file in the offioe efthe City Clerk as Document Nos. 00 18056 and 00 
18169 2. 

d. Industrial develepmeHt, and demolitioa of struetures on land zoned M SI as 
sho".Vil on Map No. C 859, oa file in the office ofthe City Clerk as Document No. 
00 18056. 

2. The follw.ving types of Coastal DevelopmeHt are eategorieally OKeluded from the 
requirements of a Coastal Developmeat Permit eKeept as otherwise pro·lided in section 
105.204 (f) (1): 

a. D~lelopment of a single family residenee in. a single family zoae in the noa 
appealable area of the Coastal Zone, OKGept in the La Jolla and Torrey Pines 
Community Plan aFeas. 

b. Demolitioa; in whole or ia part, of a building or strueture vAtam the Coastal 
Zone, OKGept in the La Jolla and Torrey Pines Community Plan areas. 

3. For development in the Torrey Pines Community Plan area shW+w on Map No. 
C 866, applicants for siagle family residential developmen.t permits within the categorical 
OKclusioa area, ·.vhicll other'Wise qualify for categorical OKGlusioa, shall send, at the 
applicant's eKpense, a aotiee of proposed de>t'elopment to OW:Be£S of properties -..vithin 300 
feet of the proposed projeet aBd to the applicable eolflllR:Inity plar ... "liag group. The notice 
shall be sent on or before an application is filed with the City for any permit. 

• 

• 

• 
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4. For development ia the La Jolla Commaflity Plaa area eKempted ander Section 
105.0204 (F) (1) (a), (b), or (c) the City shall send, at the applicaat's expense, a notice of 
application to the ovmers ofreeord of all parcels vlithin 300 feet ofthe proposed project and 
to the Commt1nity Plan..-Hng Association. 

PART IV. FINDINGS FOR APPROVAL OF CERTIFICATION OF THE CARMEL 
VALLEY NEIGHBORHOOD 10 PRECISE PLAN AND NORTH CITY 
FUTURE URBANIZING AREA FRAMEWORK PLAN LAND USE PLAN 
AMENDMENTS. AS SUBMITTED 

A. AMENDMENT DESCRIPTION 

1. Carmel Valley Neighborhood 10 Precise Plan 

The City of San Diego is proposing a number of modifications to its previously-certified 
land use plan for Neighborhood 10 ofthe Carmel Valley community, which is a subsection 
of the North City LCP segment. The Carmel Valley community is located about 20 miles 
north of downtown San Diego, but is within the overall city limits. It is east oflnterstate 5 
and south of State Route 56, and includes portions of the canyons and mesas between Los 
Penasquitos Canyon Preserve and Carmel Valley. The Neighborhood 10 Precise Plan 
includes approximately 806 acres of land, but only approximately 62 acres, located along the 
southern boundary, are within the coastal zone. The proposed amendment would 
redesignate some of the land uses in Area 9 of the community, add one new exhibit and 
change a number of existing tables and figures of the certified plan. The amendment would 
also make several changes in the text of the planning document as welL With only two 
exceptions, all of these changes, including the Area 9 land use redesignations, occur outside 
the coastal zone. 

The Commission acknowledges all of these changes to the Precise Plan, which was 
incorporated into the certified LCP as a whole, but only analyzes those changes within the 
coastal zone for consistency with Coastal Act policies. One change proposes to replace the 
second sentence of the second paragraph on Page 100 of the certified Precise Plan. The 
existing, certified language states: "A RPO Permit shall be issued for all subsequent 
development proposals which demonstrate consistency with this Precise Plan." The 
proposed new sentence reads: "A RPO Permit or a permit pursuant to any ordinance which 
supersedes RPO shall be issued for all subsequent development proposals which 
demonstrate consistency with this Precise Plan." (emphasis added). The other coastal zone 
change is to Figure 16A (Alternative Transportation Facilities); it changes the written 
description of a trail (in the same alignment as certified) from "Equestrian/Pedestrian Trail" 
to "Existing Natural Trail." 

2. North City Future Urbanizing Area (FUA) Framework Plan 
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The Commission certified the North City FUA Framework Plan in 1993, with a number of 
suggested modifications. The plan was intended to be conceptual only, with a requirement 
that subarea plans be drafted for each of the five subareas shown in the plan. The subarea 
plans were intended to contain the level of detail necessary to be certified by the Coastal 
Commission as the LCP land use plans for this part of the City of San Diego. The entire 
FUA is currently in agricultural "holding zones" until more detailed planning is completed. 
These A-1 Zones allow minimal residential development (such as one dwelling per 10 acres 
in the A-1-1 0 Zone) and other uses typically associated with agriculture or open space. It 
was expected that each subarea would propose to develop at increased densities, which 
under the requirements of Proposition A, a growth control measure approved by the voters 
in 1985, would require approval of the electorate prior to implementation. 

The City ultimately decided to prepare a specific plan for Subarea V (Del Mar Mesa), 
retaining the existing zoning, such that voter approval is not required. However, the 
development is to be clustered in the western portions of the subarea, with the eastern area 
preserved in open space. The Del Mar Mesa Specific Plan has been submitted for 
Commission approval and is addressed in this report. The proposed amendments to the 
North City FUA Framework Plan just incorporate the concept of a specific plan at existing 
densities for this particular subarea. The amendments allow clustering options in this 
subarea only which result in densities exceeding those nonnally allowed and provide the 
parameters for such options. The Framework Plan amendments also provide that other 
subareas may also utilize this approach, but would need to amend the plan to do so. The 
subject requested Framework Plan amendments are intended to make the existing 
Framework Plan and proposed Del Mar Mesa Specific Plan consistent. 

B. CONFORMANCE WITH SECTION 30001.5 OF THE COASTAL ACT 

The Commission finds, pursuant to Section 30512.2b ofthe Coastal Act, that portions of 
the Land Use Plan as set forth in the preceding resolutions, are not in confonnance with the 
policies and requirements of Chapter 3 of the Coastal Act to the extent necessary to achieve 
the basic state goals specified in Section 30001.5 of the Coastal Act which states: 

The legislature further finds and declares that the basic goals of the state for the 
Coastal Zone are to: 

a) Protect, maintain and, where feasible, enhance and restore the overall quality of 
the coastal zone environment and its natural and manmade resources. 

b) Assure orderly, balanced utilization and conservation of coastal zone resources 
taking into account the social and economic needs of the people of the state. 

c) Maximize public access to and along the coast and maximize public recreational 
opportunities in the coastal zone consistent with sound resource conservation principles and 
constitutionally protected rights or private property owners. 

• 
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(d) Assure priority for coastal-dependent and coastal-related development over 
other development on the coast. 

(e) Encourage state and local initiatives and cooperation in preparing procedures to 
implement coordinated planning and development for mutually beneficial uses, including 
educational uses, in the coastal zone. 

The Commission therefore finds, for the specific reasons detailed below, that the land use 
plan conforms with Chapter 3 of the Coastal Act and the goals of the state for the coastal 
zone. 

C. CONFORNfiTY~CHAPTER3 

1. Carmel Valley Neighborhood 10 Precise Plan 

The Commission certified the Neighborhood 10 Precise Plan in February, 1995 with 
suggested modifications addressing public access and the protection of biological and visual 
resources. The City accepted the suggested modifications and the plan became effectively 
certified in June, 1995. In this particular amendment request, the changes within the coastal 
zone are narrative changes to the planning document only, and, because they do not modify 
the types or locations of land uses, or the development criteria applied thereto, they do not 
result in any impacts on coastal resources. 

The amendment changing the designation of a delineated trail from an 
"Equestrian/Pedestrian Trail" to an "Existing Natural Trail" in Figure 16A of the plan does 
not change the trail's alignment or function. The one trail heading southeast through the 
community into Los Penasquitos Canyon Preserve, as shown in Figure 16A is the only trail 
with any portion of its alignment in the coastal zone. The original plan identified this as an 
equestrian trail only; through a suggested modification, the Commission required that the 
term "pedestrian" be added to the identification, to assure the trail provided the maximum 
public access into the Preserve, a public open space system. In the subject amendment, the 
City proposes to identify all trails as "existing natural trails" and not distinguish between 
equestrian and pedestrian uses, but allow both uses in the subject coastal zone trail location. 
Thus, with the proposed amendment, the Carmel Valley Neighborhood 10 Precise Plan 
remains consistent with Section 30210 of the Coastal Act, which requires the provision of 
maximum access and recreational opportunities. 

The other proposed amendment that applies to the plan as a whole, and thus could apply in 
the coastal zone, addresses the Resource Protection Ordinance (RPO). The RPO provides 
development criteria for proposals in, or adjacent to, steep slopes, wetlands, 
environmentally sensitive habitats and floodplains; this ordinance is not part of the City's 
certified implementation plan. It had been the City's original intent to only apply the RPO to 
areas outside the coastal zone, as an added level of discretionary review in those locations, 
and to incorporate outside of the coastal zone a similar level of protections as are provided 
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within the coastal zone by the Hillside Review (HR) and Sensitive Coastal Resource (SCR) 
Overlays. Within the coastal zone, coastal development permits provided an equivalent 
level of review, and are descn"bed as alternative compliance within the RPO. Existing 
language in the certified Neighborhood 10 document provides that an RPO permit shall be 
issued for all future developments demonstrating consistency with the plan. The changed 
language would provide that not only an RPO permit, but a permit issued pursuant to any 
ordinance superseding the RPO, would be approved for developments consistent with the 
Neighborhood 10 plan. 

When the Commission first reviewed the Neighborhood 10 Precise Plan, it found the plan, 
as submitted, inconsistent with Chapter 3 policies due to the plan's total reliance on the 
uncertified RPO to address steep slope issues. The concerns were ( 1) that the RPO is 
generally not applicable within the coastal zone, (2) the RPO is not part of the certified LCP 
implementation plan, and (3) the RPO does not include all the specific provisions of the 
Hillside Review (HR.) Overlay, which is part of the certified LCP and protects biological, 
visual and geological resources on slopes of25% or greater gradient. The HR Overlay is 
based on city-wide mapping and is applied both within and without the coastal zone, but 
was not included as an implementation tool for the Neighborhood 10 plan. Instead the City 
chose the RPO as an appropriate implementing mechanism. Ultimately, the Commission 
approved Neighborhood 10 with a suggested modification incorporating the provisions of 
HR into the plan. With that, and other, suggested modifications, the Commission found the 
Carmel Valley Neighborhood 10 Specific Plan consistent with Sections 30240, 30251 and 
30253 of the Coastal Act, which address biological, visual and geological resources 
respectively. 

The City is currently reviewing and updating its entire municipal code with respect to 
planning and zoning provisions, including a redrafting of the RPO. The proposed 
amendment is intended to allow any future successor ordinance to the RPO to be applicable 
in this community. Of late, the City has been applying the RPO within the coastal zone, 
along with any other applicable discretionary reviews (such as HR. or SCR). However, since 
hillside development within the coastal zone must be consistent with the parameters ofHR, 
in addition to, if not instead ot: the RPO, the proposed language will not adversely impact 
coastal resources. This conclusion is based on the fact that HR, in conjunction with coastal 
development permit review, is what affords the most significant level of resource protection, 
and, because of the Commission's prior approval, is fully applicable within Neighborhood 
I 0. Thus, it is irrelevant what other discretionary reviews the City may apply, now or in the 
future, since the required protections remain in place for all projects in the coastal zone. 
Therefore, the Commission finds the proposed LCP amendment allowing issuance of 
permits pursuant to either the RPO or a future ordinance superseding the RPO for future 
development in Neighborhood 10 consistent with the cited Chapter 3 policies of the Act. 

2. North City Future Urbanizing Area (FUA) Framework Plan 

The Framework Plan as a whole has been found consistent with Chapter 3 of the Coastal 
Act in prior Commissions actions, which included the adoption of several suggested 
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modifications. The currently-proposed amendments do not modify or remove any certified 
goals or policies, but only add new language addressing a specific plan for Subarea V. They 
provide criteria that must be followed in preparing such a plan, and an explanation of how 
said plan can be found consistent with the voter-approved Proposition A, which limited 
development in the FUA to the densities permitted under the zoning in place in August, 
1984. Other proposed amendments address financing of school facilities in the Del Mar 
Mesa Specific Plan area (Subarea V) and incorporate the affordable housing policies of that 
plan. As amended in the proposed manner, the Commission finds that the Framework Plan 
remains fully consistent with Chapter 3 of the Coastal Act. 

PART V. FINDINGS FOR DENIAL OF CERTIFICATION OF THE DEL MAR MESA 
SPECIFIC PLAN LAND USE PLAN AMENDMENT. AS SUBMITTED 

A. AMENDMENT DESCRIPTION 

The City has submitted the Del Mar Mesa Specific Plan as its land use plan component for 
Subarea V of the North City FUA. The FUA identifies the City's northern urban reserve, 
and is intended to hold development at minimal levels (agricultural and open space uses 
primarily) until the planned urbanizing areas of the City were built out. The previously 
certified North City FUA Framework Plan was a conceptual outline of how development 
patterns in the FUA were expected to occur in the future. The Framework Plan required 
that a subarea plan be prepared for each of the five delineated subareas as the next step in 
the land use planning process. The subarea plans were expected to form the LCP Land Use 
Plan document for the FUA, and were required to be prepared prior to the anticipated 
"phase shift" from future urbanizing to planned urbanizing. 

In 1985, the voters approved Proposition A, a growth management initiative, which 
provided that densities could not be increased over those existing in August, 1984 without a 
subsequent public vote. In 1985, the City withdrew an LCP amendment request to allow a 
phase shift to occur prior to the completion of subarea planning, after the measure was 
defeated at the polls. Since that time, the City has been developing a plan for Subarea V 
utilizing existing zoning/land use regulations, such that a phase shift, and corresponding 
voter approval, is not required. This subarea is perhaps the one most appropriate for this 
approach, since so much of the subarea is within the proposed Multiple Species 
Conservation Plan (MSCP) area, and is intended to be retained as open space for wildlife 
habitat. The MSCP is the program being developed by the City of San Diego in response 
the Natural Communities Conservation Plan legislation passed by the State, requiring habitat 
preservation to be addressed in a comprehensive manner. It is intended to establish a 
permanent preserve (or series of preserves) protecting the highest quality habitat and needed 
wildlife linkages; concurrently, individual properties outside the preserve boundaries would 
be able to develop with fewer restrictions . 

The entire subarea consists of2,042 acres, with 355 acres located within the coastal zone. 
The coastal zone acreage is divided between a 182.5 acre area along the northern portion of 
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the planning area and a 172.5 acre area in the southern portion. All of the southern coastal 
zone acreage is designated as "Resource-based Open Space," with the exception of 
approximately 1,525linear feet of right-of-way for the future construction of Carmel 
Mountain Road. In the northern coastal zone strip, 39.6 acres are designated for "Estate 
Residential Development, with the remainder designated for "Open Space." 

Planning for the Del Mar Mesa has been conducted in conjunction with planning for the 
MSCP as a whole, with significant portions of the planning area, both inside and outside the 
coastal zone, within the delineated boundaries of the conceptual MSCP preserve system. 
Thus, the plan is proposing to cluster nearly all development outside of the delineated 
preserve boundaries, primarily in the western portion of the planning area. Existing zoning 
in the Del Mar Mesa area is either A-1-1, which allows one dwelling unit per acre, orA-l-
l 0, which allows one dwelling unit per ten acres by right, with an option to cluster 
development at up to one dwelling unit per four acres, under a discretionary approval from 
the City. This "clustering" option is regulated by the Planned Residential Development 
Ordinance and City Council policies; when this option is utilized, all future development 
rights on a property are forfeited. 

In the subject land use plan, clustered development at the one dwelling unit per four acres is 
proposed, calculated over the entire planning area as a whole, with the exception of the A-l
l areas, which will retain their existing density of one dwelling unit (du) per acre. Thus 
calculated, and including both A-1-1 and A-1-1 0 lands, the planning area can accommodate 
a maximum of 685 dwelling units. These are proposed to be clustered at a higher density 
than ldu/4 acres on some sites, while concurrently retaining only the underlying ldu/10 
acres on sites in the designated open space areas, removing the option for future clustering 
on those properties. Thus, the Estate Residential areas zoned A-1-10 will be allocated 1 
du/2.5 acres. This is necessary since the clustering includes sixty different property 
owners/properties, rather than a single site as is generally reviewed for clustered 
development. The properties will be developed by different persons at different times, but 
each development proposal will require a Planned Residential Development Permit and it is 
the City's intent to review development under the Resource Protection Ordinance as well. 
For this reason, the City is concurrently proposing revisions to the affected ordinances, to 
make them consistent with the proposed Del Mar Mesa Specific Plan. 

B. CONFORMANCE WITH SECTION 30001.5 OF THE COASTAL ACT 

The Commission finds, pursuant to Section 30512.2b ofthe Coastal Act, that portions of 
the Land Use Plan as set forth in the preceding resolutions, are not in confonnance with the 
policies and requirements of Chapter 3 of the Coastal Act to the extent necessary to achieve 
the basic state goals specified in Section 30001.5 of the Coastal Act. Section 30001.5 of the 
Act is cited above in this report. The Commission therefore finds, for the specific reasons 
detailed below, that the land use plan does not conform with Chapter 3 of the Coastal Act 
or the goals of the state for the coastal zone with regards to the Del Mar Mesa Specific 
Plan. 
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C. NONCONFORMITY OF THE DEL MAR MESA SPECIFIC PLAN WITH 
CHAPTER3 

Chapter 3 policies most applicable to the proposed land use plan are Sections 30233, 30240, 
30251 and 30253. These policies address development in and adjacent to wetlands, in and 
adjacent to environmentally sensitive lands, in areas of high scenic value and in hazardous 
areas. They place various restrictions on developments so located, and provide for the 
protection and enhancement of existing resources. 

Because of the manner in which the Del Mar Mesa Specific Plan has been drafted, the plan 
assumes a significant amount of adverse impact on resources within the areas identified for 
development, with minimal disturbance in the areas designated for open space. Because this 
is a land use plan, rather than a development proposal, exact impacts of future development 
are unknown at this time. Moreover, the mapping included in the specific plan is at a much 
grosser scale than that which will be done on a site-by-site basis, contributing to the current 
uncertainty over potential future impacts. Thus, individual proposals will be required to 
undergo CEQA review prior to approval, and the City proposes to apply the provisions of 
the Resource Protection Ordinance (RPO) to future development as well. However, to 
promote the concept of relegating nearly all development to a relatively compact portion of 
the overall planning area, the specific plan does not anticipate limiting steep slope 
encroachments by applying the Hillside Review (HR.) Overlay Zone, and has applied the 
sensitive vegetation restrictions ofRPO on an area-wide, rather than site-by-site basis. The 
RPO includes many exemptions and lesser development standards than the HR Ordinance, 
and is thus less protective of coastal resources, and is not part of the certified LCP. 

The Del Mar Mesa Specific Plan includes a Coastal Element, which briefly describes the 
Coastal Commission's role in certifYing the plan and the correlating ordinance amendments 
necessary for implementation. The Coastal Element states that the coastal zone portions of 
Subarea V "are governed by the North City Local Coastal Program (LCP)" but does not 
explain what this means, or how/whether the specific development criteria of the certified 
plan will be applied. Furthermore, the North City LCP applies HR to all identified sensitive 
steep slopes. Of at least equal significance, the RPO, which the City relies upon as its main 
regulatory tool in this planning area, is not part of the certified LCP, although those portions 
of it addressing biologically sensitive lands, and historic and prehistoric structures have been 
incorporated as findings into the coastal development permit review process. Without the 
protections afforded in the Hillside Review process and the specific development criteria of 
the certified North City LUP, the Commission cannot find the Del Mar Mesa Specific Plan 
consistent with the cited Chapter 3 policies of the Coastal Act. 

PART VI. FINDINGS FOR APPROVAL OF THE DEL MAR MESA SPECIFIC PLAN 
LAND USE PLAN, IF MODIFIED 

A SUMMARY FINDING/CONFORMANCE WITH SECTION 30001.5 OF THE 
COASTAL ACT 
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The Commission finds the Del Mar Mesa Specific Plan is approvable, if modified to include 
the certified North City Land Use Plan policies to provide the required level of protection 
for biological, visual and geological resources. Also, modifications are required to clarifY 
the appropriate procedures in the event of boundary adjustments, and for the City's future 
assumption of coastal development permit authority. The proposed suggested modifications 
to the land use plan have been drafted for this purpose. With these revisions, the 
Commission can find the proposed plan would be consistent with Chapter 3 policies to the 
extent necessary to achieve the basic State goals specified in Section 30001.5 of the Act, as 
previously cited. 

B. SPECIFIC FINDINGS FOR APPROVAL 

The proposed plan contains many worthy proposals, including the concept of developing 
almost entirely within a fairly small area of the plan, and leaving most of the eastern and 
southern portions in open space. Except for a few existing homes along Shaw Ridge Road, 
in the northwestern part of the plan designated for future residential development, the 
community is comprised entirely of vacant land. Most of this land contains high quality 
native vegetation communities, and Subarea V is home to several threatened and 
endangered plant and animal species. Portions of the community provide valuable wildlife 
linkages to and between Los Penasquitos Canyon Preserve and Carmel Valley. The 
undeveloped state of the subarea, along with these existing habitat areas, are why a large 
percentage of the subarea is within the proposed boundaries of the MSCP preserve, which 
represents the City of San Diego's Natural Communities Conservation Planning program 
efforts. Although the Commission endorses this planning approach in a general way, there 
were a number of issues raised in the previous findings with respect to the coastal zone 
portions of the specific plan area. 

All of the concerns raised in the previous findings are associated primarily with 
environmentally sensitive habitat areas, although visual resources and geological hazards are 
present in the planning area as well. With respect to visual resources, the planning area is 
well removed from the coastline, although some future development in the northern part of 
the community may be visible from State Route 56, now under construction. However, due 
to topographical features, future development is unlikely to be visually prominent from 
coastal access routes or public recreational areas to any significant degree. All of these 
issues (biology, geology and scenic resources) have been adequately addressed in the 
certified North City LCP Land Use Plan, and are generally implemented by the provisions of 
the Hillside Review Ordinance. As proposed, the Del Mar Mesa Specific Plan appears to 
make only passing reference to the North City LCP, as the term "governs" is used in the 
Coastal Element of the plan seems open to a wide range of interpretation. Modifications of 
several specific plan policies are herein suggested to make it clear that the North City Land 
Use Plan policies are controlling and effective for all coastal zone portions of Subarea V. In 
particular, the steep slope policies and encroachment limitations certified in the Hillside 
Review Overlay Zone would be applicable to future development in the planning area. In 
addition, Suggested Modification #3 also addresses the application of the PRD process to all 
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future development proposals, and clarifies that densities will be calculated on a site-by-site 
basis, not including any proposed street system (either internal streets or circulation element 
road rights-of-way). The modifications are suggested for insertion in the Drainage, Coastal 
Element, and Site-Specific Development Regulations sections of the proposed specific plan. 
As modified, the Commission finds the Del Mar Mesa Specific Plan consistent with Sections 
30233, 30240, 30251 and 30253 of the Coastal Act. 

There are also three suggested modifications, or portions of modifications, that seek to 
clarifY procedural matters. Although the plan as proposed indicates that no plan ame11dment 
is necessary for minor adjustments to the MSCP boundaries, Suggested Modification # 1 
provides that this is not the case within the coastal zone. Since any adjustments to the 
MSCP boundaries will modify the existing plan exhibits, an LCP amendment will be 
required for those within the coastal zone. It is possible that such an amendment may 
qualifY as "de minimus" or "minor" depending on the merits of the proposed boundary 
change. Also, Suggested Modification #4 addresses Figure 23 of the proposed specific plan, 
which delineates proposed future rezonings. Its intent is merely to indicate that no 
rezonings can occur within the coastal zone until they are approved by the Coastal 
Commission. The identified Figure 23 raises a potential concern, since the suggested 
rezoning boundaries are very inconsistent with the land uses delineated on Figure 5; areas 
designated as open space are not recognized as such in the zoning program .. 

• Finally, the specific plan maintains that coastal development permit authority will be 
assumed by the City once the Commission certifies the plan, and the City accepts any 
suggested modifications. The resolutions submitted with the subject LCP amendment 
request have not formally requested a transfer of permit authority, nor do they contain a 
commitment by the City to issue coastal development permits consistent with the certified 
plan. Suggested Modification #3 advises that a formal request must be made before this 
occurs. This could be done in conjunction with future Executive Director certification, if 
the City accepts all modifications certified by the Commission, and should be reflected in an 
appropriate resolution at that time. 

In summary, six modifications have been suggested herein. With the inclusion of the 
suggested modifications, the Commission finds the proposed Del Mar Mesa Specific Plan 
fully consistent with the identified Chapter 3 policies of the Act, and further finds the 
modified plan appropriately identifies future procedures for amendments and the transfer of 
permit authority. 

PART VII. FINDINGS FOR APPROVAL. AS SUBMITTED. OF PORTIONS OF THE 
CITY OF SAN DIEGO LCP IMPLEMENTATION PLAN AMENDMENT 
#2- 96 

• A. AMENDMENT DESCRIPTION 
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The amendment request addresses various elements ofthe City of San Diego's Implementing 
Ordinances. Included are: 

• Revisions to the Subdivision Ordinance pertaining to special permit procedures for 
grading in hillside review areas; 

• Revisions to the Municipal Code Definitions pertaining to the definition of a legal 
lots; 

• Revisions to the General Regulations Ordinance pertaining to non-conforming use 
regulations; 

• Revisions to the A-1 Zones pertaining to development in the Del Mar Mesa Specific 
Plan area; 

• Revisions to the Planned Residential Development Ordinance pertaining to 
development in the Del Mar Mesa Specific Plan area; 

• Revision to the Grading Review Permits Ordinance pertaining to exemptions for 
grading less than 1,000 cubic yards unless the property is located within the non
appealable areas of the Coastal Zone; 

• Revisions to the R-1 Zone regulations to establish additional development 
regulations for those areas of the Coastal Zone identified as categorically excluded 
from coastal development permit requirements related to setbacks, floor area ratios, 
steep slope development and protection of view corridors; 

• Revisions to the Resource Protection Ordinance to make this ordinance applicable 
to the alteration of historic structures within an identified categorical exclusion 
area; and 

• Revisions to the Coastal Development Permits Ordinance to add specific 
Categorical Exclusion Requests as exemptions. 

Rejection of the amendments to the Grading Review Permits Ordinance, R-1 Zone 
Regulations, Resource Protection Ordinance and Coastal Development Permits Ordinance 
will be addressed in separate findings, since different actions are proposed for them. 

B. FINDINGS FOR CERTIFICATION 

The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP. Since there are 
several different ordinances affected by the subject LCP amendment, each ordinance will be 
addressed separately below, under applicable subheadings. 

• 

• 

• 
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a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to provide clear definitions of words and phrases commonly used in the City's zoning code 
to assist in their interpretation and ensure unifonnity in their application. 

b) Adequacy of the Ordinance to Implement the Certified LUP Segments. As 
stated, this ordinance provides definitions for commonly used words and phrases in the 
City's zoning ordinance. The revisions to this ordinance relate to the definition of a lot. 
Currently, a lot is defined as a parcel of land which meets any of the following requirements: 
1) designated with a number or letter on a recorded subdivision or parcel map, record of 
survey map approved by the City Council, or an approved division plat; 2) officially 
proclaimed as a suitable building site by a zone variance, certificate of compliance or other 
San Diego Municipal Code procedure; 3) held as a separate parcel prior to December 5, 
1954 and having at least 15 feet of street frontage or 4) held as a separate parcel upon 
annexation to the City of San Diego. 

The proposed revision pertains to that portion of the definition which states that a lot is 
considered legal if it was created by a separate conveyance prior to December 5, 1954. 
Currently, if a property owner can provide documentation that his/her lot was created prior 
to this date, then it is considered a legal lot. Otherwise, the property owner would need to 
process a certificate of compliance or other means to detennine the legal status of the lot. 
The proposed amendment to this definition will change the date to March 4, 1972 and allow 
legal access to a dedicated street to suffice when there is no street frontage. 

The reason for the proposed revision is to make this provision consistent with the County of 
San Diego's Ordinance and the Subdivision Map Act (Section 66412.6) as well as to make 
it easier for a property owner to detennine the legal status of his/her property. Because City 
parcel records are incomplete prior to 1970, it is sometimes difficult for a homeowner 
applying for a building permit or trying to sell his/her home to detennine the legal status of 
their lot (which is a requirement for either of these processes). 

Although some additional lots may be made "legal" with the new date, the proposed revision 
does not affect the need for new land divisions subsequent to this date to be reviewed under 
a coastal development permit in that the new effective date is still prior to enaction of the 
Coastal Act. As such, all policies and ordinances of the City's LCP would still be applicable 
to new land divisions. Therefore, the Commission finds the proposed revision to be 
consistent with and adequate to carry out the provisions of the City's various LUP segments. 

2. General Regulations- Non-Confonning Uses. 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance 
amendment is to revise the General Regulations Ordinance pertaining to non-confonning 
uses. 
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b) Adequacy of the Ordinance to Implement the Certified LUP Segments. At 
present, an existing use is considered to be legally non-conforming if, because of a 
subsequent base zone revision, rezone or some other change, that particular use is no longer 
a permitted use within that zone. Instead of requiring such uses to be brought into 
compliance with the newly revised changes, the use is permitted to remain indefinitely as a 
legal non-conforming use. However, if the use changes or is enlarged, it is then required to 
comply with new standards and is no longer considered a legal non-conforming use. In 
addition, the current code provides the ability for a non-conforming use that has been 
discontinued for less than a year to resume (the same use) as a non-conforming use. 

The proposed revision would change the time period from one year to two years in which a 
discontinued non-conforming use could resume. The reasons cited for this change is that 
because of economic and other such factors, once a non-conforming use is discontinued, it 
is often difficult for property owners to secure another use within the currently provided one 
year time frame. The proposed amendment will not change how non-conforming uses are 
determined and will not allow any additional uses to become non-conforming, but will only 
extend the time period that a discontinued legal, non-conforming use could resume the same 
use and still retain its non-conforming status. This provision does not apply to illegal or 
unpermitted uses and conversion of a discontinued non-conforming use to another use 
would still require review and compliance with existing policies and ordinances of the LCP. 
The proposed revision will not adversely affect public access or any other coastal resources. 
Therefore, the Commission finds that the proposed revision conforms with and is adequate 
to carry out the various LUP segments. 

3. Subdivision Ordinance- Special Permits. 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to control and regulate the design and improvements of land divisions within the city and 
provide an expeditious processing of subdivisions to protect both the public and purchasers 
of land. 

b) Maior Provisions of the Ordinance. This ordinance has a several significant 
provisions, including: 

• Definitions of various approval bodies and terms; 

• Procedures and requirements for filing and processing subdivision maps; 

• Requirements for lot design, dedication and easements, fees, soil and geologic 
reports requirements; and, 

• Procedures for enforcement and judicial review. 

c) Adequacy of the Ordinance to Implement the Certified LUP Segments. The 
proposed change to this ordinance relates to special permits for grading improvements in 
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advance of filing a final map. Currently, the City code permits the City Engineer to issue a 
special permit to complete grading improvements prior to filing a final map with the City. 
However, the current code does not permit such advanced permits to be issued by the City 
Engineer within hillside review areas. In these areas, such a permit can only be issued by the 
City Council. 

The proposed change would allow issuance of the advanced permit by the City Engineer in 
hillside review areas as well. The impetus for the proposed change is because of concerns 
raised at the City that processing a special permit through the City Council is time 
consuming and costly and, as such, eliminates the reason for such a request in the first place, 
which is usually so that grading can occur prior to the rainy season. The need for City 
Council approval in hillside review area is really not necessary because any special permit 
issued by the City Engineer could only occur after all discretionary reviews have been 
completed and it has been documented that the proposed advanced work is in compliance 
with all discretionary actions. In addition, the permit for advanced work is only issued after 
approval of the final engineering documents which have been prepared in compliance with 
the approved coastal development permit and tentative map. Additionally, the final map 
must also be in the last stages of processing and applicants are required to post a bond 
which would be used to restore the site to its previous state if the final approval is not 
approved . 

As such, any advanced grading would only occur consistent with all required discretionary 
actions, including a coastal development permit. The special permit will allow site grading 
to occur in advance of filing and recording the final map only and no impacts to any 
sensitive habitat areas or other coastal resources would result from the proposed change. 
Therefore, the Commission finds the amendment to this ordinance is consistent with and 
adequate to carry out the various certified LUP segments of the City's LCP. 

4. A-1 Zones 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to provide appropriate zoning for areas that are presently in agricultural or open space use 
or otherwise undeveloped. 

b) Major Provisions of the Ordinance. This ordinance has several significant 
provisions, including: 

• Descriptions of permitted uses; 

• Descriptions of permitted densities; 

• Property development regulations; and 

• Off-street parking requirements. 
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c) Adequacy of the Ordinance to Implement the Certified LUP Segments. The 
proposed changes to this ordinance relate to new language incorporating the specific 
provisions of the Del Mar Mesa Specific Plan. In particular, there are different densities and 
development criteria for this planning area than elsewhere in the City, since the Del Mar 
Mesa is being planned areawide as a clustered development. Inclusion of the new language 
makes the A-1 Zones consistent with and adequate to carry out the Del Mar Mesa Specific 
Plan, which is being certified with suggested modifications herein. Since the new language 
applies specifically to that planning area only, the ordinance also remains consistent with and 
adequate to carry out all other certified land use plans in the City of San Diego's LCP. 

5. Planned Residential Development (PRD) Ordinance 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to facilitate development of residentially-designated properties, and is utilized both in 
urbanized areas and those with very low density. It provides mechanisms for clustered 
multi-unit developments in sensitive areas, to minimize steep slope and habitat disturbance 
and maintain larger areas of open space. 

b) Major Provisions of the Ordinance. This ordinance has several significant 
provisions, including: 

• Definitions of terms specific to the ordinance; 

• Permit application requirements, process and limitations; 

• Descriptions and tables of development standards; and 

• Subdivision/tentative map provisions. 

c) Adequacy of the Ordinance to Implement the Certified LUP Segments. The 
proposed changes to this ordinance are intended to facilitate the provisions of the Del Mar 
Mesa Specific Plan. Primarily, the new language specifies that the Del Mar Mesa area is 
exempt from certain development standards, including density limitations and open space 
and landscaping requirements. The Del Mar Mesa Specific Plan already includes criteria to 
address those issues. Of greatest concern would be the density limit modification, which 
will allow I du/2.5 acres in clustered development, rather than the 1 du/4 acres maximum 
currently allowed in the PRD Ordinance. However, this modification is necessary to 
accommodate the planning concept for the Del Mar Mesa, wherein the City has planned the 
entire community as a single clustered development, although sixty different property 
owners, some with multiple legal parcels, are included in the community. In order to shift 
the appropriate level of clustering to those parcels considered most developable, with the 
understanding that individual projects will be submitted on different timeframes, a higher 
density must be given to those parcels. At the same time, lands in the areas to remain as 
open space will not have a clustering option, and can only develop at a maximum of 1 du/10 
acres. 
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The proposed PRD revisions are applicable only within the Del Mar Mesa Specific Plan 
area, and cannot be applied on a City-wide basis as proposed. Moreover, the existing PRD 
provisions, which are not being modified, describe how densities can be calculated and 
require that open space used to calculate density must be dedicated as open space in 
perpetuity. All properties within the Del Mar Mesa will be developed through the PRD 
process. Thus the PRD Ordinance, as modified herein, will be consistent with and adequate 
to carry out the Del Mar Mesa Specific Plan, which is being certified with suggested 
modifications. Since the new language applies specifically to that planning area only, the 
ordinance also remains consistent with and adequate to carry out all other certified land use 
plans in the City of San Diego's LCP. 

PART VIII. FINDINGS FOR REJECTION OF THE AMENDMENTS TO THE 
GRADING REVIEW PERMITS ORDINANCE, R-1 ZONES 
REGULATIONS, RESOURCE PROTECTION ORDINANCE AND 
COASTAL DEVELOPMENT PERMITS ORDINANCE, AS 
SUBMITTED 

As mentioned above, the Grading Review Permits Ordinance, R-1 Zones Regulations, 
Resource Protection Ordinance and Coastal Development Permits Ordinance would be 
discussed separately because different actions are proposed for them. These ordinances are 
recommended to be rejected based on the following findings. 

1. Grading Review Permits. 

This section of the City's Municipal Code was adopted by the City in 1992 to address 
additional grading review necessary for certain types of development. However, it was 
never brought forward for Commission review and incorporated into the City's LCP. As 
such, it is not effective in the City's Coastal Zone. Now, the City has proposed a revision to 
only a portion of this ordinance and it has not presented the entire ordinance to the 
Commission for review. Because this ordinance has never been approved by the 
Commission as part of the City's LCP Implementing Regulations, the present amendment is 
improperly before the Commission and it cannot review a change to the Ordinance. 
Therefore, this portion of the subject implementation plan amendment is rejected. 

2. R-1 Zones - Coastal Zone Regulations. 

a) Purpose and Intent of the Ordinance. This zone designation is intended to 
provide the appropriate zoning for areas of single-family residential development at varying 
levels of density. In addition, this zone is intended to promote and protect those special 
amenities associated with single-family developed areas . 

b) Major Provisions of the Ordinance. The R-1 Zones contains a number of 
provisions, including: 



• A list of pennitted uses; 
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• Specification of appropriate densities for each of the listed zones; and, 

• Property development, parking and outdoor storage regulations. 

c) Adequacy of the Ordinance to Implement the Certified LUP Segments. The 
proposed changes to the R-1 Zone regulations are intended to provide additional 
development restrictions in areas of the Coastal Zone where single-family residential 
development may be excluded from the requirements of a coastal development pennit 
(pursuant to a Commission approved Categorical Exclusion Order). The proposed changes 
include increasing minimum setbacks, decreasing floor area ratios on larger than standard 
lots, restricting floor area ratios on steeply sloping lots and providing for a reduced building 
envelope. All of these modifications are proposed to improve the siting and design ofinfill 
and redevelopment such that it could be approved ministerially. The purpose of these 
revisions would be to support the City's desire to gain Commission endorsement of future 
categorical exclusion requests. 

While the Commission has not yet acted on or approved m categorical exclusion request 
for the City, the intent of the proposed revisions to this ordinance is to have in place 
restrictions that will allow the Commission to make the necessary findings in approval of a 
future categorical exclusion request. For the most part, the proposed amendment to this 
ordinance is acceptable as the added provisions are more restrictive than the currently 
approved standards. 

However, one portion of the proposed change raises a concern. Specifically, the proposed 
language which states that no "building feature may project into the required front or street 
side yards within view corridors designated by the adopted Community Plan" is not 
acceptable. All of the City's certified community plans provide for potential reservation of 
vertical accessways for physical access to the shoreline and further identify restrictions to 
maintain view corridors to the bay and ocean in new development. However, at present, 
there is very little in the City's Municipal Code to implement those certified LUP provisions 
outside the discretionary review of obtaining a coastal development pennit. Therefore, in 
this amendment, the City has attempted to provide some assurance that view corridors will 
be preserved and protected. However, the proposed amendment is insufficient in that it is 
not clear what constitutes a "building feature" and as such, it is possible that landscaping 
and/or accessory structures could be allowed to encroach into such view corridors, which 
would be inconsistent with policies of several LUP segments. Therefore, this ordinance 
must be rejected. 

3. Resource Protection Ordinan<;e. 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to protect, preserve and if necessary, restore environmentally sensitive lands that include 
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wetlands and their buffers, floodplains, hillsides, biologically sensitive lands and significant 
prehistoric and historic resources. 

b) Major Provisions of the Ordinance. This ordinance includes a number of 
provisions, including: 

• Guidelines on general provisions, exclusions and definitions; 

• Specification of permitted uses and development regulations and permitting 
requirements; and, 

• Violation and enforcement procedures. 

c) Adequacy of the Ordinance to Implement the Certified LUP Segments. The 
Resource Protection Ordinance was never adopted by the Commission as part of the City's 
LCP Implementing Ordinances. The proposed revisions would make portions of this 
ordinance applicable in any area identified as categorically excluded from coastal 
development permit requirements as it pertains to the alteration or demolition of designated 
historic structures. The proposed amendment lays out a process by which any proposed 
alteration to a structure older than 45 years would be reviewed by staff to determine if the 
structure is a potential historic resource. However, again, because this ordinance has never 
been approved by the Commission as a part of the City's LCP, to now review only a change 
to this ordinance without having the entire ordinance before the Commission, is improper. 
As such it must be rejected. 

In addition, the proposed revised language, the intent of which is to assure that potential 
historic structures are not allowed to be demolished and redeveloped within areas that could 
be the subject of a categorical exclusion order, does not provide adequate assurance that 
such demolition or substantial alteration of historic structure will not occur. The revised 
language includes a review process by City staff for any structure identified as being older 
than 45 years. However, the proposed review process does not assure that a historic 
stricture will even be properly identified, much less protected within the prescribed time 
frame in the ordinance. As proposed, the Development Services Director must make a 
written determination in ten ( 1 0) working days as to whether or not a site or structure 
should be designated potentially as historic. If the Director does not make a written 
determination within this time frame, the structure is automatically deemed not to be a 
potential historic structure. As such, if City staff does not act within the I 0 days, an historic 
structure could be demolished and redeveloped or substantially altered, inconsistent with the 
policies of several of the City's LUP segments. 

The other proposed revisions to the RPO Ordinance are specific to the Del Mar Mesa 
Specific Plan, which has also been submitted for Commission certification as part of this 
overall LCP amendment request. It represents the LCP land use plan for Subarea V of the 
North City Future Urbanizing Area. The proposed amendments would replace some of the 
RPO provisions with the provisions of the Supplemental Regulations for Resource 
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Management contained in the specific plan. In addition, the amendments provide a new 
exemption for any development in the Del Mar Mesa Specific Plan which meets a set list of 
criteria; this basically says if the development stays within the areas designated for 
development in the plan, observes all required setbacks and does not involve historic 
structures, no RPO permit is required. Finally, the proposed revisions would remove the 
single-family exemption for parcels located wholly or partially within the conceptual MSCP 
boundaries, within the Del Mar Mesa community. 

Because the RPO Ordinance is not part of the City's certified LCP, these amendment 
requests are improperly before the Commission and must be rejected. In addition, the 
content of the amendment requests is not consistent with, or able to adequately carry out, 
the Del Mar Mesa Specific Plan, as recommended for certification herein. A number of 
issues were identified in review of the specific plan, which includes areas both inside and 
outside the coastal zone. The plan did not make adequately clear that the certified North 
City LCP Land Use Plan policies would be controlling for those areas within the coastal 
zone, and suggested modifications have been included to address that deficiency. The 
proposed RPO revisions are not consistent with the suggested modifications for the Del Mar 
Mesa Specific Plan. 

The policies and goals of the North City LCP Land Use Plan and the provisions of the RPO 
Ordinance are not fully compatible, although they address many of the same issues. In the 
LCP Implementation Plan, the City has addressed environmentally sensitive lands, steep 
slopes and floodplain concerns through the FIR, SCR and floodplain ordinances, not the 
RPO Ordinance. These certified zones have been reviewed and determined suitable to carry 
out the North City Land Use Plan. While some of the provisions of these zones are identical 
to those in the RPO, others are, at best, incompatible and, at worst, in direct conflict. 
Primarily, the RPO allows a number of exemptions that are not allowed in the other zones, 
which could result in significant cumulative adverse impacts on coastal resources. The RPO 
Ordinance itself identifies a coastal development permit as an alternative form of 
compliance, inferring that it was never the City's intent to apply the RPO in the coastal zone. 

In summary, the City has proposed several revisions to the RPO Ordinance. Reviewing 
these individually, the proposed revisions are not consistent with, or adequate to carry out, 
the goals and policies of the City's certified LCP land use plans. That issue aside, however, 
the amendment requests must ultimately be rejected because they propose to modify an 
ordinance which is not part of the certified LCP. 

4. Coastal Development Permits Ordinance- Exemptions. 

a) Purpose and Intent of the Ordinance. The purpose and intent of this ordinance is 
to establish procedures for the processing of coastal development permits within the City's 
Coastal Zone, consistent with the certified Local Coastal Program (LCP). Because of the 
unique qualities of the Coastal Zone, its special communities and fragile natural resources, 
this ordinance is also intended to provide for maximum public participation in the review of 
all development which may have a potential to adversely affect such resources. 
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b) Major Provisions of the Ordinance. This ordinance has a number of significant 
provisions, including: 

• A listing of pertinent definitions and exemptions; 

• Specification of application, notice and hearing procedures; and, 

• Provisions for amendments, emergency permits and time extensions. 

c) Adequacy of the Ordinance to Implement the Certified LUP Segments. As 
stated, this ordinance is intended to establish the procedures for processing coastal 
development permits for development in the City's Coastal Zone. This ordinance also 
details what types/categories of development are exempt from such permit requirements. 
The proposed change does essentially two things. First, it deletes the provision that 
improvements to a structure which involve the removal of more than 50% of the exterior 
walls is not exempt from permit requirements. In addition, the amendment proposes to add 
a number of specific categories or development to be categorically excluded from the 
coastal development permit requirements. 

Relative to the first revision, the Commission has found that, when more than 50% of the 
exterior walls of a structure are demolished, the development no longer can be considered a 
remodel, but becomes new construction. The problem is that, without such a provision, an 
entire structure could be demolished, leaving only one small exterior wall or the foundation, 
and the development would be exempt from permit requirements. This was the case for 
many years in the City of San Diego. As such, protection of view corridors, bluffiop 
setbacks, buffers and other concerns may not be addressed and this proposal cannot be 
accepted. 

The portion of the amendment pertaining to a categorical exclusion request must also be 
rejected. A categorical exclusion request cannot be processed or reviewed by the 
Commission as an LCP amendment. Categorical exclusion requests are distinct and 
separate matters of review. In addition, unlike other matters that come before the 
Commission, the Commission is independently responsible for performing environmental 
review in compliance with the California Environmental Quality Act (CEQA) for categorical 
exclusion requests. Specifically, Section 30610 (e) of the Coastal Act states: 

Notwithstanding any other provision of this division, no coastal development 
permit shall be required pursuant to this chapter for the foHowing types of 
development[ ... ]: 

(e) Any category of development, or any category of development within a 
specifically defined geographic area, that the commission, after public hearing, and 
by two-thirds vote of its appointed members, has described or identified and with 
respect to which the commission has found that there is no potential for any 
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significant adverse effect, either individually or cumulatively, on coastal resources 
or on public access to, or along, the coast .... 

This statute provides a more rigorous standard for adoption of a categorical exclusion 
request than the standard of review provided for adoption of the City's LCP land use plans. 
For approval of the land use plan, the standard of review requires conformity with Chapter 3 
policies of the Coastal Act and only a majority vote of the appointed membership is 
required. The necessary findings to sustain an approval and the voting requirements for 
categorical exclusions are much stricter. Therefore, a local government cannot simply 
propose to list a category of development or categorical exclusion area as an exemption 
through an LCP amendment because of the different standards of review and the need for 
CEQA compliance. As such, because a categorical exclusion request cannot be reviewed as 
an LCP amendment, the amendment to this Ordinance must be rejected. 

PART IX. FINDINGS FOR APPROVAL OF THE AMENDMENTS TO THE R-1 
ZONES REGULATIONS AND COASTAL DEVELOPMENT PERMITS 
QRDINANCE. IF MODIFIED 

1. R-1 Zone Regulations. 

As noted in the findings for denial of this section, relative to the protection of public view 
corridors identified in the various LUP segments, the proposed amendment does not 
adequately provide for such protection, especially as the intent of the proposed language is 
to facilitate approval of a future categorical exclusion request to exclude single-family 
residential development in certain areas. To date, such a categorical exclusion request has 
not been reviewed or approved by the Commission. Therefore, Suggested Modification #86 
has been proposed. This revision deletes the language pertaining to yard encroachments as 
it does not provide adequate assurance that defined view corridors would be protected. It is 
suggested that any proposed amendment request include more specific standards for such 
areas or those areas should not be proposed as an exclusion area. Therefore, with the 
proposed revision to delete the section on yard encroachments, the Commission finds the 
proposed amendment to the R-1 Zone regulations consistent with and adequate to carry out 
the certified LUP segments. 

2. Coastal Development Permits Ordinance. 

As stated in the findings for denial of this ordinance amendment, a categorical exclusion 
request cannot be reviewed or approved by the Commission as an LCP amendment. 
Therefore, Suggested Modification #10 has been proposed. This modification deletes all the 
proposed specific categories of excluded development and replaces it with language that 
simply identifies "categorically excluded development pursuant to a Commission approved 
Categorical Exclusion Order" is a legitimate exemption. This change recognizes the City's 
future option to separately seek Commission approval of a categorical exclusion request and 
establishes the administrative listing of a bonafide category of excluded development as an 
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exemption under the coastal development permit ordinance. With the proposed revisions, 
the Commission finds the amendment to the Coastal Development Permits Ordinance 
conforms with and is adequate to carry out the various LUP segments. 

PART X. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL QUALITY 
ACT(CEQA) 

Section 21080.5 of the California Environmental Quality Act (CEQA) exempts local 
government from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program. Instead, the CEQA responsibilities are assigned 
to the Coastal Commission and the Commission's LCP review and approval program has 
been found by the Resources Agency to be functionally equivalent to the EIR process. 
Thus, under CEQA Section 21080.5, the Commission is relieved of the responsibility to 
prepare an EIR for each LCP. Nevertheless, the Commission is required in an LCP 
submittal or, as in this case, an LCP amendment submittal, to find that the LCP, or LCP, as 
amended, does conform with CEQA provisions. 

The subject amendment request includes three land use plan amendments pertaining to 
communities in the North City LCP segment. The proposed modifications to the Carmel 
Valley Neighborhood 10 Precise Plan primarily address non-coastal zone areas of the 
community. The two revisions that are applicable within the coastal zone have been found 
acceptable as submitted, and did not raise any issues under CEQA The City has also 
proposed a new land use plan for Subarea Vofthe North City Future Urbanizing Area. The 
Del Mar Mesa Specific Plan is submitted as the land use plan for that subarea, and, in 
conjunction with that submittal, the City has proposed modifications to the North City 
Future Urbanizing Area Framework Plan, a conceptual planning document the Commission 
approved in 1993. The Framework Plan amendments did not raise any concerns, but a 
number of issues were identified in the Del Mar Mesa Specific Plan itself. Primary concerns 
addressed the plan's treatment of biological resources and errors/misunderstandings of some 
procedural matters. With the inclusion of suggested modifications, these concerns have 
been resolved. As modified, the Del Mar Mesa Specific Plan is consistent with the 
provisions of CEQA. 

Relative to the Implementation Plan, several changes are proposed. The changes pertaining 
to special grading permits, non-conforming uses, the definition oflegallots, and 
modifications to the A-I Zones and Planned Residential Development Ordinance are 
acceptable as submitted. However, the proposed changes to the Grading Review Permits 
Ordinance and the Resource Protection Ordinance are unacceptable as these ordinances 
have never been adopted by the Commission as part of the City's LCP Implementation Plan 
and are therefore, not applicable in the Coastal Zone. As such, to now propose changes to 
only portions of these ordinances, without having the entire ordinance before the 
Commission is unacceptable. In addition, the proposed revisions to the Coastal 
Development Permits Ordinance has been rejected because the Commission cannot review 
or approve a categorical exclusion request as part of an LCP amendment. Categorical 
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exclusion requests are reviewed by the Commission as a separate action requiring a more 
rigorous standard of review and Commission voting requirements. In addition, the 
Commission acts as the Lead Agency relative to CEQA compliance for such requests. A 
modification has been proposed which deletes the proposed categorical exclusions. 

The proposed revision to the R-1 Zone regulations relative to protection of designated view 
corridors is not acceptable as it does not provide adequate assurance that designated view 
corridors will be afforded protection. 

Given the proposed mitigation measures, the Commission finds the proposed local coastal 
program amendment, as modified, will not result in significant environmental impacts under 
the meaning of the California Environmental Quality Act. Furthermore, future individual 
projects would require coastal development permits from the City of San Diego. 
Throughout the City's Coastal Zone, the specific impacts associated with individual 
development projects would be assessed through the environmental review process; and, the 
individual project's compliance with CEQA would be assured. In addition, any categorical 
exclusion request by the City will be reviewed for compliance with CEQA as well. 
Therefore, the Commission finds that there are no feasible alternatives under the meaning of 
CEQA which would reduce the potential for such impacts which have not been explored and 
the LCP amendment, as modified, can be supported. 

(clio'SDLCPA296.doc) 
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RESO::::D N:BER ~~t-.....;.;~:;:...;~;::;...~-.~ .. LJ_'~-5_7_-ru 2 &, b 
WHEREAS, The City of San Diego initiated .amendments to the 

Progress Guide and General Plan, Carmel Valley community Plan, 

carmel Valley Neighborhood 10 Precise Plan, and the North City 

Local.Coastal Program to adjust the boundary between the two 

neighborhood planning areas and two unrelated amendments in 

Neighborhood 10 to revise the development boundary along the 

south edge of Development Area 9 to create a wider open space 

entry to an adjacent canyon; and 

WHEREAS, the Neighborhood 10-amendment also proposes to 

modify existing language to the Neighborhood 10 plan document 

.which describes the procedure for considering future resource 

• deveiopme'nt permits, to read, "A RPO Pennit or a permit p:ursuant 

to any ordinance which supersedes RPO shall be issued for all 

subsequent development proposals.which demonstrate consistency 

•• 

with this Precise Plan 11 ; and 

WHEREAS, on October 31, 1995, the Council of The City of San 

Diego continued consideration ·of the Carmel Valley Neighborhood 

SA Precise Plan application and related boundary adjustment with 

Carmel Valley Neighborhood 10 and directed that the two proposed 

amendments to the Carmel Valley Neighborhood 10 Precise Plan, ... 
unrelated to the Neighborhood SA action, be separated from the 

Neighborhood SA process and considered independently; and 

EXHIBIT NO. 1 
APPLICATION NO. 

-PAGE 1 OF 2- SDLCPA 2-96 
Carmel Valley 

Neighborhood 1 0 
Precise Plan -

Resolution 
1 of 2 



WHEREAS, the Council has conducted a public hearing and has 

considered all maps, exhibits, and written documents contained in 

the file for the project on record in the City of San Diego, and 

has considered the oral presentations given at the public 

hearingj NOW, THEREFORE, 

BE IT RESOLVED, by the Council of The City of San Diego, 

that this council hereby approves the amendments to the Progress 

Guide~and General Plan, the carmel Valley Community Plan, and the 

North City Local Coastal Program, as set forth in the amendment 

to the carmel Valley Neighborhood 10 Precise Plan, a copy of 

which is on file in the office of the City Clerk as Document 

No. RR- 28765/ 
BE IT FURTHER RESOLVED, that this resolution shall not be 

effective for those portions of the Carmel Valley Neighborhood 10 

Precise Plan within the Coastal Zone until such time as the 

California coastal Commission has considered and approved the 

changes herein. 

APPROVED: JOHN W. WITT, City Attorney 

By ~~? 
Richard A. Duvernay :;; 
Deputy City Attorney 

RAD:lc 
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08/01/96 COR.COPY 
Or.Dept:Dev.Svcs. 
R-96-1521 
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from the mesa tops, but is also visible from canyon basins, major roadways, a.ad 
areas outside ofNeighborhood 10. 

The potential for views of development from Peiiasquitos Canyon and Shaw Valley 
are limited due to the considerable distance and height of existing topography. A 
detailed cross-section analysis was performed which depicted view opportunities 
from the center-line of major canyons into proposed development areas and revealed 
that minimal development will be noticeable. In addition. several field surveys 
involving flagging of future development areas and site visits with City staff 
concluded that minimal intrusion of noticeable housing will take place from ,major 
canyon areas (see Figures 23, 24A, 24B, and 24C). 

It is anticipated that preservation and maintenance of this open space area will be 
in the form of fee ownership by the City, open space easement to the City or so.LUe 
other similar option. 

b. OPEN SPACE CORRIDORIROAD UNDERCROSSINGS 

Two significant open space corridors are proposed in the Neighborhood 10 Precise 
Plan area. One of the open space corridors is located in the western portion of the 
project between development areas 1 & 2 and development areas 14 & 15 and n-ns 
through the canyon bordering Carmel Valley Neighborhood SA to the mouth of Shaw 
Valley. The second corridor will be located on the far eastern portion of the property 
and will run along the borders between Neighborhood 10 and the adjacent Futl.lre 
Urbanizing Area to the east and north. Both corridors will serve to connect Los 
Peiiasquitos Canyon Preserve to the south of the Precise Plan area with the Ca.I'lllel 
Valley Restoration and Enhancement Project (CVREP} to the north, therl:by 
allowing for uninterrupted wildlife movement in the region. 

Several underpasses and, provided that adequate funding sources are available, une 
or more bridges are planned in Neighborhood 10 to allow wildlife to travel under -.:he 
roads and between the...on-si.te ravines easily and safely. A bridge will be construcr:;ed 
with a 90-foot-span and with a minimum height clearance of 20 feet at Cannel 
Mountain Road and the western open space corridor. Funding for the bridgt: is 
anticipated to be available via the Carmel Valley South FBA. If public funding for 
the bridge is not available, then three parallel arch pipe style culverts shall be 
constructed at this location under Carmel Mountain Road. The western open space 
corridor at Carmel Mountain Road shall be a minimum of 400 feet in width for a 
maximum length of 500 feet, before gradually widening to an optimum width of 
1,000 feet. A:n equestriml trail also will cross under the planned bridge (or through 
one of the arch pipe culverts), allowing horses and their riders to move fi·om 
Neighborhood 10 down into Los Peiiasquitos Canyon Preserve. 

An undercrossing shall be constructed under Carmel Mountain Road at the open 
space corridor, just east of Planning Areas 5 and 6. This undercrossing shall con~ist 

III. NEIGHBQRHOOD AND COMldtJNlTY FACD..I' .'IES 
CARMEL V .ALLEY- NEIGHBORHOOD 10 PRECISE P ..:..AN 
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·---v. CIRCULATION 

A. REGIONAL ACCESS 

Regional access to the central and southern portions ofthe Carmel Valley Com.Inunity Plan 
Area will be provided by the Interstate 5/Route 56 Freeway Interchange. The I-5/SR-56 
Interchange is currently under construction and is schedul~d for completion in April of 
1998. Figure 12 indicates the regional circulation system serving Neighborhood 10 and the 
average daily traffic (AD'f) at buildout of the Planning Area. Interstate 5 provides ac~.:ess 
from Carmel Valley to the San Diego Metropolitan Area. Carmel Valley Road, SR 56, 
provides access from within Carmel Valley to Interstate 5. 

B. NEIGHBORHOOD STREET SYSTEM 

1. STREET CLASSlFICATJONS 

The street classifications proposed for the Neighborhood 10 Precise Plan area are depicted 
in Figure 12, Regional Circulation, and are described as follows: 

•• 

• 

• 

Carmel Country Road: As it crosses into the Precise Plan area from Car mel 
Valley, Carmel Country Road will transition from a modified four-lane collector to 
a modified two-lane/three-lane collector (see Figure 12). As Carmel Country Road 
approaches Cannel Mountain Road to the south, the street will widen once agai_'l to 
become a modified four-lane collector. The Precise Plan provides a 98-foot-\ 'l(k 
right-of-way for Carmel Country Road along the entire length of the street wiLhin 
the Precise Plan area to allow for future expansion of Carmel Country Road to :our 
lanes along the entire length of the street on-site. Four lanes may be required ur ... d~1· 
certain development phasing scenarios to accommodate traffic volumes until 
regional transportation facilities are constructed. However, if the City Engii.e~r 
concludes that: 1) a four-lane collector will not be needed to implement the var:ous 
development phasing scenarios set forth in the Precise Plan, and 2) the street will 
function adequately as a modified two-lane and three-lane collector, then the t.Jity 
may elect to have the additional rig-ht-of-way not required to accommodate the st.rec~ 
revert to the original property owner(s) without charge. 

Carmel Mou11tain Road: Planned as a modified four-lane collector with a righ c.-of
way width of 98 feet and a minimum design speed of 45 mph. 

Street A: Planned as a modified two-lane collector with a right-of-way width cf 7'.!. 
feet md a minimum design speed of 35 mph. 

v. ClRCULA l'lOtl • CARMEL VALLEY- NEIGHBORHOOD 10 PRECISE l:.I...AN 
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Plan area that are constructed to City standards will be dedicated to and maintai.ne. l by th~ 
City of San Diego as public streets. 

C. STREET DESIGN 

All Neighborhood 10 proposed street designs shall conform to City document no. ·f693:J5, 
dated October 28, 1987 or subsequent updates, for standards for street rights-of-\ ·ay aa.L. 
improvements installed therein. 

Typical street sections for local streets, Carmel Country Road and Carmel Mountai J. R.:.~~.d" 
are shown in Figures 13, 14, and 15. The landscape design section discusses the p.·o.fh.JS.~'
parkway plant palette. 

Bicycle travel is accommodated in a marked lane next to the cw·b, while pedestrians ;;_r,, 

accommodated by sidewalks. Sidewalks on all streets in Neighborhood 10, incluJin;: 
Carmel Mountain Road, Carmel Country Road, Street A and all residential local ;:;tree&f., 
shall be constructed directly adjacent to the curb . 

.. 
D. ALTERNATIVE 'I'RANSPOR'l'ATION FACILITIES 

Practical alternatives to private automobile travel are stressed in the Carmel V :...Le.' 
Community Plan. Public transit, bicycle travel and pedestrian circulation syst.:m:: <.r: 
proposed for the community. Neighborhood 10 reflects these Community Plan ol::jective; 
and proVides for neighborhood transit, bicycle, equestrian and pedestrian altel o.~tive . 
related to the community circulation network. (Please see Figure 16A, Alt,·rru i."t-· · 
Transportation Facilities.) 

1. PuBLIC TRANSIT 

Public transit will be provided by Metropolits.n Transit Development Board (MTD 3). '1 h: 
proposed Commuter Ex:Press Route 960 will be an express route linking Carmel Valley on-l 
North University City with Center City during the amlpm rush hours only. The :nte.~.·;.t~ i 
road system within Neighborhood 10 will be designed to allow for bus stops ifnetded. 

Currently, Caltrans has plans for two Park-N-Ride facilities within Carmel Valluy. On: 
facility is to be located at the comer of El Camino Real and Townsgate Drive as designate l 
by Caltrans. The facility will be approximately one acre in size and provide appro::::.im . .::.t~l r 

110 parking spaces. This location provides direct proximity to bus service on El C;:u~:. 
Real and is away from conflicting facilities such as the shopping center's parkir.o:5 a.·ea:. 
The other facility will be located at the Route 56 and I-5 Interchange or the I-5 and Cac"Ll• l 
Valley Road Interchange. 

---------·---------------------V::..:·:...C=IR::.:..<UL.i·.T.C.j 
CARMEL VALLEY- NEIGHBORHOOD 10 PRECUl:: l:"l.A.l 
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3. BICYCLE PARKING FACILITIES 

Bicycle parking facilities consist of bicycle racks. Bicycle racks should not require the W:ie 
of chains or cables to secure them as chains and cables are easily cut by thieves using boit 
cutters. It is recommended that bicyclists use U-shaped high security locks to lock bicycles. 

4. PEDESTRIAN TRAvEL 

The pedestrian path system for Neighborhood 10 will include the following elements: 

• Sidewalks along local residential streets, designed to City of San Diego requiro.i!
ments. 

• Traffic signals along Carmel Country Road and Carmel Mountain Road at majot 
entrances to Neighborhood 10 where neighborhood and community-wide pedestrio.n 
systems intersect. 

• Existing natural trails that travers.e through the central east-west canyon and run 
north-south parallel to the western project perimeter will accommodate pedt:striau~ 
(see Figure 16A for trail locations). The illustration (below) depicts the relationshiJ:; 
of an existing trail and the "low density" residential development planned in 
development area 12. 

LOW DENSITY RESIDEN11AL 

MANUFACTURED SLOPE 

TYPICAL PEDESTRIAN TRAIL AT P.A. 12 

• 

• 

v. Cm.CULAT10 i 
CARMEL VALLEY .. NEIGBBOB.BOOD 10 PB.ECl::m PL-\. t • 
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5. EQUESTRIAN TRAvEL 

An existing natural trail in the southwestern portion of the Precise Plan are~ and L 

roadway undercrossing to be constructed at Carmel Mountain Road will accommodat( · 
horses (Figure 16A). A plan view of the equestrian trail roadway undercrO~ising ~ 
illustrated in Figure 16B, Equestrian Trail (Plan View). 

E. PARKING 

Standards for off-street parking are incorporated into the zoning regulations for eE>.ch tyih 
of use in the Planned District Ordinance. Shared parking should be considered in th(: 
park/school complex. No parking will be permitted on Carmel Mountain Road, Carme. 
Country Road, and Street A, as the on-street areas next to the curbs are reserved for bicyd, 
lanes. 

1. RESIDENTIAL 

Each residential project shall provide adequate off-street parking, as required by t:n., 
Carmel Valley Planned District. 

2. COJ\11\.IERCIAL 

• 
• 

• 

• 

Parking areas shall be integrated into the overall design of the projects they sen·e 

Unobstructed and adequate maneuvering aisles or turn-around areas shall bo: 
provided to ensure that all vehicles shall enter the street or highway in a :::·orwan. 
manner. 

Where parking areas are visible from a street, there shall be a landscaped are~ . 
between the curb and parking area planted with trees, shrubs and ground cover tha ; 
will significantly soften the view of such areas . 

. Conflicts between automobiles, service vehicles, and pedestrians within the sit.: 
shall be minimized. 

V. CmCUl.A'riO! [ 

CARMEL VALLEY- NEIGHBORHOOD 10 PRECISE PL-\i I 
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All plant materials to be utilized in public areas and on graded slopes shall be subject to 
review and approval by the San Diego Parks and Recreation Department, Open Spa..::e 
Division. 

In order to insure the proper integration of landscape treatment within Neighborhood 10, 
separate landscape standards are established for different landscape areas: (1) landscaping 
of streetscapes; (2) landscape treatment of manufactured slopes; and (3) Brush Managa
ment Program. The landscaped areas for streetscapes should be consistent with the 

· Recommendations for Street and Parkway Improvements Manual prepared for Cannal 
Valley Neighborhoods 2, 3, 4a, 7, and 9. In addition, all landscaped areas should be 
consistent with the City of San Diego's Landscape Technical Manual. · 

1. ROADWAY LANDSCAPE DESIGN 

The rights--of-way and adjacent slopes for Carmel Country Road and Carmel Mountain 
Road should be designed similar to that of other community-oriented streets. DesiF:,n 
solutions should visually edit out traffic and mitigate traffic noise to the extent feasible. 
Trees allowed in street right-of-ways are discussed below under Street Trees. Figures 13, 
14, and 15, Roadway Cross-Sections, illustrate typical roadway landscape sections for 
streets in the Precise Plan area. 

Carmel Country Road will initially be constructed as a modified two and three lane collector 
within a 98-foot-wide right-of-way which will allow the road to eventually expand to four 
lanes should future traffic volumes warrant such improvement. The sidewalk along Carmel 
Country Road shall be constructed contiguous to the street pavement. All street trees shall 
be planted within the parkway of the ultimate four-lane · alignment. Only shrubs, 
groundcovers and turf shall be planted within the potential curb-to-curb width of the 
ultimate four-lane alignment. In this manner, the street trees will not need to be replaced 
or uprooted should Carmel Country Road ultimately expand to four lanes within the street 
right-of-way. 

The following streetscape guidelines shall be applied to future development plans for 
Neighborhood 10: 

• 

• 

• 

Low ril.aintenance, drought-tolerant plant material should be used within the public 
right-of-way. 

Reclaimed water shall be used for landscaping within public street rights-oi:way ii' 
readily available and where feasible. · 

Medians should consist of trees, low shrubs and ground cover. (Per City of Sar~ 
Diego Landscape Guidelines.) 

VI. DESIQN GUlOELlNE~ . 

CARMEL VALLEY ·NEIGHBORHOOD 10 PRECISE PL.-\h 
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4. HYDROLOGY/WATER QUALITY 

a. RUNOFF AND EROSION 

Several measures are included in the Precise Plan as conditions of approval of any 
· subsequent Vesting Tentative Maps and Tentative Maps to reduce peak flow, runoff 

velocity, erosion, and downstream siltation during grading and construction· phases: 

1) Direct surface drainage to natural and manufactured slopes shall be 
minimized by: 1) grading away from slopes; 2) providing of drainage swales 
at tops or toes of manufactured slopes, where appropriate; and 3) installing 
an underground drainage system. 

2) Direct and indirect grading and drainage impacts to Los Peiiasquitos Canyon 
Preserve shall be minimized through the design provided in this Precise Plan. 
Specifically, the plans provide underground and surface drainage facilities for 
all the developed areas. All stormwater runoff from developed areas shall 
first be directed through desilting basins to a stable discharge point to 
mi:n.imize impacts to the Los Peiiasquitos Canyon Preserve. 

3) Grading shall be limited to the dry months (March 15 • October 15) and 
special construction methods shall be used to minimize erosion and siltation 
problems during construction. Grading may continue during the rainy 
season, provided adequate erosion control measures are employed to the 
satisfaction of the City Engineer. These measures may include use of sand 
and gravel bags, hay bales, silt fences, and temporary desilting basins. 

4)· All manufactured slopes shall be landscaped and irrigated to ensure slop.: 
stability, reduce erosion and enhance visual appearance within 90 days of 
their creation. Temporary slope erosion control measures, such 8.3 hydro· 
seeding and slope stability me_asures shall be taken. 

5} Surface water crossing slope banks shall be reduced by providing drainage 
swales above the banks. 

6) To reduce· the loading .of nutrients in urban runoff, landscape design shall 
incorporate the use oflow-water requirement vegetation. .. · 

7) Slope planting species shall be chosen for low fertilization requirements, and 
fertilization shall be discontinued one year after planting for naturalized 
areas adjacent to open space. 

• 

• 

VII. fi.AN IMPJ..EMENTATIO~ 
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(0-97-5) COR.COPY 
09/09/96 

ORDINAL"\fCE NUMBER 0~8337 (NEW SERIES) 

ADOPTED ~p 0 9 1996 

AN ORDINANCE OF TIIE COUNCIL OF THE CITY OF SAL"\f 
DIEGO APPROVJNG TIIE DEL MAR MESA SPECIFIC PLAN. 

WHEREAS, in 1979 the Progress Guide and General Plan for the City of San Diego 

was amended to classify all land within the jurisdiction of the City into three Phased Development 

Categories -- Urbanized, Planned Urbanizing and Future Urbanizing-- as part ofUrban 

Development Program; and 

WHEREAS, the Urban Development Program calls for the systematic and logical.shifting 
. 

of property from the Future Urbanizing Category to the Planned Urbanizing Category as planned 

communities within the City are built out or as opportunities to implement the balanced housing 

or land use goals of the City arise; and 

WHEREAS, in November 1985 the citizens of the City of San Diego passed an initiative 

measure known as Prop. A which requires an a:ffinnative vote of the citizens of San Diego to 

phase shift land from the. Future Urbanizing Category for all lands designated as Future 

Urbanizing as of August 1, 1984; and 

WHEREAS, Prop. A also provides that development may proceed and amendments to the 

provisions restricting development within the Future Urbanizing- area may be amended without 

voter approval, provided that development is equivalent to or less intense than that which was 

EXHIBIT NO. 3 
APPLICATION NO . 

pennitted by regulations in effect on August 1, 1984; and 

SDLCPA 2-96 
Del Mar Mesa Specifi 

Plan - Ordinance 
Approving Plan 
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WHEREAS, the Framework Plan for the North City Future Urbanizing Area (NCFUA) 

was adopted on October 1, 1992, and subsequently amended on October 26, 1993, March 7, 

1994, and February 22, 1994; and 

· WHEREAS, the Framework Plan provides for the preparation of detailed subarea plans 

prior to seeking an affinnative vote of the citizens to phase shift land from the Future Urbanizing 

Category; and 

WHEREAS, California Government Code section 65450 et seq .. provides for the 

preparation and adoption of specific plans for the systematic implementation of adopted general 

plans; and 

WHEREAS, the Council of The City of San Diego initiated preparation of the Del Mar 

Mesa Specific Plari ("Specific Plan") encompassing Subarea V within the NCFUA on June 6, 

1995, as· a means to comprehensive plan and develop the entire Subarea V at an intensity which is 

equivalent to or less intense than development permitted by regulations in effect on August 1, 

1984; and 

WHEREAS~ Government Code section 67452(a) authorizes local governments to recoup 

costs incurred in the preparation of a specific plan through establishment. of a special fee; and 

WHEREAS, the Planning Commission of The City of San Diego has conducted a public 

hearing regarding the Specific Plan, together with amendments to the Progress Guide and 

General Plan, amendments to the North City Future Urbanizing Area Framework Plan, · 

amendments to the North City Local Coastal Program in order to retain consistency among such 

plans; and 

WHEREAS, after due notice, the Council conducted a public hearing on this matter 

wherein all persons desiring to be heard were heard; and 

-Page 2 OF$ 
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• 

WHEREAS, the Council has reviewed and considered all maps, exhibits, written 

documents and materials contained in the file regarding this project on record in The City of San 

Diego and the oral presentations given; NOW, THEREFORE, 

BE IT ORDAINED, by the Council of The City of San Diego, as follows: 

Section l. That the Council hereby approves and adopts the Del Mar Mesa Specific Plan 

in the form on file in the office of the City Clerk as Document No. 00- 1.83~7-/ 

Section 2. The Council finds that the Del Mar Mesa Specific Plan fulfills all the 

requirements set forth in Government Code section 65451, with the exception that the 

distribution, location, and extent and intensity of non-circulation element roadways, sewage, 

water and drainage is not reflected within the Specific Plan in complete detail but shall be refined 

as future studies are conducted in connection with subdivision project proposals .• ·· 

Section 3. The Council finds that, notwithstanding the CEQA exemption set forth in 

California Government Code section 65457, future development applications requiring 

discretionary review shall be subject to further CEQA review as set forth in section IV.B. of the 

S peci:fic Plan and described in greater detail in Master Envirorunental Impact Report 

No. 95-0353. 

Section 4. The Council hereby approves and adopts "Exhibit A," a copy ofwhich is on 

file in the office of the City Clerk as Document No. 00- 18337-aefining in greater 

detail the infonnation contained on the Open Space Map (Figure 6) contained in the Specific Plan. 

Where any conflict or inconsistency may exist between E,qllbit A and Figure 6, Exhibit A shall 

control and be deemed applicable . 
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Sedtion 5. No City public work project may be approved, no subdivision ofland may be 

approved, and no zoning regulation may be adopted or amended within the area covered by this 

Specific Plan unless it is consistent with the Specific Plan. 

Section 6. This ordinance shall not become effective until the thirtieth day following the 

date of its adoption, or until the day that the Council has lawfully established a Facilities Benefit 

Assessment District designating an area of benefit within the area of the Del Mar Mesa Specific 

Plan confinning the description of public facilities projects and the amount of the facilities benefit 

assessments charged to each parcel, whichever occurs later. 

Section 7. That the provisions of this ordinance shall not be applicable within the Coastal 

Zone until the thirtieth day following the date the California Coastal Commission unconditionally 

certifies this ordinance a's an amendment to the City's local coastal program. 

APPROVED: JOHN W. WITT, City Attorney 

By~~ 
Richard A. Duvernay 
Deputy City Attorney 

RAD:lc 
07/15/96 
07/26/96 COR.COPY 
09109196 COR.COPY 
Or.Dept:Comm.&Eco.Dev . 

. 0-97-5 
Fonn=o&t.ord 
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-------------------------------------------··-·- . 

. , . . . - . SEP 0 9 1995 -
Passed and adopted by the Counc1l of The C1r:y of San Dtego on ................................................................................................ . 
by the following vote: 

•• Council Members 

Harry Mathis 

Byron Wear 

Christine Kehoe 

George Stevens 

Barbara Warden 

Valerie Stallings 

Judy McCarty 

Juan Vargas 

Mayor Susan Golding 

AUTHENTICATED BY: 

(Seal) 

• 

Yeas Nays Not Present Ineligible 

0 0 0 
0 0 0 
0 D 
0 D 0 
0 0 0 
0 0 0 
0 0 
0 0 0 
0 0 0 

SUSAN GOLDING 
..o•••••••u•nu•uoooo•U••~••••~•<>•••~·~••hu••••••••••••••••••••••••H"'*'"'*'"'''-••••••••••••••••••~••••••••u••n•J 

Mayor of The City of San Diego, California. 

CH.A.RLES G. ABDELNOUR 
+o•••••o•U~•••••••••~•*'•••••••••••.,u•••••"h•••••••••••••••••••••••ouo•••••••oOoou••••••••~ .. U•••••noo•oooooooo••f 

1 HEREBY CERTIFY that the foregoing ordinance was not finally passed until twelve calendar days 
had elapsed between the day of its introduction and the day of its final passage, to wit, on 

JUL 3 0 1956 SEP 0 9 1996 .................................................................................................................. , and on ........... -............................................................................................ . 

1 FtJRTW:Ji::R CE~TifY t:Rae said ard.inaRca "'a& n~:a.d :;:: ft.lil prior •o ;ts fim!l p:assag .. 

I FURTHER CERTIFY chat the reading of said ordinance in full was dispensed with by a voce of not 
less than a majority of the members elected to the Council, and that there was available for the con
sideration of each member of the Council and the public prior to the day of its passage a written or printed 
copy of said ordinance. 

(Seal) 

• 
This information is available in alternative 
formats upon request. 

CC-12~5-A (R"". 11·95) 

CH.<\RLES G. ABDEL"l'O{.JR 
>uuo••••••n.o~•+•••••••••••••h•••••••••••••n••••••n•uoooHuH.,O•••••••••••••••••~•nooooonuoo•o••o••h• .. ••••t 

Office of the City Clerk. San Diego. California 

~rdinanct) _ 18337 · 
, umber ...................................................... Adopted 

SEP 0 9 1996 
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Lj "'"V"' ">V . ~ .... "' .ocr."o U 1, I .i. ..!. l;;;Jw RESOLUTION NUMBER R- .C 8 7715 
,.;.-.UFORi'-i:~ 

-o ·' ST AL C0ivi/v\15:liON 
SA~ ~EGO COAST DISTRICT 

ADOPTED ON !~~!~ ? J ~88 • 

WHEREAS, the Planning Conunission of The City of San Diego has held public hearings 

for the purpose of considering adoption of the Del Mar Mesa Specific Plan, together with. 

amendments to the Progress Guide and General Plan, amendments to the North City Future 

Urbanizing Area Framework Plan, and amendments to the North City Local Coastal Program in 

order. to retain consistency among such plans; and 

WHEREAS, Council Policy No. 600-7 provides that public hearings to consider revisions 

of the PROGRESS GUIDE AND GENERAL PLAN FOR THE CITY OF SAN DIEGO may be 

scheduled c~:mcurrently with public hearings on proposed community plan amendments in order 

to retain consistency between said plans and the Planning Commission has held such concurrent 

public hearings; and 

wHEREAS, concurrent with adoption of this resolution, the Council of The City of Sa;1 • .,. 
Diego (the "Council'') has introduced an ordinance for adoption of the Del Mar Mesa SpeCific 

Plan; and 

WHEREAS, the Council has considered all maps, exhibits, written documents and 

materials in the file for this matter on file in The City of San Diego, and has heard all the oral 

presentations given at the public hearing; NOW, THEREFORE, 

BE IT RESOLVED, by the Council ofThe City of San Diego, as follows: 

1. That the Council hereby approves and adopts the amendme'nts to those plans 

entitled North City Future Urbanizing Area Framework Plan, North City Local Coastal Program 

by incorporating therein the specific changes to those plans as set fonh in Attachn EXHIBIT NO. 4 
1--A~P=P~L~IC~A-=T~IO=-=N~N=-=o~. -t 
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.corporated by reference into this resolution, all of which are intended to retain consistency \Vith 

the Del Mar Mesa Specific Plan and itS implementation measures, a copy of which is on file in 

the office of the City Clerk as Document No. OJ- 1 8 3 3 7,..{ 

2. That it hereby adopts an amendment to the Progress Guide and General Plan for 

the City of San Diego to incorporate the specific changes set forih in Attachment 1, hereby 

incorporated by reference into this resolution, all of which are intended to retain consistency with 

the Del Mar Mesa Specific Plan and its implementation measures. 

3. That the City Manager is directed to submit the Del Mar Mesa Specific Plan and 

any necessary Local Coastal Program amendments to the California Coastal Commission for its 

approval and certification as an amendment to the City's Local Coastal Program. 

4. That the aforementioned actions shall not become effective until such time that 
' 

.e Council has lawfully established a facilities benefit assessment district designating an area of 

benefit within area covered by the Del Mar Mesa Specific Plan, and confirming the description of 

public facilities projects and the amount of the facilities benefit assessments charged to each 

parcel. 

APPROVED: JOHN W. WITT, City Attorney 

By~O{~ 
Richard A. Duvernay 
Deputy City Attorney 

RAD:lc 
07/15/96 
Or.Dept:Comm.&Eco.Dev. 
R-97-54 

.orm=cpgp.res 
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DEL MAR MESA SPECIPIC.PLAN 
PROPOSED LAND USE PLAN AMENDMENTS 

1) Progress Guide and General Plan - The Del Mar Mesa Specific 
Plan constitutes an amendment to the City's General Plan and 
the land use map will be amended to reflect the Subarea v land 
use designations. 

2) North City Local Coastal Program - Amend to reflect the 
development and ope~ space areas in the specific plan. 

3) FRAMEWORK PLAN DIAGRAM (Figure 3-2) 

4) 

a) Update subarea boundaries 

b) Update open spacefaevelopment area boundaries 

c) Revise circulation element roadway alignments to reflect 
the Circulation Element ?f the Del Mar Mesa specific Plan 

Framework Plan REQUIREMENTS FOR PREPARATION OF SUB;~EA P~NS 
(Implementing Principle 2.5a) · · 

A single, unified Subarea Plan is to be prepared and adopted 
for each of the subareas deiineated on the Framework Plan 
Diagram prior· to· a phase shift to the Planned Urbanizing 
designation or development approval of density greater than 
one dwelling unit per 10 acres, except if consistent with the 
requirements in Principle 2.5f below. 

As an alternative to prepara~lon of a subarea olan as 
described in section 2.5. planning and develooment in Subarea 
V of the NCFUA mav occur oursuant to a soecific plan as 
described in Government Code 65460 et seg. I provided the 
develooment orovisions of the soecific plan are neutral or 
more restrictive in terms of permittina development than tho:~e 
development orovis ions in effect on Auaust l, 1984, consister;t. 
with the Manaaed Growth Initiative of 1984. This does nc~ 
preclude future orooosals to amend this Framework Plan ~o 
extend the ootion of processing soecific plans for other 
subareas. 

Such a specific clan must· encompass all property located 
wjthin a Subarea and address. as deemed aporooriate and 
necessarv, the issues identified in Section 2. Sf of this ol:an. 

A specific plan may I in the sole discretion or the Ci -~: 
Council redesignate land use. reolace existing zoning, an~ 
establish development regulations which ·c il determine the 
location of land uses without reaard to the boundaries or size 
of individual lots or oarcels. (iil permit clusterina of 
dwellina units on anv portion{sl of the land covered bv such 
soecific olan, Ciiil orovide for consolidation, modificatiJn 
or reduction in size of oresent lots and oarcels in order ~o 

EXHIBIT NO. 5 
CATION NO. 

SDLCPA2-96 
Proposed Land Use 

Plan Cha 
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realize the nuroose of this alternative in accordance with 
applicable laws and ( i v) establish the boundaries of and 
method of implementina the Multiple Soecies Conservation 
Proaram within the specific plan area. Imnlementation of a 
specific olan oreoared in accordance with this section does 
not require a phase shift to redesianate the area from future 
to planned urbanizing area, and therefore, does not require 
approval of- the electorate. The total number of units 
pennitted without a ohase shift in any subarea oursuant to a 
specific plan will in no event exceed the total number of 
units allowable· by the reaulations in effect on Auaust 1, 
1984. 

Utilization of this alternative for residential purooses 
reauires that the maximum number of permissible dwell ina units 
for the land within the boundaries of the snecific plan be 
calculated in the followina manner to ensure consistency with 
the provisions of the Manaaed Growth Initiative of 1984: · 

Determine the total number of acres and zoning (in effect 
on Auaust 1. 1984) of the land within the boundaries of 
the specific olan. 

Calculate the maximum number of nermissible. dwellina 
units for'land within the boundaries of the snecific nlan 
(if anv) zoned A-1-1. 

Calculate the maximum number of oermissible dwellina 
units for land within the boundaries of the soecific olan 
zoned A-1-10 in accordance with the Planned Residential 
Development CPRDl reaulations (in effect on Auaust 1) 
1984) at t.he rate of one dwellina unit oer four acres. 

Determine, bv addincr the numbers calculated above, the 
total number of nermissible dwellina units. In order to 
be consistent with the Manaaed Growth Initiative of 1984~ 
such maximum number of oermissible dwellina units cannot 
be exceeded bv such soecific olan. 

The Citv shall have the absolute ricrht and discretion in 
reviewincr anv orooosed snecific olan to take into 
consideration all annlicable laws and nolicies relatincr to 
deve1ooment and to limit the total number of units and to 
reject any soecific olan which orovides for a densitv in 
excess of the densitv allowed bv riaht for any oarcel as of 
Auaust 1, 1984 or a densitv on one unit oer four acres . 

ATIACHMENT 1 



5) Framework Plan PUBLIC FACILITIES NEEDS AND FINANCING ELEMENT 
(Implementing Principle 8.2c) 

No Subarea Plan will.be adopted by. the City Council without 
concurrent adoption of a Purchase Agreement that commits 
owners of designated school·, park, library and fire station 
sites to sell those sites to the relevant school district(s} 
or the City. The Purchase Agreement shall set the .price so 
that it is equal to the market value of the site(s) based on 
uses allowed by zoning regulations in place prior to the time 

. the Subarea Plan is adopted, plus interest paid at an agreed
upon rat~ from the date of the Agreement to the date. of th~ 
actual purchase. The Purchas~. Agree~ent(s) shall specify that 
if the City or school.district(s) purchases the land at· the 
stated price, the owner(s) will be permitted to develop the 
remainder of their property as specified in the Subarea Plan, 
subject. to relevant City, State and federal regulations. · 

. . ~ . 
An elementary school site is identified in Fiaure 5 of the Del 
Mar Mesa Soecific Plan. An alternative site is also discussed 
in the specific olan. Until sufficient students have been 
generated from this and adjacent areas, and sufficient 
mitigation payments. · soecial taxes. or other ·funds are 
collected to fund the prooerty acquisition and develooment, 
the identified school/nark site propertv shall retain 
develooment rfahts consistent with similarly zoned oarcels in 
the Del'Mar Mesa Specific Plan, or 'l 'dwellina unit oer 2.5. 
aross acres, exceot in cases where the density is further 
defined in the specific olan. If, orior to acquisition bv the 
DMUSD and/or Citv of San Diego, the prooerty owner makes 
application for a subdivi'sion of ·land or other d.iscretionarv 
action. the Citv and the DMUSD shall have the oooortunitv to 
negotiate ourchase of the identified orooerty. If the DMUSD 
and/or Citv of· san Dieao is unsuccessful in securina the 
school/park site, a similar nrocess shall aoolv to the 
alternative location. 

With resoect to the provision of school facilities, where 
there is conflict between the Framework Plan and the Del Mar 
Mesa Specific Plan, ·the recuirements of the snecific ulan 
shall supersede the requirements of this section, includina 
those relatina to the execution of Purchase Adreements. 

ATTACHMENT 1 
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7.2 

7 , . 
. .ta 

DEL l\1AR l\1ESA SPECIDC PLAN 
PROPOSED FR.AJ.\1EWORK PLAL~ A.J.\'IEND1\1ENT 

Th1PLEl\-fENTING PRINCIPLES: INCLUSIONARY HOUSING 
REQUIREML'fTS 

Apply to residential development projects the inclusionary requirements 
in effect for the NCFUA under the City's planned resi.denti.al 
development provisions. These requirements specify that residential 
development projects must provide housing on-site, affordable to low
income families, as certified by the San Diego Housing Commission. 

This requirement can be fulfilled by: 1) a set aside of no less than 20 
percent of the units for occupancy by, and at rates affordable to, families 
earning no more than 65 percent of median area income, adjusted for 
family size, or 2) a dedication of developable land of equivalent value. 
The affordable units must remain affordable for the life o.f the unit and 
should be phased proportionate to development of the market-rate units. 
The bedroom composition of the affordable units should be similar to 
that of the market-rate units. Developers of projects with 10 or fewer 
housing units and projeets falling within the estate and very low-density 
residential category may, at the discretion of the City, satisfy the 
requirementS of the inclusionary program by donating to the City an 
amount of money equivalent to the cost of achieving the level of 
affordability required by the inclusionary program. 

7.2b-e No change 

7.2f The affordable housing prov1s1ons contained in the Del Mar Mesa 
Specific Plan shall suQersede those stated above for Subarea V. · 

ATTACHMENT 1 
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Passed and adopted by the Council ofThe City of San Diego on ............ ,.J.:l.:.. .... ,:.\ .. ' .. : .... ~~ ........................................ . 
by the following voce: 

Council Members 

Harry Mathis 

Byron Wear 

Christine Kehoe 

George Stevens 

Barbara Warden 

Valerie Stallings 

Judy McCarey 

Juan Vargas 

Mayor Swan Golding 

AUTHL"'ITICATED BY: 

(Seal) 

This information i$ available in "attsmadve 
tcrmars upon request. 

Yeas Nays Not Present Ineligible 

~ 0 0 0 
~ 0 0 0 
if 0 0 0 

~ 0 0 0 
0 0 n 

0 0 g-'" 0 
~ 0 n 0 
rg/ 0 0 0 
~ 0 0 0 

SUSAN GOLDING 
•••••'"•••• .. •-•••••H•••+•,...•u•••~.., .. .,,..H•*"'"*"*"•n•~-on•••••••••~n••••••••u•••••••••••••••••••••••••••••h•.,•l 

Mayor of The Qcy ol San Diego, California. 

CHARLES G. ABDELNOUR 

::Yt£ii;;:z~~·::~=· 
. · 

·Office of the Ocy Ocrk. San Diego. California 

~:~:~~~i-:.?. .. ~.7..7..~ .. §; ............. Adopted ...... JU.L.J .. O .. :~ .. . 
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{0-96-122} 

1.8277 (NEW SERIES) 

APR 011996 
-. ORDINANCE NUMBER 0-

ADOPTED ON 

AN ORDINANCE AMENDING CHAPTER X, ARTICLE 1, 
DIVISION 3, OF THE SAN'DIEGO MUNICIPAL CODE 
BY AMENDING SECTION 101.0303 RELATING TO 
CONTINUANCE OF NONCONFORMING USES AND 
STRUCTURES 

WHEREAS, February 12, 1996, has been declared "Regulatory 

Relief Day 11
; and 

WHEREAS, one purpose of Regulatory Relief Day is to 

streamline and consolidate where appropriate the City's land use 

regulatory and environmental procedures; and 

WHEREAS, the City Manager's office has reviewed San Diego 

Municipal Code section 101.0303 having· to do with the continuar.~a 

.of nonconforming uses and structures and has suggested amendins 

the code section to streamline the regulatory process; NOW, 

• 

THEREFORE, 

BE IT ORDAINED, by the Council of The City of San Diego, ~s 

follows: 

Section 1. ·That Chapter X, Article l, Division 3, of the 

San Diego Municipal Code be and the same is hereby amended by · 

amending Section 101.0303, to read as follows: 

SEC. 101.0303 Continuance of Nonconfor.ming Uses and 

Structures 

The lawful use of land existing at the time the Zone 

Ordinance became effective, with which ordinance such ~se 
/ 

EXHIBIT NO. 6 
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APPLICATION NO. 

SDLCPA 2-96 
Non-Conforming Use 
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did not conform, may be continued provided no enlargemenL or 

addition to such use is made. 

The lawful use of buildings' existing at the time the 

Zone Ordinance. became effective, with which ordinance such 

building did not conform with respect to the development 

regulations, may be continued provided any enlargements, 

additions or alterations to such building will not increase 

its degree of nonconformity and will conform in every 

respect with the development regulations of the zone in 

which the building is located, except as hereinafter 

provided by zone variance. 

Any discontinuance of a nonconforming use for a 

• 

continuous period of two years shall be deemed to constitute • 

abandonment of any nonconforming rights existing at the time 

of the enactment of the ordinance. 

Any change from a nonconforming use of land or 

buildings to a more restrictive or conforming ~se shall 

constitute abandonment of such nonconforming rights. 

Repair~ and alterations which do not increase the 

degree of nonconformity of a nonconforming buil~ing, 

structure or improvement, nor increase·the size or degret of 

nonconformity of a use, may be made provided that the 

aggregate value of such repairs or alterations shall not 

exceed 50 percent of its fair market value, ·according to tha 

assessment thereof by the County Assessor for the fiscal 

year during which the repairs and alterations occur. The 
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• terms 11 repairs" and "alterations 11 do not include painting or 

replacement of exterior stucco siding, or shingles. 

If any nonconforming building or use be destroyed by 

fire, explosion, act of God or act of the public enemy to 

the extent of fifty percent (50%) or more of the fair ma~kec 

value, according to the assessment thereof by the County 

Assessor for the fiscal year during which such destruction 

occurs, then and without further action by the City Council, 

the said building or use and the land on which said building 

was located or maintained shall from and after the date of 

such· destruction be subject to ·all the regulations specL:ied 

by the Zone Ordinance for the district in which such 

• building was located. The provisions of this paragraph 

shall not apply to any nonconforming building for which a 

• 

Reconstruction Permit has been or is obtained pursuant to 

Municipal Code Section '101.0SOO(B). 

If the use is a medical or counseling serv:ice and i.; 

prohibite?- pur.suant to Sections 101.0410 {B)· (9} (c) 1 

101.0423 (B) . (i} I 101.0426 (B) (1) , 101.0427 (B) (1) , or 

101.0435.2(B) (11} (e), and if such use existed on Augusc 

13, 1984, it shall become a nonconforming use and shall be 

governed by the provisions of this section. Any such 

medical or counseling service existing on the effective date 

of the ordinance shall have ninety (90} days to cease 

operation, after which time the service shall be unlawful ac 

-PAGE 3 OF 5-



that site and shall constitute a violation of this Code 

unless a Conditional Use Permit is obtained in accordance 

with Section 101.0513. 

If an investigation by the Development Services 

Department reveals that a particular property contains a 

legal, nonconforming use or structure, a "Notice of 

Nonconforming Rights," may be recorded in the County 

Recorder's office. This notice is designed to provide 

constructive notice to any successors in interesc that 

nonconforming rights as to the property or structures 

existed at the time of t"he recordation of notice. Nothir~g 

in this notice shall permit the continuation of a 

nonconforming use or structure that was subsequently 

expanded, enlarged, abandoned or destroyed which 

extinguishes the previous nonconforming right. 

If a subsequent investigation reveals that a previous 

nonconforming right as to the property's use or. structure 

has been lost, a cancell~tion of the Notipe of Nonconforming 

Rights shall be recorded. 

Section 2. This ordinance shall take effect and, be in fore;;: 

on the thirtieth day from and after its passage, however, the 

provisions of this ordinance shall not be applicable within tLe 

Coastal Zone until the thirtieth day following the date the 

California Coastal Commission unconditionally certifies this 

ordinance as a local coastal program amendment. If this 

ordinance is not certified, or is-certified with..-suggested 
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• 

modifications by the California Coastal Co.mmission, the 

provisions of this ordinance shall be null and void within th~ 

Coastal Zone. 

APPROVED: JOHN W. WITT, City Attorney 

By 
Prescilla Dug d 
Deputy City Attorney 

PMD:ps 
03/04/96 

.Or.Dept:Dev.Svcs. 
0-96-122 
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(0-96-121) 

ORDINANCE NUMBER 0-__ 1_8_2_7_6 __ (NEW SERIES) 

. .ADOPTED ON APR 011996 

AN ORDINANCE AMENDING CHAPTER X, ARTICLE 1, 
DIVISION 1, OF THE SAN DIEGO MUNICIPAL CODE 
BY AMENDING SECTION 101.0101.34 RELATING TO 
THE DEFINITION OF A LOT 

WHEREAS, February 12, 1996, has been declared 11 Regulatory 

Relief Day 11
; and 

WHEREAS, one purpose of Regulatory Relief Day is to 

streamline and consolidate wher~appropriate the City's land use 

regulatory and environmental review procedures; and 

WHEREAS, the City Manager's office has reviewed San Diego 

Municipal Code.section 101.0101.34 relating to the definition of 

a lot and has suggested a change in the existing definition in 

order to streamline the regulatory process; NOW, THEREFORE, 

BE IT ORDAINED, by the Council of The City of San Diego, as 

follows: 

Section 1. That Chapter X, Article 1, Division 1, of the. 

San Diego Municipal Code be and the same is hereby amended by 

amending Section·101.0101.34, to read as follows: 

SEC. 101.0101.34 Lot 

Lot means a parcel of land which meets any of the 

following requirements: 

A. Individually designated with a numb~r or letter en -

1. A subdivision or parcel map recorded with the 

County Recorder; or EXHIBIT NO. 7 
APPLICATION NO. 

SDLCPA 2-96 
Lot Definition 
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• 2. A record of survey map approved by resolution 

of the City Council and recorded with the County 

Recorder after December 5, 1954i or 

3. A division plat approved by and filed with che 

Development Services Department. 

B. Officially proclaimed as a suitable building sit:, 

or site for other particular use, by zone variance, 

Certificate of Compliance, or other San Diego Municipal C~de 

procedure. 

C. Held as a separate parcel prior to March 4, 1972, 

and having a minimum of 15 feet· of frontage on a dedicated 

street or other legal access to a ded~cated street as 

• approved by the City Engineer. 

• 

D. Held as a separate parcel upon annexation to the 

.city of San Diego. 

Section 2. This ordinance shall take effect and be in force 

on the thirtieth day from and after its passage, however, the 

provisions of this ordinance ~hall not be applicable within th~ 

Coastal Zone until the thirtieth day following the date the 

California Coastal Commission unconditionally certifies this 

ordinance as a local coastal program amendment. If this 

ordinance is not certified, or is certified with suggested 

modifications by the California Coastal Commission, the 
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provisions of this ordinance shall be null and void within the 

Coastal zone. 

APPROVED: JOHN W. WITT, City Attorney 

By 

PMD:ps 
03/04/96 
Or.Dept:Dev.Svcs. 
0-96-1.21. 

:.. 
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•• ORDINANCE NUMBER 0-

ADOPTED ON 

(0-96-119) 

18275 (NEW SERIES) 

APR 011996 

AN ORDINANCE AMENDING CHAPTER X, ARTICLE 2, 
DIVISION 3, OF THE SAN DIEGO MUNICIPAL CODE 
BY AMENDING SECTION 102.0318 RELATING TO 
SPECIAL PERMITS REQUIRED TO DO WORK PRIOR TO 
FILING FINAL MAP 

WHEREAS, February 12, 1996, has been declared "Regulatory 

Relief Day 11
; and 

WHEREAS, one purpose of Regulatory Relief Day is to 

streamline and consolidate where appropriate the City's land · LSE: 

regulatory and environmental procedures; and 

WHEREAS, the City Manager's office has reviewed San Diego 

Municipal Code section 102.0318 having to do with the requiret;~e:r~t 

• of special permits .to do work prior to filing final maps and .1a£ 

suggested an amendment to this code section to streamline the 

--• 

regulatory process; NOW, THEREFORE, 

BE IT ORDAINED, by the Council of The City of San Diego, as 

follows: 

Section 1. That Chapter X, Article 2, Division 3, of the 

San Diego Municipal-Code be and the same is hereby amended by 

amending Section 102.0318, to read as follows: 

SEC. 102.0318 Special Per.mits Required to do Work 

Prior to Filing Final Map 

Should the subdivider desire to do all'or part of t ) I -•• <:: 

work required within the subdivision prior to filing·th~ 

final map and entering into the associated agreemenc, 

EXHIBIT NO. 8 
-PAGE 1 OF 2- APPLICATION NO. 

SDLCPA 2-96 
Subdivision 

Ordinance Revisions 
1 of 2 

·. 



application may be made to do such work under a special 

permit. 

This application shall be accompanied by detailed plans 

describing the proposed work. The City Engineer may approva 

a special permit to accomplish this work, in accordance with 

"Process One", provided a bond has been posted in an amount 

which would assure the rehabilitation of the land, including 

grading and planting, in the event the subdivision map is 

not filed and all requir~d improvements installed. 

The performance bond and contractor's qualifications 

shall be as provided in .Chapter VI, Article 2 of this Cocte. 

Section 2. This ordinance ·shal·l take effect and be in force 

on the thirtieth day from and after its passage, however, the 

provisions of this ordinance shall not be applicable within the 

Coastal Zone until the thirtieth day following the date the 

California Coastal Commission unconditionally certifies this 

ordinance as a local coasta~ program amendment. If this· 

ordinance is not certified, or is certified wi~h suggested 

modifications by the Califor~ia Coastal Commission, the 

provisions of this ordinance shall be null and void within the 

Coastal Zone. 

APPROVED: JOHN W. WITT, City Attorney 

By 

PMD:ps 
03/04/96 
Or.Dept:Dev.Svcs. 
0-96-119 
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ORDINANCE NUMBER O-__ ..L.::.
1 ..::8:...::3::...:2:;;:,.;...::~:..__ __ 

(0-96-120) (REV. l) 
Corrected 08/28/96 

(NE\'l SERIES) 

. ADOPTED ON __ J_U_!.._~_,_~_-;...!9..::S1_·c· __ 

AN ORDINANCE AMENDING CHAPTER VI, ARTICLE 2, 
DIVISION 1; CHAPTER X, ARTICLE 1, DIVISION 4; 
AND CHAPTER X, ARTICLE 5, DIVISION 2, OF THE 
SAN DIEGO MUNICIPAL CODE BY AMENDING SECTIONS 
62.0l06, 101.0407, 101.0462 AND 105.0204 
RELATING TO COASTAL DEVELOPMENT PERMIT 
EXEMPTIONS 

WHEREAS, February 12, 1996, has been declared "Regulatory 

Relief Day"; and 

WHEREAS, one purpose of Regulatory Relief Day is to 

streamline and consolidate where appropriate the City's land ~~~ 
-

~egulatory and environmental procedures; and 

WHEREAS, the City Manager's office has reviewed San Diego 

Municipal Code section 105.0204 having to do with exemptions frun. ·-a Coastal Development Permit, and related regulations in sections 

62.0106, 101.0407 and 101.0462, and has suggested several 

amendments to these code sections to streamline the regulator] 

process; NOW, THEREFORE, 

BE IT ORDAINED, by the Council of The City of San Diego, ~.::: 

follows: 

Section 1. That Chapter VI, Article 2, Division 6, of th~ 

San Diego Municipal Code be and the same is hereby amended by 

amending Section 62.0106, to read as follows: 

SEC. 62.0106 Grading Review Permits 

(a) All grading work that requires a grading permit, 
/ 

shall require a grading review permit in addition to ~nd 

-PAGE 1 OF 15- EXHIBIT NO. 9 
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before a grading permit may be approved or denied, except 

for the following types of work: 

1. and 2. (No changes] 

3. All grading work that is listed in Section 

62.0106(a) (3) and is determined by the Permit Issuing 

authority to be minor: 

a) through e) (No changes) 

f) grading involving iess than 1,000 cubic 

yards of grading unless located within the no~

appealable area of the Coastal Zone; 

g) [No changes] 

(b) and (c) [No changes] 

Section 2. That Chapter X, Article 1, Division 4, of tte 

San Diego Municipal Code be and the same is hereby amended by 

amending sections 101.0407 and 101.0462, to read as follows: 

SEC. 101.0407 ·a-1 zones 

A. through F. (No changes] 

G. COASTAL ZONE REGULATIONS 

The following regulations shall be supplementary to, and if 

there is a conflict, shall supersede, the regulations set forth 

or referenced in section 101.0407 (A) through (F). These 

regulations shall apply to those areas of the Coastal Zone 

identified as categorically excluded from the requirements of a 

coastal development permit in Sections ·105.0204(F) (1) {a) and 

·105.0204(F) (2) (a) of the Municipal Code and not within a planned 

dist;rict. 
/ 

1. Minimum Yard Dimensions. 
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Zone 

R-1-5 

R-1-6 

R-1-8 

R-1-10 

R-1-15 

R-1-20 

R-1-40 

• ..... -'; 

./ 

• 

a. The minimum yard dimensions shown in Table IV 

shall apply in R-1 Zones, unless otherwise noted. 

b. 

( 1} 

TABLE IV OF SECTION 101.0407 

MINIMUM YARD DIMENSIONS IN COASTAL ZONE 

Front yard Side Yard Side yard Rear Ya:rd ! 
(in feet) Interior Street (in feet} 

(in feet) (in feet) 

15 4 10 15 

15 5 10 15 

20 6 "10 20 ---
20 _6 10 20 

20 6 10 20 

25 10 10 25 

25 10 10 ~ 25 

Exceptions to yard dimensions: 

Exceptions to Interior Side Yard Dimensions. 

( i) For lots exceeding 50 feet in width, each 

interior side yard shall be at least the dimension 

showri in Table IV or 10 percent of t~e width of 

the lot, whichever is greater; except that one 

interior side yard may observe the minimum 

dimension shown in Table IV as long as the 

combined total of both interior side yards equals 

at least 20 percent of·the lot width; 

(ii) For lots 40 to 50 feet in width, each 

interior side yard shall be a minimum 6f four 

feet; 
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(iii) For lots less than 40 feet in width, 

each interior side yard may be reduced to 10 

percent of the lot width but shall not be reduced 

to less than three feet; 

(iv) For irregularly shaped lots, such as a 

pie shaped lot, the yard dimensions shall be based 

on the average lot width for the first so feet of 

lot depth. 

(2) Exception to street side yard dimensions. 

The street side yard dimension shall be at 

least the dimension shown in Table IV or 10 

percent of the lot width, whichever is greater. 

(3) Exceptions to rear yard dimensions:. 

(i) For lots less than 100 feet in depth, the 

rear yard dimension shall be at least 10 percent 

of the lot dept.h, provided the rear yard dimension 

shall not be less than five feet; 

(ii) For lots greater than 150 feet in depth, 

the rear yard dimension shall be at least 10 

percent of the lot depth or the dimension shown in 

Table IV, whichever is greater. 

2. Floor Area Ratios. 

a. In all R-1 Zones, the maximum floor area ratio~ 

shall be based on the size OL the lot, as shown in 

Table v. ,. 
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TABLE V OF SECTION 101.0407 

FLOOR AREA RATIOS IN COASTAL ZONE 

Lot Size (square feet) Floor Area 

. 5,000 or less 0.60 

5,001 - 6,000 0.59 

6,001 - 7,000 0.58 

7,001 - 8,000 0.57 

Ratio 

8,001 - 9,000 0.56 ! 

/ 

9,001 - 10,000 0.55 

10,001 - 11,000 0.54 

11,001 - 12,000 0.53 

12,001 - 13,000 0.52 

13,001 - 14,000 0.51 

14,001 - 15,000 0.50 r 

15,001 - 16,000 0.49 

16~001 - 17,000 0.48 

17,001 - 18,000 0.47 

18,001 - 19,000 0.46 

19,001 or greater 0.45 

b. For lots where more than 50 percent of the lot 

area contains steep hillsides in excess of 25 percent 

gradient, the lot area for purposes of calculating 

floor area ratio shall be based on the portion of the 

lot not containing steep hillsides or the minimum lot 

size requirement of the zone .in which the lot is 

located, whichever is greater, plus 25 percent of the 

remaining lot area. 

3. Maximum Building Height. Abutting/ the requi~ed 

front, side, and street side yards, the height of the 
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building envelope above 24 feet shall observe the angled 

building envelope planes shown in Table VI, up to the 

maximum 30-foot height limit, as shown in Illustration A. 

If the maximum height of the structure does not exceed 27 

feet, the angle above 24 feet is required at the side yards 

only. 

TABLE VI OF SECTION 101.0407 

ANGLED BUILDING ENVELOPE PLANES* IN COASTAL ZONE 

Lot Width Angle of Plane 
~ 

Less than 75 feet 45 degrees 

75 feet - 150 feet 30 degrees 

greater than 150 feet 0 degrees 

* The angled building envelope planes are measured from the 

vertical axis inward. 

ILLUSTRATION A 

ANGLED BUILDING ENVELOPE PLANES IN COASTAL ZONE 

4. Maximum Third Story Dimensions. When a three-story 

structure is proposed in the R-1-5, R-1-6, R-1-8, R-1-10, R-

1-15, and R-1-20 Zones, the· following regulations shall 

apply: 

/ 

a. The maximum width of the third story shall be 

limited to 70 percent of the width of the building 

envelope, measured between the required side yards; 

b. The maximum depth of the third stor¥ shall be 

limited to 50 percent of the depth of the building 

envelope, measured between the require~ front and rear 
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yards, or 100 percent of the maximum third story width 

dimension, whichever is greater. 

5. Yard Encroachments. 

No building feature may project into the required f~ont 

or street side yards within view corridors designated by the 

adopted Community Plan. 

SEC. 101.0462 Resource Protection ordinance 

This section is indexed as follows: 

A. PURPOSE, INTENT AND TITLE 

B. RESOURCE PROTECTION PERMIT REQUIRED 

, C. PROTECTION OF ADDITIONAL RESOURCES 

D. GENERAL PROVISIONS 

E. EXCLUSIONS 

F. DEFINITIONS 

G. PERMITTED USES AND DEVELOPMENT REGULATIONS 

H. APPLICATION SUBMITTAL REQUIREMENTS 

I. PERMIT EXEMPTIONS 

J. EMERGENCY PERMIT 

K. ADMINISTRATION OF PERMIT 

L. ALTERNATIVE COMPLIANCE 

M. DENIED PERMITS 

N. CONDITIONAL USE PERMITS 

0. VIOLATION~ 

P. EXPIRATION OF PERMIT 

Q. APPLICABILITY OF AMENDMENTS TO EXISTING APPLICATIONS 

R. APPLICABILITY OF SECTION TO PUBLIC WORKS 

CONSTRUCTION PROJECTS 

A. through c. (No changes) 
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D. GENERAL PROV.ISIONS 

1. through 3. [No changes] 

4. Within those areas of the Coastal Zone 

identified as categorically excluded from the 

requirements of a coastal development permit in seccion 

l05.0204(F) of the Municipal Code, no permits may b~ 

issued for the substantial alteration or demolition of 

any building or structure that is more than 45 years 

old, unless the application for the permit has been 

reviewed and approved by the Development Services 

Director or desiqnee, nereafter 11 Director 11 • The 

Director may approve substantial alteration or 

demolition if the Director determines that the 

structure is not a potential historical buildinq or 

structure. The Director shall use the same criteria as 

those used by the City's Historical Site Board to 

determine whether a site or structure should be 

officially designated as historic, which criteria are 

maintained by and are on file with the Hi~torical Site 

. Board. The Director shall make a written determination 

within ten (10) working days of the receipt of the 

application for substantial alteration or demolition. 

If the Director does not make the determination witllin 

the specified period, the bui·lding or structure shall 

be deemed not to be a potential historical structur~. ,. 

If the Director determines tpat a building or struc~ure 

is a potential historica~ structure, a,substantial 

alteration or demolition permit application may not be 
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approved during the succeeding ninety (90) day period 

or until the date the Historical Site Board determines 

the site's historical significance, whichever date 

first occurs in accordance with San Diego Municipal 

Code sections 26.0201 through 26.0206. The provisions 

of Section 101.0462(D) (4) shall not apply to any 

building or structure found by the Director to present 

a hazard to public health or safety, and for which an 

emergency permit for demolition must be issued. The 

Director's review of proposed substantial alteration or 

demolition for any building or structure that is more 

than 45 years old shall not be required for any portion 

of the Coastal Zone that has been inventorie~, once: 

that inventory has been accepted by the City's 

Historical Site Board and a decision on whether or not 

to designate all potential sites or structures as 

historic has been made by the Historical Site Board. 

5. The Development Services Director is hereby 

authorized to promulgate administrative g~idel~nes to 

implement the provisions of this section. The 

guidelines or any revisions thereto shall be effective. 

without a hearing thirty (30) calendar days after their 

publication in a newspaper of general circulation by 

the Development Services Director, pursuant to San 

Diego Municipal Code section 22.0102, unless a timely 

protest is filed with the.Director. In this event, the 

Director shall consider the objections_ of those . 
/ 

affected by the proposed change. As soon thereafter as 
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practicable, the Development Services Director may then 

issue the guidelines with any revisions deemed 

necessary or appropriate, or decline to so issue them. 

This provision shall not be applicable to any emergency 

guideline issued by the Director to preclude an event 

that will be detr~mental to the public health or 

safety, nor shall it apply to the initial promulgation 

of the guidelines authorized by R-277284 adopted 

January 29, 1991. 

6. A Resource Protection Permit shall be required 

in conjunction with the processing of a long range 

plan, as defined in paragraph F.l1., if a subdivision 

or parcel map or another discretionary permi~ approval 

is concurrently processed. In this event, the Resourca 

Protection Permit shall only be required for that 

portion of the area that is covered by the concurrent 

discretionary map or permit. However, in any case a 

consistency determination shall be prepared when 

required by Council Policy 600-40. 

E. EXCLUSIONS 

1. through 5. (No changes] 

6. Coastal Zone 

The Resource Protection Ordinance shall apply in 

the Coastal Zone only as foll~ws: 

a. To demolition, in whole or in part, ·of any ,. 

designated historical structure or building in any area 

identified as categorically excluded f~om the 
/ 
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· requirements of a coastal development permit in Section 

105.0204 of the Municipal Code; and 

b. To substantial alternation of any designated 

historic structure or building in any area identified 

as categorically excluded from the requirements of a 

coastal development permit in Section 105.0204 of the 

Municipal Code. 

F. DEFINITIONS 

The following definitions shall apply only for the 

purposes of this section. 

./ 

1. through 12. (~o changes] 

13. Substantial Alteration means any change or 

modification, through public or private actipn, of any 

building or structure including, but not limited to: 

changes to historically designated interior 

architectural features, exterior architectural features 

including exterior changes to or modification of 

structural details, architectural details or visual 

characteristics such as doors, windows, surface 

materials and texture, grading, surface paving, 

addition of new structures, cutting or removal of · 

trees, lan~scaping, and other natural features, and the 

placement or removal of any exterior objects such as 

signs, plaques, light fixtures, street furniture, 

·walls, fences, steps, and plantings and landscape ,. 

accessories affecting the exterior visual qualities of 
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the property that would impair the historical 

significance of the building or structure. 

14. Wetlands. 

(No change to text.] 

15. Wetland Buffers. 

[No change to text.] 

G. through R. (No changes] 

Section 3. That Chapter X, Article 5, Division 2, of the 

San Diego Municipal Code be and the same is hereby amended b}· 

amending Section 105.0204 to read as follows: 

SEC. 105.0204 Exemptions -

For the following types of development, no coastal 

development permit shall be required: 

A. Improvements to an existing structure or structures; 

provided, however, that such improvements do not involve any 

of the following: 

1. Improvements to any structure located on a 

beach, wetland or stream, or where the structure or 

proposed improvements would encroach within fifty (5)) 

feet of a coastal bluff edge. 

2. Improvements to any structure that would result 

in an increase of ten percent ( 10%) or mor·e of interior 

floor area or buil~ing height where such structure is 

located between the sea and f.irst public roadway 

paralleling the sea, or within three hundred (300) feat 
r 

of the inland extent of any beach, or of the mean hign 

tide line where there is no beach, whichever is. the 

greater distance . 
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3. An intensification of use. For purposes of 

Section 105.0204 "intensification of use 11 means a 

change in the use of a lot or premises which, based 

upon the provisions of the underlying zone, requires 

more off-street parking than did the immediately 

preceding legal use of such lot or premises. 

B. through E. [No changes] 

F. Categorically Excluded Development. 

1. The following types of development are categoricall:! 

excluded from the requirements of a Coastal Development 

Permit provided the development is located within the 

California Coastal Commission non-appealable jurisdicticn, 

is not located within the sensitive Coastal Resource OvErlay 

Zone, and complies with all the beach impact regulations of 

the zone: 

a. Single family residential development, and 

demolition of structures, on land zoned R1-6000 in th~ 

Torrey Pines Community Plan area as shown on Map No. c-

866, on file in the office of the City Cl~rk as 

Document No. 001-18053; on land zoned R1-5000, R1-8000 

and the La Jolla Shores Planned District Zones SF, 

Tracts A, D, E,. F, as shown on Map No. C-8~7, on file 

in the office City Clerk as Document No. 00-18169-1. 

b. Multi-family resident·ial development, and 

demolitio.n of structures, on land zoned RV, R-1000, 
r 

R-1500 and R-3000 and in La .rolla Shores Planned 

District Zan~ MF2 as shown on Map Nos.,C-859 and. 
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C-867.1, on file in the office of the City Clerk as 

Document Nos. 00-18056 and 00-18169-2. 

c. Commercial development, and demolition of 

structures, on land zoned c-1, CA, CV, RV, cc, co and 

CN and in La Jolla Shores Planned District Zone V and 
I 

/, 
in La Jolla Planned District Zones 1 through 6, as J 

shown on Map Nos. C-859 and C-867.1, on file in the 

office of the City Clerk as Document Nos. 00-18056 ar.d 

00-18169-2. 

d. Industrial development, and demolition of 

structures on land zoned M-SI as shown on Map No. 

C-859, .on file in the office of the City Clerk as 

Document No. 00-18056. 

- 2. The following types of Coastal Development are 

categorically _exc~uded from the requirements of a Coastal 

Devel?pment Permit except as otherwise provided in section 

l05.0204(F) (1): 

a. · Development of a single-family residence in a 

single-family zone in the non-appealable area of the Coastil 

Zone, except in the La Jolla and Torrey Pines Community Pl1n 

areas. 

b. Demolition 1 in whole or in part, of. a building 

or structure within the Coastal Zone, except in the La Jolla 

and Torrey Pines Community Plan areas. 

3. For development in the Torrey Pines Community Plan 

area shown on Map No. c-866, applicants for single family 

residential development permits within the categorical 

exclusion area., which otherwise qualify for categ~rical 
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• 
exclusion, shall send, at the applicant's expense, a notice 

of proposed development to owners of properties within 300 

feet of the proposed project and to the applicable community 

planning group. The notice shall be sent on o~ before an 

application is filed with the City for any permit. 

4. For development in the La Jolla Community Plan 

area exempted under Section 105.0204 (F) (1) (a), (b), or (c) 

the City shall send, at the applicant's expense, a notice of 

application to the owners of record of all parcels within · 

300 feet of the proposed project and to the Community 

Planning Association. 

Section 4. This ordinance shall take effect and be in force 

on the thirtieth day following the date the California Coasta_ 

Commission unconditionally certifies this ordinance a~a local 

• coastal pro9ram amendment. If this ordinance is not certified, 

or is. certified with suggested modifications by the California 

• 

coastal Commission, the provisions of this ordinance shall be 

null and void. 

Section 5. This ordinance supersedes Ordinance No. 0-18169 

adopted on March 20, 1995, Ordinance No. 0-18156.adopted on 

January 31, 1995 and Ordinance No. 0-18056 adopted on April 11, 

1994. 

APPROVED: JOHN W. WITT, City Attorney 

By 
Prescilla Duga 
Deputy City A 

PMO:pSJCdk 
03/05/96 
06/19/96REV.1 
08/28/96 CORR.COPY 
or.Dept:oev.svcs. 
0-96-120 
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DRAFT STJUU-oUT /UNDERLINE OF A-1 ZONES 
TO ACCOMMODATE PROVISIONS OF THE· 

DEL MAR MESA SPECIFIC PLAN 

SEC. 101.0404 (4/12/96) 
A•l zones -- (Agricultural) 

A. Pt:J'R.POSE AND Ilf'rEN'l' 
The purpose of the A-l zonea ia to 

provide appropriate zoning for areas that 
are preaently in agricultural or open 
apace ~•• 1 or which are undeveloped and 
are either awaiting aavelopment or 
premature for de~elopment at urban 
intensities. It ia the intention of the 
Ci~y Council that the A-1 zonae allow for 
reaaonable present development 
opportunities through the uae of Planned 
Reaidential Development .or Rural Cluater 
Development regulations, while promoting 
the general maintenance of auch areaa in 
open and ·agricultural ueee 1 but,. without 
foreclosing future development a.t urban 
intanaitiea where appropriate. 

B. PERMITTED USES 
In a zona, daaignatad by the symbol 

•Al•, followed by a nwaber, the number 
ahall determine in acraa the minimum area 
of a lot in t.hat. Zone 1 &nd on which no 
building or improvement, or portion 
thereof 1 aha.ll be erected, conatructad, 
converted, eet&bliahad, altered or 
enlarged, nor ahall any premiaaa be uaed 
except for ona·or more of the following 
purpoaea: 

l. Single-family dwelling• 
2. Churchea 
3 •. Private Stable 
4. All agricultural ueee, except the 

maintaining, r&bing, faed·ing or keeping 
ot awina; provided that any dairy or the 
maintaining~ raiainq, feeding, or keeping 
of tan (10) or more domestic animal• (aa 
defined in Municipal Code Section 44.0318) 
ie located on premia•• containing five (S) 
or more acree. 

5. Public utility ·~•tatione, !Xcept 
in the FUture Urbanizing area outeide ~he 
coaatal Zona, unleea no other loc&tion ie 
practical &nd the (acility ie located as 
cloae ae· poeeible to exiating Urbanized or 
Planned Urbanizing areas. 

&. Jtilling and dra .. ing of poultry, 
fowl, or rabbit• raiaed on the pr .. iaea, 
provided that. any building ao uaed ahall 
be not le .. than fifty (50) f"t frOIIl any 
property line. · 

7. Coamltrcial riding, training, or 
boarding her•• at&b~3, provided that aue~ 
at&ble ab&ll be located on a lot 
concaining not 1••• than five (5) acr••· 

8. Rarvee~ing, proceeeing, or selling 
of crape produced on the aame premiaea. 

9. One stand exclusively of wood frame 
construction (except the floor), and not 
exceeding 300 aquare feat in groaa floor 
area, for the diapl&y and aale of 
agricultural c~op• produced on the aame 

l 

premiaea. 
~0. Accessory building• and ua&a 

customarily incidental ~o any of the above 
uaea, including: 

a. 'l'he boardinc; a.nd lodginc; of not 
more than four {4) f&rm amployeea: 

b. Conatruction a.nd maintenance of 
living quarters for five (S} or mar~ farm 
employees Yith or without their imm•dia.ta 

. fami.liea, provided that net more than one 
auch bllilding ahall be located on a.ny 
parcel of l&nd and further provided that 
said parcel ahall contain a. minimum :~f t:en 
(10) acrea; · 

c. Signa, -single-faced or 
double-faced, unlighted,. not ov~r 12 
square feet in area for each face, nor 
over 12 feat measured vertically fr~m che 
baea of the aign at ground level ~o the 
.apex of the aiqn, shall be permitted on 
each lot &a follows: 

( l) One aic;n limited to the 
name, addreea and occupation of th~ 
occupant, and 

(2) One aign pertaining only 
to the sale of products produced on the 
premises, a.nd 

(3) One sign, offering the 
·premiaee for eale or lease. 

ll. Any enterprise or buainees which 
the Planning· COmmission determinea, in 
accordance with · •proceas 1"ou.r•, to be 
aimil&r in character to the. uses 
enumerated in this •ection and consistent 
with the intent and purpoae of this :Qne. 
For property located in the Future 

·urbanizing· area outside the Co&et&I Zone,· 
t.he . City Council shall make thia 
determinat.ion in accordance with •Proceaa 
Five•. 

c. PERMITTED DENS-I'l'X 
1. Lot Area per Dwelling Unit. 

a. :In Zone A-1-l, a. minimum of one 
acre for each dwelling unit; 

b. In zone A-l.-5, a miniz.~WD· of 
tive acree for each dwelling unit, •xcept 
in the caee of Planned Reeid•mtial 
Development• & denai.ty of one ( 1) unit per 
four (4) acre• •ha.ll be permitted, a~d, in 
t.he caae of Rural Clu•t•r Develo~nts & 
deneity of one unit per fi.va (S) a.cr&a 
'shall be permitted. • 

•• lift 15efte A l 10, a ai:ft~-i-
4!.oiii111 aae"e few 8A8A liwal.l.iftlt w.~ta.lio, <iM•wplii 

loft '6ft& •••• ai Ple~t~..,.a R.eaiolli•ft4!.:ica~ 
Iii• velep••n••· a lieneib! ee .... ( l) "'"*'It 
pe&' fe111~r t 4) ••~•• ehall •• penoi:t:t:eer 
aftfir "'" •he aaee ef 1\llleal Cl!i&&el' 
lilevelepeeft•• a aeftei&y ef eae liP.oi\ per &elt 
(19} aeree ehall ee peraiee••• 

NO. 
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( 1 l in the case of Planned 
, Residential Developments, a density of one 
~dwellin~ unr ~r fog~ ~-tl ac~es ma; 
•r;:i1~\~i9oiij:J to 3l ic:ipa cod 

(2l within the boundaries of 
the pel Mar M@ta Specific: Plan area, 
property detiqnated Estate Retidential 
;oned A-l-10 shall be permitted a density 
of one Cll dwelling ynit per 2. 5 grasp 
acres; and 

C3l in the case of Rural 
Cluster Developments, a density of one 
unit per ten <101 acres shall be permitted 
subject to Municipal Code 101.0901. 

d. In zone A-1-20, a minimum of 
twenty acre• for each dwelling unit, 
except in the cate of Planned Residential 
Development• and Rural Cluster 
Developuents a danaity of one unit per 
twenty {20) acres shall be permitted. 
This zone is not applicable in the Coastal 
Zone. 

e. In zone A-1-40, a minimum of 
forty acres for each dwelling unit, except 
in the case of Planned Residential 
Developments and "Rural Cluster 
Developments a density qf one unit per 
forty ( 40) acraa sha.ll be permitted. This 
is not applicable in the Coastal Zone. 

2. Minimum Floor Area. 
Each dwelling hereafter converted, 

constructed, erected, qr moved in zones 

• 

:zone• shall ha.ve a. minimum living 
r area, including walls, but excluding 
ge, of 650 aqua.re feet. 

D. PROPERT'!' DEVELOPMENT REGULATIONS 
No building or portion& thereof shall 

be erected, constructed, converted, 
established, altered, enlarged, or used on 
any lot in zones A-1, unle•• the lot and 
building shall comply with the following 
requirements and ·special provisions: 

1. Minimum Lot D illlens ions .• 
a. Area -- one acre in Zone A-1-l; 

five acres in Zone A-1-5; ten acres in 
Zone A-1-10, except that within the area 
designated lftate Re!idential py the pel 
Mar Kef& Specific Plan zoned A-1-10, the 
minimum lot aret shall be one acre, and; 
twenty acres in Zone A- 1-20; and forty 
acres in Zone A-1-•0. 

b. Str .. t Frontage-- lOO.feet in 
:one·A~l-1, except that •uch frontage may 
be reduced. at the end of a street. 
dedication where no provision is made for 
ita future extension, to a minimum of 60 
percent of the required frontage; 200 feet 
in all other A-1 zones, except that within 
the boundAries of the Del Mar Mesa 
Specific Plan area, minimum street 
frontage shall be 100 feet. 

c. Width 100 feet in Zone 
A-i-1, except that the front 25 percent of 

•

ot abutting the end of a · street 
cation where no provision is made for 

J. future extension may be tapered to 
coincide with the street frontage; 200 

feet in all other A-1 zones, except that 
within the area designated as Estate 
Reaidential by the Del Mar Mesa Specific 
Plan zoned A-l-10, the minimum lot width 
&hall be 100 feet. 

d. Depth -- 200 feet, except that 
within the area deaiqnated Estate 
Residential by the Pel Mar Mesa Specific 
Plan zoned A-l-10, the minimum lot depth 
shall be 150 feet. 

e. A lot existing upon the 
effective date of this zone which does not 
comply with these minimum lot dimensions 
may be used as permitted herein, subject 
to all other requirements of this section. 

2. Minimum Yard Spaces. · 
a. Front -- 25 feet in depth • 

. b. Side -- each 20 feet in width, 
except that on any lot of record upon the 
effective date of this section, which lot 
is leta than the required width, such aide 
yards may be reduced to a minimum of ten 
percent of the lot width, or five feet, 
whichever is the greater. 

c. Rear -- 25 feet in depth. 
3. Height Limit. 
The above front, side, and rear yard, 

including lots of record less than the 
required width, shall be increased by ten 
feet for each story that the building 
exceeds two stories or 30 feet in· height. 

4. Maximum Lot Coverage -- in Zonas 
A-l-1, A-l-5 maximum lot coverage shall be 
20 percent of the lot area; and in zones 
A-1-10, A-1-20, and A-l-40 shall be 10 
percent of·the lot area, except within the 
area designated !state Residential in the 
Del Mar Mesa Specific Plan a;ea zoned A-1-
10, maximum let 'l:ove;:age shall be 20 
percent of the lot area. Structures used 
to provide shade areas for growing crops, 
such as greenhouses and agricultural shade 
structures, ahal~ not be included for the 
purpose of determining lot coverage. 

5. Planned Residential Development and 
Rural Cluster Developments. In lieu of 
developing pursuant t~ . the property 
development: regulations and special 
provisions of thi.s section, ·an owner or 
developer i.n the A-1 :one• may develop 
purauant to the Planned Residential or 
Rural Cluster Development regulation• of 
Section 101.0900 of the Municipal Code and 
all applicable developmental atanda.rda and 
requirements conta.ined therein. 

E.· OFF-STRIET PARKING REQUIREMENTS 
1. Church 
Por a church there ahall be provided 

on the same premises one ( l) automobile 
parkinq space for each five (5) seats, or. 
for each thirty~five (35) square feet of 
floor area, where seats are not fixed, in 
the nave of aai.d church. Twenty (20) 
inches of a bench or pew shall constitute 
one seat. · · 

2. Size 
Each required parking space anall be 

not less than nine (9) feet in width, and 
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twenty (20) feet in length, exclusive of 
aisles, driveways, ramps, columns, office 
or work areas. All aisles, driveways, and 
parking spaces shall have a clear vertical 
height of not less than seven (7) feet. 

3. Access 
Each required parking sp~ce shall open 

directly upon an aisle or driveway of such 
width and design as to provide safe and 
efficient means of vehicular access to 
such parkinq space. All required parking 
facilities shall have convenient access to 
a. public street or alley. 

4. ·Surfacing 
Except within the bqundarill of the 

pel Mar Meaa Specific Plan area, AJ,ll 
required driveways and parking areas shall 
be plainly marked, and improved. with not 
leas than two (2) inches of asphaltic 
concrete or ita equivalent. Within pel 
Mar K8•• Specific Plan area. retideotial 
driveway• may be improved with foyr inches 
of decomposed granite or eyit&ble 
alternate material. aubiect to approval by 
the City Engineer. · 

.5. Location 
Off-street parking spaces which are 

open to the tky may be located in any yard 
except required front yards, and except 
areas lying between a public street and 
aetback l ina. 

6_. Off-street parkinq shall not be 
required. for permitted uses in ·the A-1-
zones within the. Future Urbanizing area 
outside the coastal Zone. 

F. SPECIAL PROVISIONS 
1. Setbacks Adjacent to Partial 

Streets and. Alleys 
No building or structure sha.ll be 

erected. or maintained on a lot which abuts 
a street or alley having only a portion of 
ita required. width dedicated and. ~here no 
part of such dedication would. normally 
revert to said lot if the street or alley 
wez:oe vacated, unless the yards provided 
and maintained in connection with such 
building or structure have a . width or 
depth of that portion of the lot needed to 
complete the street or alley width, plus 
the wid.th.or depth of the yards required 
on the lot by this article, if any. This 
section applies whether this article 
required yards or not. The Developaent 
Services Director, upon request, shall 
determine the required.' street or alley 
width, in accordance with subdivision 
standards set forth in Article 2, Chapter 
X of thia COde. 

2. Setbacks Adjacent to Kajor.streets 
No building or structures, except 

fancea, shall be erected., constructed, 
converted, established, altered, and/or 
enlarged on any pz:oemisea closer than 76 
feet from the centerline of a major 
street, as ahown on the adopted plan for 
major streets and/or as such plan may be 
amended or adopted in the future. 

G. COASTAL ZONE REGULATIONS 

3 

The Coastal Zone is a unique public 
resource of vital and end.uring interest to 
all present and future residents of the 
City of San Dieqo. Existing developed 
uses, and future development . c::onaiatent 
with the City's adopted Local Coastal 
Program, are essential to the economic and 
social well-beinq of the people of the 
City. To this end, the development of 
property within the Coastal Zone requirea 
special regulations to protect the unique 
character of individual coastal 
COil'IINnitiee and neighborhoods, while 
maintaining the public's right of access 
to the ahoreline. 
· Within the Coastal Zone, the purpose 

of the A-l Zone shall be to provide 
appropriate zoning for areas that are 
presently in aqricultural or open apace 
use. It is the intent of the C~ty council 
that the A-1 Zones allow for 
agriculturally related usee aa an 
appropriate use.for those areas designated 
as open apace in an adopted local coastal 
program land use plan. In ad.dition, the 
provisions of Ordinance No. o-1~558, 
adopted December · 10,. 1990, are not 
effective in the Coastal Zone and, 
therefore, the A-l-20 and A-l-40 zones are 
not applicable within the Coastal Zone. 

(Amended 7-25-94 July 25, 1994 ?Y o-18088 
N .S.) 
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DRAPT STRIKE-oUT/UNDERLINE OF THE 
PLANNED RESIDENTIAL DEVELOPKEHT ORDINANCE 

TO ACCOMMODATE PROVISIONS OF THE 
DEL MAR MESA SPECIFIC PLAN 

•

Ec. ~01.0901 severalty interests of the owners of ch, 
laqne~ Reai~enti&l Developments dwelling units; provided, however, tn~~ i: 

the Planned -Relidenti&l Develo~nt 
A. PURPOSE AND INTENT includes la.t~d which ia shown &a open ap4C{ 
The purpoaea of the Planned within any adopted CC11111lunity plan or tho:: 

Residential ~evelopment regulations are to Gener&l Plan; auc::h open ·apace ma.y be 
facilitate development of areas desiqnated · offered to The City of San Diego for 
for residential use (including Mobile Home public use. The offer shall be considered 
Para &a defined in Chapter X, Article l, in conjunction with the a.pplicaticn for 
Division 10 of the Sa.t~ Diego Municipal the Planned Re•idant:.ia.l Develo~nt. 
Code) in adopted cOGDunity plana with the. Permit •. A recommendation to accept or 
exception of project• in· the .R-1 ionea or reject ·the offer shall be made· by the 
projects combining area~ cont&ininq R-1 Development Services Director to the City 
and any other :one permittinq residential Council. If the offer is-made subsequent 
uses, within'the Urbanized Communitiea as to the approval of the Planned Residential 
defined in the General Plan; to encourage Development, the offer shall be considered 
im&qina.tive and innovative planninq of a.a an a.mendmant:. to the Planned ReaidE:ntia.l 
residential neighborhoods offerinq a wide Development and processed a.ccordinqly. Tha 
variety of dwellinq unit types &tid. aite Development Services Director ah<11.ll 
arrangements with well-iateqrated recommend whether to accept or·reject th<i! 
community facilities and services; 'to use offered open ·apace a.nd shall recommend 
for · development in areas ·which include whether an open .space maintenance distric't. 
steep slope a, · particularly HR . zoned should be e·sta.bliahed to · provid·~ 
properties, in auch a manner . to ~chieve • · maintenance services for the open spac~ i:: 
minimum disturbance of the natural terr&in accepted by the City. 
and veqetation; to'permit utilization of 3. A Planned Reaidential 
thia concept in·low-denaity development in Development may include acceaaory 
aqricultural :ones; and to permit greater commercial, office and recreational 
flexibility in design of residential facilities limited in use, ai:r.e, ana 
neighborhoods than is poaaible through capacity. to serve the needs of tht: 
strict application of conventional :r.oning occupants of . the development 'and thei.r 
and subdivision regulationa. questa only. However, within the Future' 

B. DEFINITION Urbanizing Area aa defined in the General 

• 
"Planned Residential Development" Pl&n, qolf courses open to the public anC. 

ana a predominantly · residential their customary incidental, supportive, 
development improved in Accordance with an facilitiea (exclusive of lodqinq 
overall project plan and is characterized. facilities) need not be restricted with 
by the following: · respect to use, size and capacity provided 

1. The density of a Planned that a permanent and irrevocable open 
Reaidential Development shall not exceed. space easement is established coverinq the 
the danaity aa preacribed in an adopt'!d area of golf c::our••· A g:olf courae &.ro& 
community plan (including criteria for -etinq the•• criteria io.ay be utili:r:ad in 
reaidential den~ity), &ny other adopt•d the ·calculatio~ of the total open space 
plan, or the underlying :one, whichever ia and ua&bl• open sp&ce requirumenta and the 
leaa, and may ba,appliad to the total &.rea permitted residential den11ity of the-
of the Planned Reaidenti&l Development project. 
rather than aeparately to individual lota ·~lie golf course• mea.na & facility 
or buildinq sites, and may include the that liea on public la.nd and/or .il . owned 
rural cluatar alternative. · No atreeta and/or operated by a gover~nt agency, 
shall be uaad in the calculation of and which ia open to a.ll ID4iiGibara of the 
d.anai.ty. Ownerahip III&Y be of lots or public.. ~ · 
condominium• or ~~~. An •xc•ption m&y be •Private golf couraew mean• & facility 
granted by a •aearing Officer" pursuant to that liea on private l&nd a.nd b oprtn to 
Section 101.0307. S, Affordable Housing members and their questa, and which may 
Density Bonus, 'in which caae the density also be open tQ members of the public. 
permitted ahall be that provided for by •colf course open to the public• means 
that ordinance. . a public qolf course or . a private golf 

2. The riqht to· use and enjoy any course on public or private land that i• 
privately owned common open are&a and open to the public on a daily fee baaia or 
recreational facilities provided on the offers memberahip• to the public. 
a ita of the Pl.anned Residential 4. Within the Future Urbani:r.ing area 
Development shall be coupled with the aa defined in the General Pl'an, & Planned 

4 

• 
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Residential Development in underlying A-1 
zoning districts may be by "Aural 
Cluster,• which shall be accompliahed 
pursuant to Planned Aesidential 
Development procedures aa apecified her•in 
and purauant to developmental standards 
and r~irements aa apecified herein. 
.":Rural Clu•ter" allow• for development at 
densitie• apecifiecl in the A-1 zoning 
di•trict•, with the permi.tted units 
cluaterecl, while the remaind.e;- of the 
property is preserved in ·ita undeveloped 
state until and if complete development at 
urban densities is appropriate. The ":Rural 
Cluster• alternati.'Ve. prOIDOtea ·more 
efficient· land utilization and land 
con .. rvation; allows development in 
patterns more consistent with.· that 
occurring in adjacent areas; aTOids 
fra9D&ntation of land ovnerahip patterns 
which would miti.gate against future 
development opportunities; allows for 
reasonable preaent.'development without 

· foreclosing future developmet+t choices; 
and makes annexation of .un- incorporated 
lands more attractive where such lands 
will ~ brought into the Future Urbanizing 
area. The retention of future development 
rights provided by Section 101.0101 ahall 
not supersede · the requirements of the 
Resource Protect·ion Ordinance or other 
policiee for preservation of iJensitive 
lands. The ·":Rural Cluster• alternative 
will require the use of covenants, 
conditions and restrictions to insure that 
the undeveloped' portion of the parcel 
remains undeveloped until the land is 
shifted to the Planned Urbanizing area. If 
such interim period will be for ten (10) 
years or longer,. preferential property tax 
assessment via the Williamson Act may be 
available. 

S. A Planned Aesidential 
Development may include child care 
facilities .. subject to the requir ... nta of 
section 101.0580, Child care racilitiea, 
of the San Diego Municipal Code. · 

C. P:r.AKBD USIIJDTIAL D:IVJ!I.OPIIBHT. 
PIRMI'l' 

A Planned :Residential Devel~nt 
Permit is required for Planned :Residential 
Development proj~s located in any zone 
in which residential . uses are alloweci. 
However, any project located on land zoned 
for single-faaily or combined 
single-family and multi- family 
develos:-nt within any of the urbanised 
coaaunities of the City, as defined and 
identified in the General Plan, may 
require an approved Planned Infill 
Residential Development Permit. 

D. APPLlCATIOif 
An application for a parmit for a 

Planned Residential Development ahall be 
made in accordance with Section 111.0202 
and with the following additional 
requirement a: 

1. An application shall be filed 

with the Development Services Oepa.rcment 
upon forma provided by it and shall state 
fully the circumstances and conditions 
rel~ed upon aa ground for the application 
and ahall be accompanied by adequate plana 
and a legal deacription of the property 
involved and an explanation and 
deacription of .the proposed·uae. 

2. Under Section 101.0204.1 a 
depoait equal to that charged for a 
COnditional Uae Permit shall be paid when 
application for a Planned. Residential 

.Development Permit ia-made. 
3. · The application shall be 

accompanied by a tentative map which shall 
be filed with the Development Service& 
Department in accordance with procedures 
set forth in Article 2 of thia Chapter. 

4 •. The application shall be 
accompanied by a plot plan ahowing the 
following: 

a. Location, name and width of 
exiating. and proposed atreeta, alleys, 
easements and interior pedestrian ways, 
including all abutting streets and streets 
proposed to provide primary access to the 
proposed development from a major street 
or freeway. . 

. b. Location of. existing and 
propoeed buildings, aigna, and structures 
if development ia multi-family housing or 
mobile home; 

· c. conce11t Plan for propoeed 
landscaping. 

d. ·Propoaed of~•treet parking 
facilities including the location, number 
and dimenaiona of private and public 
parking sp~ces, aisle• and driveways. 

. If development is to be 
detached aingle- family with no tandem 
parking it only needs statement as to how 
many 8.5 foot by 20 .foot spacea will be 
furniahed in garages and 8-foot. by 23 foot 
spaces provided' at curb.· 
. e. Height, type and location 
of proposed walla and fencea. 

f. Grading plan showing 
existing topography and propoaed tentative 
grading. 

g. ·A tabulation of the various 
dwellings typea proposed ahowing the 
average aite area. for each type of 
dwelling and the overall average dwelling 
site area if .the project ia 
multiple-family houaing or mobile home. 

h. A tabulation of all open 
spaces shown on the.plot plan indicating 
the equare footage and the varioua gradee 
thereof. · 

5. The applicati~n ahall be 
accompanied by drawing• ~n eufficient 
detail to indicate the location and design 
of proposed buildings.' If project ia to be' 
detached single-family only a statement 
indicating number of total units is 
reqUired. 

6. If the applicant contemplates the 
'construction of a Planned Residential· 
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Developnent in increments; the application 
· .all so state · and shall include a 

oposed construct~on schedule. 
7 • If the applicant proposes to 

provide open areas and recreational 
·facilities to be used by the occupants of 
two or more dwelling units, the applicant 
shall so state in the application and the 
application shall include a plan, 
acceptable . to the City, for the 
preservation and maintenance of the COCDIDOn 
elamen~s of the property. . 

8. Temporary real estate sales 
offices and model homes shall display a 
copy of the current -adopted COmmunity Plan 
Land t1se Designation Map and. a current 
acloptecl Public Facilities Financing Plan 
as proviclecl in Section 101.0407(8) (3) 
(d.) • 

g·. If the applicant proposes a 
child. care facility, it shall be stated. so 
in the . application, and the application 
shall also include a plan, acceptable to 
the City, illustrating compliance with the 
requirements of Section 101.0580, Child 
Care Facilities, of the ·San Diego 
Municipai Code. 

E. DECISION PROCESS 
1. An application for a Planned 

Reaiclentia.l . DevelopDent Permit may be 
approved, conditionally approved or denied 
by a •aearing Officer• in accorclance with 

ocesa Three". 'l'he cleciaion of the 
aring Officer• may be appealed to the 
ning Commi'aaion in accorclance with 

Section 111.0506. 
2. A •Hearing Officer• may approve 

a Planned Residential Development Permit 
if it' is found from the evidence presented 
that all of the following facta exist: 

a. The propdaed use will 
fulfill an indiviclual and/or ·community 
need and will not adversely affect tne 
General Plan or the Community Plan. 

b. The proposed use, because 
of conditione· that have been applied to 
it, wi~l not be cletrimental to the health, 
safety and general welfare of persons 
residing or working in the area, and will 
not adversely affect other property in the 
vicinit-:(; and, 

c. The proposed usa will 
comply with the relevant regulations in 
the Municipal Coda. 

3. In grantinq a Planned 
·Residential . Development· Permit, the 
"Hearing Officer• may impose ~uch 
conditions ae is necessary to protect the 
public health, ·safety and general welfare 
in accorclance wi~h the purpose and inten~ 
of the :oninq regulations. Any regulations 
of the :one in which the property is 
situated including, but not limited to, 

•

. s, fences, ·walla, ·maximum buildinq 
ht, minimum yards, ma.ximum building 
rage and off-atreet parking may be 

increased or decreaaad. In the caae of 
Planned Residential Development in the A-1 

zoning districts, the "Hearing Officer" 
shall consider the density of development, 
the •rural"' nature of such development and 
the permanent ·nature o·f such low-density 
development and shall, wherever posaible, 
given the need to protect the public 
health, safety and general welfare and to 
conform with General and applicable 
coa:munity plana, impose regulations and 
sta.ndarda that are consistent with the 
low-density, rural character of 
development and the needs created by such 
development. In the case of • rural 
cluster'" developnent via PRO in the A-l 
zoning districts, the "Hearing Officer" 
may impose conditions and requirements 
consistent with the density of development 
in the clustered. portion of the parcel and 
shall. require covenants, conditions and 
restrictions necessary to insure 
maintenance of the remainder of the parcel 
in an undeveloped state until the land .is 
shifted to the Planned Urbanizing area gr 
_as necessary to ensure consistency with 
the General Plan, _c~~unity plan, Council 

· policies, and the Municipal Code·~ 
4. In granting, conditionally 

granting or denying a Planned Residential 
Development Permit, the •searing Officer-" 
shall make written findings which specify 
the facts relied upon by the "Hearing 
Officer• in. rendering the decision and 
shall set forth· the facts and 
circumstances in which the permit fulfills 
or fails to fulfill the requirements of 
Section·l01.090l. 

S. A COPY. of this written finding 
of facts shall be filed with the City 
Clerk and the ~ Development Services 
Department and shall be- mailed to the 
applicant and to the Community Planninq 
Chairman. . . 

6. Within the Future Urbani:ing 
area, except areas within the Del Mar Mesa 
Specific Plan, Planned Residential 
Development Permits shall be · graa~eel.~.. 
approved, conditionally approved or denied 
by the City Council in accordance with 
Proeeas Five., ifteeeael ef ~he 9e~elepaeft~ 
Ser~ieee 9ireeeer, fellewiAg ehe 
praaeaQrea apaaifkaa hereiA. In 

·considering a planned residential 
development permita appliea~ieft fer 
elewelepaeAe within the Future Urbagi;ing 
Are&, with the exception of areas within 
-the Del Mar Mesa Specific Plan.--Mi- an 
increased density not to exceed one 
dwelling per four acres mAY be con1idered 
ADS the City Council may grant the permit 
if i~ finds from the evidence presented 
that all of the following additional facta 
exist •. 

a. The proposed use will 
assist in accomplishing the goal of 
permanently preserving Landa deaignated in 
the General Plan as part of the 
Environmental Tier through the provision 
of public and private open space easements. 
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. . 
and/or d~dicationa, where appropriate. 

b. The proposed uae. is 
consistent with the Progress Guide and 
General Plan Transportation Element and 
will not foreclose future decisions 
regarding the size of major or primary 
arterial str-ts, expresawaya, or freeways 
which may traverse the property. 

c. The proposeci use will be 
adjacent· to areaa presently served by 
water and aewer linea, thereby avoidinq 
leapfrog development. 

. d. The proposed use will be 
at least fiscally neutral, thereby not 
imposing a burden upon the City's capital 
and operating budgets. 

e. The propoaeci use wil-l 
provide housing on- site, affordable to· 
lower inccae families, aa certified by the 
San Diego Housing Commission. Thia 
affordable houaing obligation may be 
fulfilled by: (l) a set aside of no lese 
than 20 percent of the units for occupancy 
by, and at rates. affordable to, families 
earning no more than 65 percent of median 
area income, adjusted for family size, or 
(2) a dedication of developable land of 
equivalent value. Affprdable housing 
shall be appropriately designed and 
integrated into the overall developunt 
plan. Affordable ratea are thoae that do 
not exceed 30 percent of designated 
houaehold income, including a utility 
allowance. Development incentiv .. 
available through government programs, 
including a . density bonua where 
appropriate, may be utilizeci to JMHtt all, 
or a portion, of this obligation. Units 
reetricted under , thia · requirement ahall · 
remain affordable for the remaining life 
of the houeing unit which is presumed to 
be a minimum of 55 years. The san Diego 
Housing Comaisaion will monitor 
developments tor compliance with 
affordable housing requirements over time; 
If the City of San Diego adopts a City
wide inclusionary housing program, the 
City-wide proqrBIB shall take precedence 
over thia section. · 

f. . The proposed uee 
comprebensively addresses · fr.-work 
planning issues including, but not limited 
to, land use, character and scale of 
developDent, envirOnmental resources, ~ 

· public facilities. 
g. Within the 11orth City 

!'uture Urbanizing Area, as defined by the 
Proqre!l• Guide and. General Plan, a Subarea 
Plan shall be prep.ared pursuant to the 
General Plan. The subarea plan shall be 
developed consistent with the 11orth City 
Future Urbanizing Area Framework Plan, as 
approved · by the California Coastal 
Co~D~Diaaion on May 14,· 1993. 
Alternatively, the applicant must 
demonstrate that, at a mini.JawD, all·public 
facilities within the Subarea (as 
designated by the Progress Guide and 

General Plan) have been sited; a Purchase 
Agreement for the public facility sites 
has been completed; mixed use canters 
within the Subarea have been sited; the 
street ayatem to access the mixed use 
centers and public facilities hati been 
aligned; a financing plan for the project 
area, Subarea, or larger planning area haa 
};lean completed; and open apace boundaries· 
have been refined if the project deviates 
from the Environmental ·Tier boundaries 
shown in the General Plan. 

Section .101.0901 {E) (6) (g) 
ahall not apply to any project which has 
an application which baa been deemed 
complete on or before Dec-.ber 10, 1990, 
whic~ includes a golf course open to the 
public; provided, howev•r, that any auch 
project shall fully participate in the 
Public Facilities Financing Plan, Interim 
Fees, and the School Facilities .Master 
Plan, and that a. development agreement 
shall be executed for such project. 

h. The applicant and property 
owner have agreed that in return for the 
present increase· in density granted by the 
City Council, no future development rights 
shall remain on·the property. 

F. EXPI:RA.TIOH OF PLANNED RESIDE.HTIAL 
DEVELOPMENT PERMITS . . 

A Planned Residential Development 
Permit shall _expire and become void 
thirty-six (36) montha after the "Date of. 
Firial Action• of the permit ·if" the permit 
is· not utilised in the sNnnf!!r· eat forth in 
Section 111.1119; or unless otherwise 
provi4ed within a phasing 'program 
contained in: l) ll deve).opment agreement 
entered int~ between the City and owners 
of land located within .the P'RD, 2) a 
specific plan applicable ·to the subject 
property, or 3) the terms of the permit. 

c;. ZX'l'BHSION· OP '!'IKE '1'0 A PLAHHZD 
RESIDENTIAL DEVELOPMB11'1' PERMIT 

The expiration· date of a valid Planned 
Residential Development Permit may be 
extended in accordance with Section 
111.1122. :.ro initiate a· request for· an 
extension of time, a written application 
shall be filed with the Development 
Services Department. 

B. CABCEI..LATIOR OF A PLAHNltD 
USIDB11'l'IAL DZVELOPMEHT PERMIT 

A valid Planned Residential 
Development Permit aay be canceled at any 
time during the 36-.onth period referred 
to in Section 10],..0901(1').~ Cancellation 
may be initiated. by the owner of the 
property covered by the permit by JDeana of 
a communication · directed to the · 
Development Services Director in the 
office of tbe Develo:pment . services 
Department. The permit becomes void.120 
calendar days after receipt of the 
COIIID\Ulication in the office of the 
Development Services Department. 

I. DESICW11 CRITERIA 
'l'be Planned Residential Development 
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shall observe the · following design 

Cteria: 
1. lor all developments which are 

tiple- family housing or mobile home, 
the overall plan shall be comprehenaive, 
embracing land, buildings, landacaping and 
their interrelationships and shall conform 
in all respects to all adoPted plans of 
all governmental agencies for the area in 
which the proposed development is located. 

2. The plan shall provide for 
adequate open apace, circulation, 
off-street parking and pertinent 
amenities. Bu-ildings, structures and 
facilities in the parcel should be well 
integrated, oriented and related to the 
topographic and natural landscape features 
of the site. 

3. The proposed development shall 
be compatible with existing and planned 
land use and with circulation pattern• on 
adjoining properties. It shall not 
constitute a disruptive element to the 
neighborhood and community. 

.4. The internal street eystem shall 
not. be a dominant feature in the overall 
design; rather it should be designed for 
the efficient and safe flow of vehicles 
without creating a disruptive influence on 
the activity and function of any common 
araaa and facilities. 

5. Common areaa and recreational 

•
lities shall be located so as to be 
ily accessible to the occupants of the 

dwelling units and shall be well related 
to any common open. spacea provided . 

• 

6. Architectural harmony within the 
development and within the neighborhood 
and community shall be obtained.so far as 
practicable. 

J. MINIMOM DEVELOPMENTAL STAN'DAlmS 
A Planned Residential · Development 

shall comply with all the. following 
developmental standards: 

1. Density. The_number of dwelling 
units to be built on the property shall 
not exceed that set forth in either the 
following table or the adopted community 
plan (including criteria for residential 
denaity), or any other adopted plan, 
whichever is less. No streets shall be 
used in the calculation of density. A 
de·viation may be granted by a •searing 
Off icer• pursuant to Section 101.0307:5, 
~ffbrd&ble Sousing Density Bonus. In the 
event the proposed Planned Residential 
Development includes property· which is 
shown as part of an open apace system on 
an adopted community plan or general.plan, 
and is accepted by The City of San Dieqo 
as dedicated open apace, this property may 
be included in the calculation of density 
consistent with underlying zone or 
community plan, whichever is less. Such 
property shall be contiguous to an 
existing open space system and . shall be in 
a natural state and remain undisturbed. If 
such property is dedicated a• open apace, 
it shall remain such in perpetuity. 
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TABLE I OF SECTION 101.0901 
ZONE MAXIMUM PERMITTED DWELLING UNITS 

A-l-40 Sq. Ft. of Land. Area 1,742,400 sq. ft. 
A-1-20 Sq. Ft. of Land. Area 871,200 sq. ft. 
A-1-10 sq. Pt. of Land. Area 435,600 sq. ft. 
(CX~:cpl that !ilhjD lt!! bo•m'a,;.., of lib• Psi Mar Mea Spesj!ic.P!aD area. lt!! !!Limber ofpenpieible dwelling ugics for !be arsu de•ignaled Eea!g 
B..,;,.,y; 7p!!!d A·l-10 !!l!all Del moe! 99! w 101.200 s. t\. !1!4 el!ewben wilb.i1! ila 1bc Fuo.lft Uril&ftiziDe area, !be aumber of permi.uible 
dwclliac aka lballaot 1=-1 - per 17<4.2«1111• A., pn:Mded 1bat DO fi.ll:unl ~ riJb&a lbal1 zemUa OD 1bc prcpet'l)') 
A-1-5 sq. Ft. of Land. Area 217,800 sq. ft. 
(-=ept that ill- Putuft u~ area. .......... of pcrmilllible dwcJihlc Wliu lballraot excoed - per 174,2«1 Jq\l&ft feet provided that 110 flaua...,..... np&a lbal1 remail\ OD 11M Jlftll*lJ) . . 

A-1-1 Sq. Pt. of Land. Area 43,566 sq. ft. 
Rl-40,000 Sq. Ft. of Land. Area 40,000 sq. ft. 
Rl-20,000 Sq •. rt. of Land. Area 20,000 sq. ft. 
Rl-15,000 Sq. Ft. of Land. Area 15,000 sq. ft. 
Rl-10,000 sq. rt. of Land. Area 10,000 sq. ft. 
Rl-8,000 sq. Ft. of Land. Area a,ooo sq. ft. 
Rl-6,000 Sq. rt. of Land Area 6,000 sq. ft. 
R1-s,.ooo sq. rt. of Land Area s,ooo aq. ft. 
R-3,000 sq. Pt. of Land Area 3,000 sq. ft. 
R-2,500 Sq. Ft. of Land Area 2,500 aq. ft. 
R-2,000 sq. Ft. of Land Area 2,000 aq. ft. 
R-1,750 sq. Ft. of Land Area· 1,750 sq. ft. 
R-1,500 sq. Ft. of Land Area 1,500 sq. ft. 
RV (Coastal Zone) sq. Ft. of Land. Area 1,500 aq. ft. 
R-1,250 Sq. Ft. of Land. Area 1,250 sq. ft. 
R-1,000 sq. Ft. of Land. Area l,OOO.sq. ft. 
RV . Sq. Ft. of Land Area 1,000 aq. ft. 
R-800 sq. :rt·. of Land Area 800 sq. ft. 
R-600 Sq. Pt. of Land. Area 600 sq. ft. 
R-400 Sq. Ft. of Land Area 400 sq. ft. 
R-200 Sq. Ft. of Land Area 200 sq. ft.· 

If the property .involved is compoeed 
of land falling in two or mora ree1denti&l 
zonae, the number of awellinq unite 
permitted in the development ahall be the 
sum of the dwelling units permitted in 
each of the residential zones. Within the 
Planned Residential Development, the 
permitted number of dwelling unite may be 

distributed without regard to the 
underlying zoning. 

2. Open space. Except within the 
boundarie• of the pel Mar Mesa Specific 
Plan, where no minimum open space 
requirement a hall apply, :IPj:,he open apace 
provided on the property shall not be leas 
than that ahown in the following table: 
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TABLE II OF SECTION 101.0901 

• Zone 

TOTAL REQUIRED 
OPEN SPACE PER 
D. u. (sq. ft. } 

REQUIRED USABLE 
OPEN SPACE PER 
D. u. ( sq. ft. ) 

A-1-l, A-l-5, 
A-l-10, A-l-20, 
·A-l-40 

28,000 14,000 

A-l-40, A-l-20, 
A-1-10, A-l-5 
Rural Cluster 

3,000 1,500 

R1-40000 28,000 14,000 
6,000 
4,500 
3,000 
2,400 
1,800 . 
1,500 

R.1-2oooo 12, ·ooo 
Rl-15000 9,000 
R1-10000 6,000 
Rl-8000 4,800 
Rl-6000 3,600 
Rl-5000 3,000 

·R-3000 l, 800 900 
750 
600 
525 
450 
350 
250 
:ioo 
150 
100 

R-2500 1,500 
R-2000 1,200 
R-1750 1,050 
R-1500 900 
R-1250 700 
R-1000 500 
R-800 400 
R-600 300 
R-400 200 
R-200 100 
RV sao 

so 
250 
450 RV (Coastal Zone) 900 

• If the property involved is 
·composed of land falling in two or more 
residential :ones, the amount of open 
space required in the development shall be 
the sum of the open space required in each 
of the residential · :ones. Within the 

. Planned Residential Development, the 
required open apace may be distributed 
without regard to the underlying zoning. 
The usable open space as determined· from 
the above table. shall be composed of· 
moderately level land having an overall 
grade not exceeding tan percent and shall 
not include land occupied by buildings, 
structures, streets, driveways or parking 
areas or any land. proposed to be dedicated 
to the City as open apace. The land. 
provided shall be determined by the 
Development Services Director to be 
functional usable open apace which 
provides for reasonable use by the 
residents and, when applicable, the 
general public. Functional open space 
should include a minimum area of 100 
square feet with a minimum dimension of 
six feet on one aide. The usable open 
apace may, however, be occupied by 
recreational . facilities, excluding 
bui lcl.inga, which, with the exception of 

• 

courses open to the public within the 
re Urbanizing Area as defined by the 
ral Plan, are limited in use, size, 

and capacity to serve the needs and 
convenience of the occupants of the 
development and their quests only, 

including the following:· swimming pools, 
golf courses, tennis,· basketball, 
volleyball and badminton courts, open 
handball courts, children's play areas and 
accompanying equipment, baseball diamonds, 
shuffleboard courts, croquet and lawn 
bowling · facilities, walks and riding 
trails, picnic and barbecue facilities and 
any-- other . use _ which the · Development 
Services Director may find to be similar 
irr character to the uses enumerated in 
this paragraph and consistent with the 
purpose and intent of Section 101.0901. 
That portion of the required total open 
apace may be occupied by any improvement, 
except buildings, ·which, with· the 
exception of golf courses open to the 
public within the Future Urbanizing Area 
aa defined by the General Plan, is limited 
in use, size, and capacity to serve the 
needs and convenience of the. occupants of 
the development and their questa · only, 
except buildings. Areas not occupied by 
improvements may be landscaped or left in 
their natural atate. Are&o left i~ ~ 
natural state shall be kept free of litter 
and debris and shall at no time constitute 
a health, safety or fire hazard. 

All or any part of the required 
open apace may be owned in cOIDIDOn by the 
occupants of the development. If open 
space is to be owned in common, provisions 
acceptable to the City shall be made for 
its preservation and maintenance. 

If an Affordable Housing Density Bonus 
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Agreement or a Density Bonus and 
Affordable Housing Deviation has been 
approved, the open apace shall be the 
total of the following: 

a. Open space baaed on the 
zone in which the property is located 
times the number of dwelling units 
permitted in that zone; plus 

b. open apace baaed on the 
next leas restrictive zone times the 
number of dwelling units in excess of the 
number permitted in the zones in ·which the 
property is located. 

When the property ia developed 
under the rural cluater.concept, the total 
required open apace and the required 
uaa.ble open apace aha.ll be contained in 
the area of the cluster development rather 
than the total site which ia used for 
calculating denaity. 

3. Utilities. Public utility 
systems and service facilities shall be 
located underground within the boundaries 

. of the development as provided for in Sec. 
102.0221 of this Code. . · 

4. Antennas. Only television and 
radio antennae which are located indoors 
or which are designed to serve all the 
occupants of the development shall be 
permitted. 

5. Landscaping. All usable open 
apace not occupied by recreational 
facilities .shall be landscaped and 
provided ~ith a permanent underground 
watering ayatem. All landscaping shall be 
developed in conformance ·with standards 
adopted by the City Council aa set forth 
in the document entitled, "City of San 
Diego Landscape Technical Manual," on file · 
in the office of the City Clerk. 

Seqtion 101.090l<J.Sl shall not 
apply within tbe b9undaries of the Del My 
MIBI SpeCific Plan. 

6. Privati streets, Alleys, 
Walkways and Parking Areas. All streets, 
alleys., walkways and parking areas within 
the development which are not dedicated to 
public use ehall be i.aproved in accordance 
with standards eetabliahed by the City 
Engineer. Provision acceptable to the City 
shall be made for the preservation and 
maintenance of all such streets, alleys, 
walkways and parking areas. 

lt. DKVIATIOKS FROK MIHIHUH STANDARDS 
· Deviations fro. the requi.r..,.nts of 

Section 101.0901 may be approved, 
conditionally appro.ed or denied by a 
•searing Officer• in accordance with 
•process Three• and aa follows: 

1. Deviations from any of the 
design criteria in Section 10l.0901(I) and 
standards set forth in Section 
101.090l(J), except the minimum standards 
r.garding density and total required open 
apace, may be approved upon a written 
finding of facta aa set forth in Section 
l0l.0901(lt)(2). Deviations frO$ the 
minimua standards for density and total 

required open space may be granted for 
projects for which an Affordable Housing 
Density Bonus Agreement or a Density Bonus 
and Affordable Bousinq Deviation has been 
approved. 

2. A •searing Officer• may approve 
or conditionally approve a deviation only 
when it shall appear from the·applicant'a 
.statement and the evidence presented at 
the hearinq that all the following facts 
exist: 

. a. Because of . special 
cireumstari.ces applicable to the property, 

·including size, shape, topography, 
location or surroundings, the strict 
application of the requirements deprives 
such property of privileges enjoyed by 
other property in the v~cinity under 
identical :one classification. 

b. Any deviation granted will 
assure that the adjustment thereby 
authorized does not conwtituta a qrant of 
special privileges. inconsisttnt with the 
limitations ~pon other properties in the 
vicinity and zone in which property is 
situated . because of ·the condittiona 
imposed. 

c •. That the. grantinq of the 
deviation does not adversely affect the. 
Progress Guide and General Plan for the 
City of san Diego or the adopted plan of 
any governmental agency. 

3. No deviation· from the 
requirements th.at utilities be located 
underground sllall be granted except as · 
provided in Section 102.0221 of this Coda. 

4. The "Bearinq Officer• a" decision 
on the deviation ~ay ~ appealed to the 
Planning COmmission, in accordance with 
Section 111.0506. 

I.. 'l'EH'l'AT:IVE MAP TO SHOW R:ESERVAT:IOH 
FOR OPEH SPACE . 

The tentative map submitted with the 
appiication for a Planned Residential 
Development Permit shall show land 
reeerved as an open space easement if such 
open ·apace is to be provided for the 
coamon use of the occupants of the Planned 
Residential Development. 

H. SVBDIVISIOH--TBHTATIVS 
MAP--coNDITIONS '1'0 WArvER OF SUBDIVISION 
lUI:GtJLATIOHS 

The Planning Commission may approve a 
tentative IDAP which provides for ·a 
division of the parcel into two or JDOre 
lots thou9h the IDAP may not comply with 
the provisions of Chapter X, Article 2 of 
this COde pertaining to miniaum 
requirements for streets, lots and block 
design and the provisions of this Code 
requiring that each lot be connected 
directly to the City sewer system. If 
coamon open spaces are reserved in· 
accordance with the provisions of Section 
101.0901 (L), approval of the tentative .. p 
shall be conditioned upon.The City of San 
Diego being granted an easement in a form 
·acceptable to the City, limiting the 
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future use of cbmmon open apaces and 
· preserving them as open spaces. 

• 

N. FINAL MAP . 
Building permits shall not be iasued 
any ·construction within the proposed 

Planned Residential Development unleaa a 
final approved map haa been recorded or 
waiver of such recordation has . been 
grant~ A final map which deviates from 
the conditions imposed by the Permit 
issued for the Planned Residential 
Development shall not be approved. · 

A final map which provides for open 
space ahall not be approved unless the 
special . requirement& of Section 
101.0901 (M) have . been fulfilled and the 
prov.iaiona of Chapter X, Article 2 of this 
Code, which are consistent with the 
provision• of Section'l0l.090l, have been 
satiafied. 

O. CERTIFICATE OF OCCUPANCY 
A certificate of· occupancy shall not 

be issued for any structure in a Planned 
Residential Development until all 
improvements required by the permit have 
been completed to the satisfaction of the 
City Engineer and the Department of 
·Building Inspection and the Planning 
Department or a phasing plan has been 
approved by the Planning Director. 

P. FAILURE TO MAINTAIN 
1. All commonly owned land, 

i
rovements and facilities shall be 
erved and · maintained in a safe 
ition and in a state of good repair. 

Any failure to ao maintain ahall be, and 
the same is hereby declared to be, 
unlawful. and a public nuisance endangering 
the health, safety and general welfare of 
the public and a detrl.ment to the 
surrounding communi~y. 

2. In addition to any other remedy 
provided ·by law for the abatement, removal 
and enjoinment of such public nui"ance, 
the City Engineer may, after giving 
notice, cause the necessary work of 
maintenance or repair t~ be done, and the 
costa thereof shall be assessed against 
the owner or owners of the project. 

3. 'l'~e notice shall be in writing and 
mailed to all persona whose name& appear 
on the laat equalized aaaea ... nt roll as 
owners of real property within the 
project, at the addreaa ahown on said 
aaaea-nt roll. Notice &hall alae be sent 
to any peraon known to the City Bngineer 
to be reaponaible for the maintenance or 
repair of the common a.reaa and facilities 
of the project under an indenture or 
agreement. The City Bngineer shall also 
cauae at leaat one copy of auch notice to 
be posted in a conspicuous place on the 
pr.-iaes. Mo a•seasment shall be held 

•

. lid for failure to post or mail or 
ctly address any notice. 
• The notice shall particularly 

specify the work required to be done and 
shall state that if aa.id work is not 

commenced within five days after receipt 
of such notice and dil~gently and without 
interruption prosecuted to completion, The 
City of San Diego shall cauae such work to 
be done, in which case the cost and 
expense of such work, including incidental 
expenaea incurred by the City, will be 
assessed against the property or against 
each separate lot and become a lien upon 
such property. 

5. If upon the expiration of the 
five-day period provided for i.n Section 
l0l.090l(P) (4), the work has not been 
done, or having· been coamenced, is not 
being prosecuted with diligence, the City 
Engineer shall proceed to do such work or 
cause such work to be done. Opon 
completion of such ·work, the City Engineer 
shall file a written. report with the 
Council setting forth the fact that the 
work haa been completed and the cost 
thereof, together with a legal- description 
of the property against which the cost is 
to be assessed.. The Council shall 

·thereupon fix a time and place for hearing 
protests against :the .assessment of the 
cost of such'work. The City Engineer or 
the City Clerk, if so . directed by the 
COuncil, shall thereafter give notice in 
writing to the owners of the project in 
the manner provided in Section 101.090l(P) 
( 3) 1 of the hour ·and place that the 
Council will pass upon said City 
Engineer's report and will hear protests 
against· said ·assessments. Such notice 
shall also set forth the amount of the 
proposed aaeeasment • 

. 6. Opon the date and hour set for the 
hearinq of protests the Council shall 
hear and consider the City Engineer's 
report and all protests, if there be any,. 
and then proceed to confirm, modify or 
reject the assessments. 

7. A liat of assesaments as finally 
confirmed by the-Council shall be sent to 
the City Treasurer for collection. If any 
assessment is not paid withi.n ten. days 
after ita confi.rmation by the Council, the 
City Clerk shall cause to be filed in the 
office of the County Recorder of the 
COunty of San Diego a Notice of Lien, 
substantially in the following form: 

NOTICE OF LIEN 

Pursuant to Chapter X, Article 1, 
Division 9, of the San Dieqo Municipal 
Code. (Ordinance No ---' Ne-;~ S"t"ttts, aq 
amended) The City of San Diego did on the 
__ day of , 19_, cauae 
maintenance and repair work to be done in 
the Planned Residential Development 
project known as , which 
was constructed under Planned Residential 
Developnent Permit No.-. for the purpose 
of abating a public nuisance and enforcing 
compliance with the terms of said Permit 
and the Council of The City of San Diego, 
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did, on the-day of , 19_, by- ita 
Reaolution No. aaaeaa the coat or 
portion of the coat thereof upon the real 
property hereinafter deacribed, and the 
same haa not been paid nor any part 
thereof, and The Cit:y of San Dieqo doea 
hereby claim a lien upon aaid · real 
property until the aaid aum with intex.at 
thereon at the rate of aix percent ~ 6'1'· 
per annwa frcm the date of the recorda ion' 
of thia inatrument baa b .. n paid in full 
and diacharqed of· record. The real 
property hereinbefore mentioned and upon 
which a ·lien. ia hereby clai..med t. that 
certain parcel of land in The City of san 
Di89o, County of san Di89o, · State of 
California, particularly deacribed aa 
followa: (Deacription of property) 

Dated this...s:lay of _, 19_. 

City Clerk, The City of san Dieqo 

8. Prcm and after the date of the 
recordation of auch Notice of Lien, the 
amount of the unpaid aaaeaament ahall be 
a lien on the property aqainat which the 
aaaaaament ia made, and .auch aaaeaament 
shall bear interest at the rate of aix 
percent per annum until paid in full. Said 
lien ahall continue until the.amount of 
the aaaeaament and all intereat thereon 
ahall have been paid. ',t'he lien ahall be 
aubordinate to tax liena and all fixed 
apecial . aaaeaament itema previoualy 
imposed upon the aame property, but ahall 
have priority over all contractual liana 
and all fixed apecial aaaaa ... nt lien& 
which may ther-fter be created aqainat · 
the property. Prcm and after the date of 
recordation of auch Notice of Lien, all 
peraona ahall be deemed to have a notice 
of the content• thereof. 

(Amended 7-25-94 by o- 18088 N.S.) 

• 

• 

• 
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DRAFT STRIKE-OUT/UNDERLINE OF RPO 
TO ACCOMMODATE ··PROVISIONS OF THE 

DEL MAR MESA SPECIFIC PLAN 

SEC. 101.0462 
~ Resource Protection Ordinance 

This section is indexed as follows: 
A. PURPOSE 1 INTENT AND TITLE 
B. RESOURCE PROTECTION PERMIT 

REQUIRED 
C. PROTECTION OF ADDITIONAL RESOURCES 
D. GENERAL PROVISIONS 
E. EXCLUSIONS . 
F. DEFINITIONS 
G. PERMITTED USES AND DEVEI.OPMEH'r 

REGOLATI.ONS 
H.._ APPLICATION SUBMITTAL REQUIREMENTS 
I. PERMIT EXEMPTIONS 
J. EMERGENCY PERMIT 
K. ADMINISTRATION OF PERMIT 
L. ALTERNATIVE COMPLIANCE' · 

·M. DENIED PERMITS 
N. CONDITIONAL USE PERMITS 
0. VIOLATIONS 
P. EXPIRATION OF PERMIT 
Q. APPLICABILITY OF AMENDMENTS TO 

EXISTING APPLICATIONS 
R. APPLICABILITY OF SECTION TO PUBLIC -

WORKS CONSTRUCTION PROJECTS 

A. PURPOSE, INTENT AND TITLE 
This section shall be known as · the 

Resource Protection Ordinance (RPO). 
The purpose and intent of this section 

is to protect, preserve and, where 
damaged, restore the environmentally 

~
sensitive lands of San ·Diego, which 
include wetlands, wetland buffers, 
floodplains, hillsides, biologically 
sensitive lands and significant 
prehistoric and historic resources, as 
defined herein. 

B. RESOCRCE PROTECTION PERMIT REQUIRED 
Within the areas regulated by the 

prov~s~ons of the Resource Protection 
Ordinance. no building, improvement or 
portion thereof ahall be erected, 
constructed, converted, established, 
altered, enlarged, or demolished, nor 
shall any lot or premises be excavated or 
graded nor shall any vegetation be cleared 
or grubbed nor shall any·_property be 
subdivided or re-subdivided until a 
separate Reaourca Protection Permit is 
obtained in accordance with the procedures 
set forth in this section. Any person 
violating this section shall be guilty of 
a misdemeanor and shall be punishable 
pursuant to the provisions of Section 
12.0201 of the San Diego Municipal Code. 

C. PROTECTION OF RESOURCES 
Within the City of San Diego, the 

provisions of the Resource Protection 

~ 

l 

Ordinance shall be applicable to tr.e 
following enumerated resources: 

1. ~l floodways and one hundred (lOO) 
year floodplain fringe areas AS ide~tified 
in the Federal Emergency Management Agency 
(FEMA) mapa on file in the office of the 
City Clerk AS Document No. oo-16939-l, all 
areas within the City's existing Floodway 
(FW) or Floodplain Fringe (FPF) zones, and 
all floodways and one hundred (100) year 
floodplain fringe areas as identified in 
the ·eounty of san Diego FEMA map panel 
Nos. 1350, 1363, 1636, as mod.ified, and 
No. 1650 on file in the office of the City 
Clerk aa Document No. 00-17087, as amended 
by Document Nos. RR-277284-1 through -43 
on f~le in the office of the City Clerk. 

2. All hillside areas of twenty-five 
percent (25\) slope or grater a& 
identified by the City's existing Hillside 
Review OVerlay Zone (BROZ). 

3. All' wetland a.nd wetland buffer 
areas indicated in Map Drawings C-713 and 
c-740 on file in the office of the'city 
Clerk as Document Nos. oo-16939-2 and 
oo-16939-3. 

4.. All other unmapped hill.3idas, 
wetlands and wetland buffer areas which 
meet the definition contained herein. 

s •. All . biologically sensitive lands 
which meet the ;. definition con·.:ained 
herein. 

6. All stqnificant prehistoric and 
historic sites and resources which ma=et 
the definition contained herein. 

D. GENERAL PROVISIONS 
1. Where any portion of a. parcel 

contains. resources regulated 'by thia 
section, the provisions of the Re11ourca 
Protection Ordinance shall be applicabla 
to-the-entire-parcel ~ 

2. The provisions of sectiont3 
lOl.0462fF&Gl shall not be ap~licabla 
within the Del Mar Hesa Specific Plan 
area. Development within· the Del Mar Mesil 
Specific Plan area shall be subiect to th•! 
Suppletpental Regulations for Resourcn 
Management contained in the specific plan. 
All gther provisions of this ordinancE! 
shall apply. 

~~:.. Any person or peraon~;~ "'ay proposP. 
to tile Transportation, ?lanning . &nd\ 
Envi.ronment Committee revisions-· to -tnt:
rasourcs protection -boundaries. Thest: 
revisions may include deletion of ueas oJ:. 
poor environmental quality, or addition or 
areas of significant environmental value. · 
The Transportation Planning and 
En-.·ironment Committee m~y- r.eques~epprt 
from the Development Se~vices Director,on 
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this matter and may direct . that it be. 
referred to the Plann~g Commission. The 
City council aha~l consider the revisions, 
in accordance with •process Five•, 
following review by . the Planning·· 
Commission and the appropriate community 
pl~~ing groups. 
~ In the case of significant 

prehistoric and historic resources, 
biologically sensitive lands or unmapped 
wetlands, a map shall be prepared. and 
maintained by the · Development Services. 
Department and considered by the City 

.council for adoption,, in accordance with 
•Process Five•, ·and shall be used to 
identify properties that will not require 
a prehistoric, historic, or biological 
resources survey for purposes of obtaining 
a Resource Protection Permit. 

However, if it is demonstrated to the 
Development Services- Director that 
prehistoric, historic or biological 
resources or unmapped wetlands do in fact 
exist upon these properties, the 
appropriate survey shall be ;'squired by 
thw Development Services Director. 

+r,L. The Developniant Services;Director 
is hereby authori:ed to promulgate 
administrative guidelines to implement the 
provisions of this section. The. guidelines 
or any revisions tl.lereto shall be 
effective without a· hearing thirty (30) 
calendar days after their publication in 
~ newspaper of general circulation by the 
Development Services· Director, pursuant to 
San Diego Municipal C04e section 22.0102, 
unless a timely protest is filed with the 
Director. In this event, the Director 
aO.lL consider the objections of those 
affected by the proposed change. A8 soon 
thereafter as practicable, the Development 
Services ·!Director may then issue the 
gUidirini& with any revisions deemed 
necessary or appropriate, or decline to so 
iseue them. This provision shall not be 
applicable to any emergency guideline 
issued by the Director to preclude an 
event that will be detrimental to the 
public health or safety, nor. shall it 
apply to the initial promulgation of the 
guidelines authori:ed by R-277284 adopted 
January 29, 1991. · 
~ A Resource Protection Pe~t 

shall be required in conjunction with the 
processing of a long range plan, as 
defined in ·paragraph F.ll., if a 
subdivision or parcel map or another 
discretionary permit apprOYal is 
concurrently processed. In this event, the 
Resource Protection Permit shall only,be 
required for that portion of the area that 
is covered by the concurrent discretionary 
map or permit. However, in any case a 
consistency determination shall be 
prepared when required by council Policy 
600-40. 

E. EXCLUSIONS 
1. Mission Valley. 

The Resource Protection Ordinance 
shall not be applicable to any area within 
the floor of Mia a ion Valley, defined as 
that area located within the existing FW 
anc PPF Zones, nor to any lawfully 
operating sand and gravel extraction 
facility located·within the boundaries of 
the Mission Valley Community Plan. 

2. Calle Cristobal Assessment 
District. 

The construction of the Calle 
Cristobal Assessment District area in ita 
entirety and the development necessary to 
fund and support the necessary 
improvements shall b~ exempt from the 
provisions of the Resource Protection 
Ordinance. 

3. Miramar· Ranch North. 
The Resource Protection Ordinance 

shall not be applicable to any area within 
the Miramar Ranch North community Plan and 
the seventy (70) acre high school project 
in Scripps Ranch. 

4. Sorrento Bills 
The Resource Protection Ordinance 

shall not be applicable to development of 
the 178 acres of land. known as Sorrento 
Hills that was the subject of the land 
exchange approved by ·the voters as 

.Proposition D on November 4, 1986. 
S. Land Exchange Agreements 
The provisions of this ordinance shall 

not be applicable to any property which 
the City is contractually obligated to 
zone for its highest and. best use pursuant 
to the Land Exchanqe Agreement between the 
United Statea of America and the City of 
san Diego, filed with the City Clerk on 
December 8, 1986, as Document No. 
RR-267203-l. 

F. DEFINITION'S 
The following definitions shall apply 

only for the purposes of this section. 
1. Aquaculture. · · 
A form of a~iculture devoted to the 

controlled growing and harvesting of fish, 
shellfish,. and plants in marine, brackish 
and fresh water. 

2. Biologically Sensitive Lands. 
Land which supports sensitive 

vegetation, as defined herein, and/or the 
habitats of rare, endangered, or 
threatened species or subspecies of 
animals or plants as defined by the 
California Endangered Species Act, or the 
Federal Endangered Species Act, or as 
defined below. Biologically sensitive land 
also includes the area of · native 
vaqetation which is . . erltical to 
maintaining a balanced natural ecosystem 
or wildlife corridor. Biologically 
aensit;ive lands may also include areas 
that support sensitive species of plants 
or animals listed in the administrative. 
guidelines to this section. 

A species shall be presumed to be 
rare, endangered or threatened if it is 
listed in SEC. 670.2 or 670.5, Title 14, 
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california Code of Regulations, or the 
deral Endangered Species Act, Title SO, 
de of Federal Regulations, SEC. 17.11 or 
.12. A species not included in . anY .. 

legislative listing ma.y nevertheless be· 
considered by the Development Services 
Director to be rare, endangered or 
threatened if the species meets the 
cri~eria for inclusion in state or federal 
lists. 

Sensitive vegetation is defined as a 
vegetative community which typically 
includes, but is not limLted to: habitats 
that are substantially depleted due to· 
development; vegetative community types as 
identi.fi.ed by the Cali.fornia Department of 
Fish and Game listing· of community 
associations in •prelimi.nary Desc~iptions · 
of.the Terrestrial Natural Communities of 
california,.. (DFG, Holland 1986 Ed., as 
updated); or habitats that support 
sensitive species of plants or animals. 

Sensiti.ve species of plants or animals 
are those species considered unusual or 
limited in that .the species: ·l) are only 
found in the San Di.ego.region; or 2) are 
a local representati. ve of a species or 
association of species not otherwise found 
in the regi.on; or 3) are severely depleted 
within their ranges or withi.n the region. 
Sensitive species of plants and animals 
are identified in the Citlifornia Native 

• 

nt Society R-E-D Li.st or are listed i.n 
California Department of Fish and Game 

t of species of special concern and 
other publications listed i.n ·the 
administrative guidelines promulgated 
pursuant to this section. 

3 • ,.Clearing. • 
The cutting and removal of vegetation 

from the land without di.sturbance to the 
soil, surface or destruction of the root 
system. · 

4. '"Grubbing ... 
The . removal or destruction of 

vegetation .bY the removal of or 
disturbance to the root system and/or soil 
surface by any means including chemical. 

S. Feasi.ble. 
Capable of being accomplished in a 

successful manner within a reasonable 
period of ti.me, .taking into account 
economic, environmental, legal, social, 
and technological factors. 

6. Fill. 
Any material or aubstance which is 

deposited, placed, pushed, dumped, pulled 
or transported, or moved to a new location 
and the conditions resulting therefrom. 
Fill also includes pilings placed for the 
purpose of erecting structures thereon 
when located'in·a submerged area. Examples 
of fill materials include but are not 

• 
ed to earth, excavated or dredged 
ials, sand, gravel, rock, riprap, and 

concrete. 
7. Floodplain. 
The relatively flat areas of low landa 

adjoining, and including, the channel of 
a r1.ver, stream, water course, bay or 
other body of water which is subject to 
inundation by the flood waters of the one 
hundred (100) year frequency flood. 

8. Floodway. · 
The river channel ' and the adjacent 

land areas, within the floodplain, needed 
to carry a one hundred { 100) year 
frequency flood without increasing the 
water surface elevation more than one (l) 
foot at any point. The natu~al flood water 
profile is the water surface elevation of 
a qonconfined one hundred {100) year 
frequency flood in the natural undeveloped 
floodplain. 

9. Floodplain Fringe. 
All that land in a floodplain not 

lying within a delineated floodway. Land 
within a floodplain fringe is subject to 
inundation by relatively low velocity 
flows and shallow water depths. 

10. Hillsides. 
All lands mapped by the Hillside 

Review overlay Zone (Sec. 101. 0454) and 
all other lands having a slope with a 
natural grad~ent of twenty-five percent 
{25\) or greater, (twenty-five (25) feet 
of vertical distance for each one hundred 
(100} feet of horizontal distance) and a 
minimum elevation di.fferential of fifty 
(SO) feet. 

· 11. Long Range Plan • 
A new communi,ty plan, or a general 

plan. or community plan~ plan amendment, 
precise plan, specific plan or other 
planning document, and amendment: a thereto, 
for long-term futu~e planning. · 

12. Significant Prehistoric and 
Historic Sites and Resources. 

Locations of prehistoric or historic 
resources that possess unique cultural, 
scientific, religious or ethnic value of 
local,. regional, state or federal 
importance. The above shall be limited to 
prehistoric or historic districts, sites, 
buildings,. structures, or objects included 
in the State Landmark Register, or the 
City of San Diego Historical Sites Board 
List, or included in or elig'i.ble for 
inclusion in the National Register of 
Historic Places; areas of past human 
occupation where important prehistoric or 
historic activ1ties or events occurred 
(such as villages c= permanent camps); and 
locations of past or current traditional 
religious or ceremonial observances as 
defined· · by Pub lie Resour~as Code SEC. 
5097.9 et seq., and protected under Public 
Law 95-341, the American Indian Religious 
Freedom Act (such as burials, pictographs, 
petroglyphs, solstice observat:ion sites, 
and sacrad shrines) • 

13. Wetlands. 
Land which· is transitional between 

terrestrial and aquatic systems where the 
water table is usually at or near the 
surface or where· the land is covered by 
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shallow water, and waters of the Onited 
States. Waters of the Onited States are 
accorded the same protection as wetlands. 
They include all waters subject to the ebb 
and. flow of the tide, ri verll, streams
( includinq intermittent streams), 
mudflats, natural ponds and lakes, and 
man-made impoundments and drainages with 
·bioloqical value. To be considered a 
wetland within this definition, the area 
must have one or more of the follcwinq 
characteristics: 

a. At least. periodically, the land 
supports predominantly hyd.rophytes, aa 
defined in the Onified Federal Method 
Manual (Federal Manual for Identifying and 
Oelineatinq Jurisdictional Wetlands, 
January 19, 1989), · on file in the City 
Clerk's Office as Document No. OQ-17602. 

b. The substrate meets the criteria 
for hydric soils, includinq ~quic soils, 
as described in the Onified Federal Method 
Manual. 

c. The substrate i;a saturated with 
·water or covered by shallow water at some 

time durinq the qrowinq season of each 
year, or if the hydroloqic conditione meet 
the criteria in the Onified Federal Method 
Manual. . 

Areas classifiable as wetlands include 
lagoons, marshes, estuaries, vernal pools, 
streams .and rivera and associated riparian 
habitat areas. 

14. Wetland Buffers 
Landa which provide a buffer area of 

an appropriate size to protect . the 
environmental and functional habitat 
values of the wetland. 

G. PERMIT'l'EJ) OSES AHD DEVELOPMENT 
REGULATIONS 

1. Wetlands 
Permitted uses allowed in the wetlands 

shall be limited to the following: 
a. . Aquaculture, wetlands-related 

scientific:: research and wetlands-related 
educational usee. 

b. Wetland restoration projects where 
the primary purpose is restoration of the 
habitat. 

c. Essential public service projects 
includinq water reclamation, where it has 
been demonstrated that· there is no 
feasible leas environmentally damaqinq 
location or alternative, and where 
mitigation measures have been provided to 
minimize adverse environmenta1 effects. 

2. Wetland Buffer Areas. 
A 100 foot-wide wetland buffer as 

mapped on Map Drawinqs c-71J and c-740 
shall be maintained unless the applicant 
demonstrates that a buffer of lesser width 
will protect·the resources of the wetland, 
based on site-specific information. Such 
information shall include, but is not 
limited to, the type and size of the 
development and/or proposed mitigations 
(such as planting of vegetation or 
construction of fencing) which also 

achieve the purposes of the buffer. 
Wetland buffers for-unmapped wetlands 

shall satisfy the wetland buffer 
requirements conta~ned in paraqraph F.l4. 
The buffer shall be measured landward from 
wetland. Mapa and supplemental information 
submitted as part the application shall be 
used to determine the boundaries of the 
wetland and buffer. The California 
Depa.rtment of !'ish and Game and the Onited 
States Fish and Wildlife . shall be 
consulted in such determinations. 

All buildings or other· improvements 
.proposed to be placed or arectsd, and all 
gradinq activities proposed to undertaken 
adjacent to a wetland shall be located ao 
as not contribute to increased sediment 
loading of the wetland, disturbance to its 
habitat values, or otherwise impair the 
functional-capacity of the wetland. 

Permitted uses in the wetland buffer 
areas, shall be limited to the following, 
provided that such uses are compatible 
with proteetinq weulanda, and do not harm 
the natural ecosystem: 

a. All uses permitted·in wetlands. 
b. Passive recreational usee, access 

paths, and public· viewpoints, provided 
that all necessary mitigation measures are 
incorporated to protect .the adjacent 
wetlands. 

c. Improvements necessary to protect 
adjacent. wetlands. 

3. Floodways. 
Permitted uses in the floodway areas, 

as desiqnated ·on the Federal Emergency 
Management Agency (FEMA) Maps on file in 
the office of . the· City Clerk or 
alternatively any area zoned FW, shall be 
those uses permitted by the·:one, subject 
to the followinq raqulations and the 
requlations and restrictions of the FW 
zone. 

~· New roadways and· roadway 
expansions, except local access roadways, 
shall be allowed only where indicated in 
an adopte~ community plan or identified in 
the Circulation Element of the General 
Plan. 

b. Floodway encroachments for utility 
and transportaeion crossings shall be 
offset by improvements or modifications to 
enable the passage o·f a one hundred flOO} 
year frequency flood. 

c. Channelization or other substantial 
alteration of rivers or streams shall be 
limited to: 

1) Necessary water supply projects. 
2) Flood control projects . where no 

other feasible method for protecting 
existing public or private structures 
exists and where such protection ia 
necessary for public safety or to protect. 
existing development. · · 

3) Developments where the primary 
function is the· improvement of fish and 
wildlife habitat. 

d. Any development permitted by 
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paragraphs C.l),. C.2), and C.J) above 
which involves the channelization or other 

' substantial alteration of r,i.vers or 

•
reams shall do all of the following: 

l) Incorporate into the project design· 
and mitigation measures all relevant 
findings of hydrological studies for the 
watershed of the affected stream. Such 
findings shall include but shall not be 
limited to erosional characteristics, flow 
velocities, and sediment transport. 

2)· ~ncorporate mitigation measures 
designed to assure that there will be no 
increase in the peak runoff rate from the 
developed site as compared to the greatest 
discharge . that would occur from the 
existing undeveloped site as a result of 
the intensity of ralnfall expected during 
a six ( 6.) ·hour period. once every ten (10) 
years. 

3) Minimize stream scour, avoid 
increases in and reduce, where feasible, 
the transport of stream sediment to 
downstream wetlands and other biologically 
sensitive lands. Acceptable techniques to 
control stream sediment include but are 
not limited to the planting of riparian 
vegetation in and near the stream. 

4) If channelization is determined to 
be necessary, the floodway of the stream 
shall accommodate a one hundred ( 100) year 
flood. To the extent feasible, all 
artificial channels shall consist of 

•

ural bottoms and sides and be designed 
sized. to accommodate existing riparian 

getation. Where maintenance is requ~ed 
to keep vegetation at existing levels 
compa~ible with the design capacity of the 
channel, a responsible party or process 
shall be identified. 

e. Except in wetlands and .wetland 
buffer areas, sand and gravel extraction 
may be permitted, subject to an approved 
conditional use permit and reclamation 
plan. Use of the floodway area after 
reclamation shall be subject to all of the 
requirements of this section. 

4. Floodplain Fringe. 
Permitted uses in the Floodplain 

Fringe (property located between the 
floodway and the limits of the one hundred 
( 100) year floodplain) as designated on 
the Federal Emergency Management Agency 
(FEMA) maps on file in the office of the 
City Clerk or alternatively any area zoned 
FPF, shall ba .those uses permitted by the 
underlying zone subject to the following 
regulations, the regulations and 
restrictions of ~he ur.de:ly~n; ~~na, ~~e 
Floodplain Fringe Overlay Zone (SEC. 
101.0403.1), where applicable. 

a. New roadways and roadway 
expansions, except local access roadways, 
shall be allowed only where indicated in 

.. 

adopted community plan or identified in 
Circulation Element of the General 

n. . 
b. Low-intensity recreational uses may 
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be permitted. 
c. Except in wetlands wetland buffer 

areas, sand and gravel extraction may be 
permitted, subject to an approved 
conditional use permit and reclamation 
plan. Use of the floodplain fringe area 
after reclamation shall be subject to all 
of the requirements of this section. ' 

d. Within the one hundred (100) year 
floodplain fringe, sand and gravel 
extraction, permanent structures and/ or 
fill for permanent structures, roads and 
other public improvements will be allowed 
only if the applicant can demonstrate 
that: 

1) The development is capable of 
withstanding periodic· flooding, and does 
not require the construction of off-site 
flood protective works including but not 
limited to artificia·l flood · channels, 
revetments and levees. Flood protection 
works may be permitted to protect new or 
existinq roads which are identified in the 
Circulation Element of The City of San 

. Diego's Progress Guide and General Plan, 
and applicable community plans. 

2) Existing biologically sensitive 
lands and wetlands and wetland buffers 
will not be disturbed. 

3) Grading and filling are minimized 
and harm to the environmental values of 
the floodplain fringe is minimized. 

4) The design of the development 
incorporates the findings and 
recommendations· of both a site- specific 
and watershed· hydrologic study in order 
that: (a) there will be no increase in the 
peak runoff rate from the fully developed 
site as compared ~to the. discharge that. 
would be expected form the existing 
undeveloped site as a result of the most 
intense rainfall expected once every teri 
(10) years during a six (6) hour period; . 
and (b) the development neither 
significantly increases nor contributes to 
downstream bank erosion and ·Sedimentation 
of wetlands or other biologically 
sensitive lands. 

5) There will be . no significant 
adverse water qualiey impacts to 

. downstream wetlands and other bioloqi.cally 
sensitive lands. 

e. All development proposed in the 
floodplain fringe on property which 
borders the floodway or is otherwise 
linked physically or visually with the 
floodway shall: . 

1) Provide not less than a twenty-five 
(25) foot-wioe open space strip bordering 
the floodway, revegetated as determined 
necessary per Section 7.1 of the City of 
San Diego Landscape Technical Manual, on 
file in the office of the City Clerk as 
Document No. RR-274506; 

2} Provide for landscaping of all 
buildings and parking facilities; and 

3) Retain and protect mature trees and 
other significant existing veqetation. 
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Trees introduced to the site shall be 
adequately protected from drowning during 
heavy rains. As a condition of the permit, 
any drainage or runoff system installed_ 
t.or this purpose shall be serviced· 
regularly during the·November 15 to Karch 
31 rainy season so as to avoid the 
accumulation of standing w~ter around the 
base of such trees. 

f. All landscaping shall be in 
substantial conformance with the standards 
and specifications set forth in Chapter X, 
DivUJ.on 7, of the san Diego Municipal 
Code (City-wide Landscaping Regulations) 
and the ·city of san Diego Landscape 
Technical Manual, on file in the office of 
the City Clerk. 

5. Hillsides and Biologically 
Sensitive Landa. 

Permitted uses in the hillside areas 
or biologically sensitive lands, or both, 
shall be those uses permitted by the 
underlyinq zone subject to the following 
regulations and. the requlations and 
restrictions of th.e underlying zone, and 
the Hillside ~eview overlay Zone (Section 
101.0454) when applicable to the hillside 
portion of a ·parcel, .except. that a 
separate Hillside Review Permit·shall not 
be issued. 

Where a development is proposed on 
hillsides or bioloqically sensitive lands, 
or both, the followinq ,.requlat~ons shall 
apply: 

a. Hillsides · and bioloqically 
sensitive lands shall be preserved· in 
their natural state, provided a minimal 
encroachment into such lands may be 
permitted to the extent set forth in the · 
followinq encroachment · table. This 
encroachment must not adversely impact 
state or federally- listed rare, 
threatened or endanqered species or 
wetlands. 

All development or qradinq occurring 
in hillsides must comply with the 
regulations of the Hillside Review Overlay 
Zone ordinance and the Hillside Design and 
Development Guidelines {OCtober, 1984) • 
Development or grading occ;:urring in 
bioloqically sensitive lands over and 
above the encroachment allowance in column 
2 of the followinq table shall not be 
permitted unless all feasible mitiqation 

· to protect and preserve such lands is · 
required as a condition of approval. 
Mitigation may include any of the 
following methods, as appropriate to the 
nature of the impact: 

(1) In certain limited circumstances, 
replacement may be accomplished by 
creatinq n.W habitat or by enhancing 
existing degraded habitat. 

(2) In other circumstances replacement 
may be accomplished on another site where 
the bioloqical values of the mitigation 
site are threatened, provided the 
mitigation site supports the same 
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bioloqical values. The biological values 
of the replacement mitigation site must be 
protected· and preserved in a manner 
acceptable to the Development Services 
Director. 

(3) In limited circumstances, where 
the affected habitat area. is small and is 
isolated from other habitat areas, 
monetary compensation may be paid into a 
fund in lieu of other forma 'of mitigation. 
The fund ahall be used to acquire, 
maintain and administer habitat areas 
pursuant to City Council Resolution No. 
R-275129, adopted February 12, 1990. Where 
appropriate, the City Development Service• 
Director, with the concurrence of the City 
Manager, is authorized to enter into 
agreements with public or private 
non-profit conaervancies, agencies, or 
foundations to administer the funds and 
maintain and acquire habitat preservation 
areas. 

[ENCROACHMENT TABLE FOR HILLSIDES AND 
. BIOLOGICALLY SENSITIY£ LANDS] 

(Note: Columna 2, 3 and 4 are expressed as 
a percentage of that portion which 
contains the hillside or bioloqically 
sensitive lands) 

b. The maximum total encroachment 
allowance (Column 4) for parcels 
containing both hillsides and·biologically 
sensitive . lands shall be allocated 
proportionally according to the pe.;:-cent of 
the total area represented by each. 

The Development Services Director 
may permit . increased encroachment into 
that portion of a parcel . containinq 
hillsides provided that: the total 
encroachment for each parcel is within the 
maximum allowable set forth in the above 
table; there ia a corresponding equal 
reduction of -encroachment into the 
bioloqically aenaitive lands portion~ and, 
the hillaides do not ·occur in prime 
viewahed a.reae. Prime viewshed· areas shall 
mean those areas which are visible froaa 
the center median and within one mile of 
Interstates 5, 8, lS, and 805, Freeways 
905, 163, 52, 94 and all primary arterial 
roadways identified in the City of San 
Dieqo's Proqress Guide and General Plan, 
and those areaa visible from the midpoint 
of the streambed and within one mile of 
the follc:Ning major canyon and floodplain 
systems: Tecolote canyon, Penasquitos 
Canyon, Lopez CAnyon, carroll Canyon, Rose 
canyon, Murphy Canyon, 34th Street Canyon, · 
Maple canyon,. City Heights Southern 
Perimeter Canyon System; Chollas creek 
canyon System, Gonzales Canyon, S~aw 
Valley, Carmel Mountain Canyon, Crest 
Canyon, San Clemente Canyon, San Diequito 
River Valley, Otay River Valley, Tijuana 
River Valley, and Mission Valley. 

c. The following exemP.tions from the 
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encroachment allowance may be considered 
' up to the maximum allowance in Column 3 of 

•
e wEncroachment Table for Hillsides and 
nsitive Lands" if the Develocment: 

Services Director finds that all -such ... 
exempcions are sited, designed ana 
constructed to: minimize if not preclude 
adverse impacts to the · biologically 
sensitive lands; comply with the 
regulations of the Hillside Review Overlay 
zone where applicable, and_~illside Design 
and Developnent Guidelines (October, 
1984); and not adversely· impact state or 
federally~ listed rare, threatened or 
endangered species or wetlands: 

1) Major public roads and collector 
streets identified in the Circulation 
Element of an adopted community plan of 
the City of san Diego's Progress Guide and 
General Plan. 

2) Local public streets. 
3) Public utility systems. 
4) The following public facilities, 

when they are determined by the 
·Development Services Directo~ . to be of 
significant benefit to the public: 
publicly-owned parks and recreational 
facilities (exclu~ing golf courses); fire 
and police facilities {excluding jails); 
publicly-owned libraries and public 
schools. 

5) An "erosion control measure" 

•

ch does not cause the removal or 
turbance of any native vegetation 
ated on any portion of the property and 

is not located within the delineated 
"viewshed" areas of Map Drawing No. C-720. 
The erosion control measure shall only be 
allowed if it is determined to be the only 
feasible means of erosion control 
necessary to protect the existing 
principal structure(&) or public 
improvement (a) • For purposes of Section 
101.0462, erosion control measures 
include, but are not limited to retaining 
walls, air placed concrete and other 
devices, structures or methods appropriate 
for controlling or minimi:ing erosion. 
Erosion control measures do not include 
those preventive measures required for 
soil stabili:ation or drainage. Air-placed 
concrete used as an erosion control 
measure, either· by gunite or shotcrete, 
shall be designed and applied in 
accordance with generally accepted 
engineering st~ndards and specifications 
and shall also incorporate existing 
adjacent landform characteristics, 
including but not li.J::lited. to color 
coating, texturing, landscape and 
topoqraphical features. 
Where an erosion control measure is 
proposed, the permittee shall prior to the 

val of the Resource Protection 
ance ( '"RPO") permit, execute and 

rei a waiver of public liability for 
the approved erosion control measure. 
Where such erosion control measure is 
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proposed to be located on any portion of 
property owned by The City of San Diego, 
the permittee shall provide written 
permission from the City Manager prior to 
the approval of the RPO permit. 
Documentation of this approva:l shall be 
recorded with the conditions of permit 
approval. · 

d. Areas with native vegetation 
which are cleared or thinned to protec;:t 
existing or proposed · structures 1.n 
potential danger . from fire may also ·be 
exempted provided· that: the ~ea cleared 
or thinned for such brush management is 
the minimum· necessary to comply with 
existing City fire codes; native root 
stock is retained in biologically 
sensitive lands, and, in all areas where 
.the root stock is removed, replanting is 
done with native or naturalized non-native 
fire retardant vegetation; no 
reconfiguration of the natural landform is 
required; no permanent· irrigatiqn is 
provided and. no non-native plants are 
introduced in biologically sensitive 
lands; and, no sensitive species or 
vegetation would be significantly 
adversely impacted. 

e. Except as otherwise provided for 
in existing conditional use permits, sand, 
gravel and rock extraction is exempt. from 
the hillside encroachment allowance but 
not from the biologically sensitive lands 
encroachment allowance, provided that 
mitigation measures are required that 
maximize the use of native vegetation to 
r~vegetate and landscape cut or fill areas 
in order .to substantially restore the 
original habitat value and produce final 
graded slopes. with contours and soils 
which reflect the or_;ginal landform 
conditions. Use of the hillsides after 
reclamation shall thereafter be subject to 
all requirements of this sectionh 

f. All encr.oa.chment allowances shall 
be subject to a determination by the 
Developmem:. Services Director that such 
encroachment is supported by the findings 
of fact required under Paragraph L. · of 
this sec.tion. . · . · 

g. All hillsides and bioloqically 
sensitive lands which remain undisturbed 
or which are restored or enhanced as a 
result of a development approval shall be 
conserved as a condition of permit 
approval through a deed restriction, open 
space easement or other suitable 
restriction acceptable to the · City 
Attorney and the· Develo~ent Serv~ces 
DirectC~r and, when applicable, the City 
Manager, that will preclude any future 
development or grading of such lands. 

6. Significant Prehistoric and· 
Historic Sites and Resources 

Permitted .uses in lands containing 
significant prehistoric and historic sites 
and resources shall be those uses 
permitted by the underlying zone subject 
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to the followinq requlations and the 
requlationa and restrictions of the 
underfyinq zone·. 

Development shall not be permitted 
in significant prehistoric or historic 

. sites or resources unless all feasible 
measures to protect and preserve the 
aiqnificant prehistoric or historic site 
or resource are required as a condition of 
development approval. Alterations and 
~provements to prehistoric and ~istoric 
sites and resources that enhance, restore, 
maintain or repair the site cr resource 
and which do not adversely affect the 
special character, cr special historical, 
architectural, archaeoloqical or cultural 
value of the prehistoric and historic site 
~r re~ource may · be permitted. 'J:hia 
paraqraph . is intended to supplement 
protection provided to significant 
prehistoric and historic sites and 
resources by exiatinq local, state and 
federal law. ':he City COuncil shall 
establiah procec\urea for designatinq 
historic sites, with ti.me . frames · for 
determining whether .eliqible aitea ahall 
be so designated, and procedures .fer 
protectinq audh eliqible sites durinq the 
desiqnation process. 

H. APPLICATION SUBMITTAL 
'REQUIREMENTS 

Every application fer a Resource 
Protection Permit shall be accompanied by 
the following information (where 
applicable) prepared in accordance with 
the quid.elines of Section 2 of the City of 
san Dieqo Landscape Technical Manual, on 
file in the office of the City Clerk: 

1. A site plan ahowinq the location 
of proposed buildinqs, accessory 
structures, recreational areas, access 
roads and · driveways, parkinq areas, 
storaqe areas, and any other uses of the 
site. 

2. A landscapinq plan ahowinq the 
location of all plant materials includinq 
trees, shrubs, and qround covers. 

3. A qradinq plan for any 
development whic~ requires the.alteration 
of the exiatinq land configuration. 

4. A preliminary elevation plan 
(includinq .sections) showinq basic 
foundation and roof confiqurations. 

5. A drainaqe plan ahowinq proposed 
runoff control meaaures. 

6. An analysis and map showinq the 
precise boundary of wetlands and wetland 
buffers. 

7. In floodway and floodplain frinqe 
areas: 

a. A hydroloqical study of the aite 
and affected waterahed ahowinq exiatinq 
river channels, streambeds and proposed 
channelization aliqnmenta. 

b. A bioloqical resource inventory 
and mitiqation plan. 

8. In hillsides: 
a. A slope analysis, baaed upon a 

topoqraphic map with contour intervals not 
exceedinq five (S) feet. The slope 
analysis shall show the following slope 
cateqories for the entire property in 
acres: 

1) Less than twenty-five percent 
(25') slope. 

2) Twenty-five percent (25\) and 
qreater slopes. 

b. A geological reconnaissance 
report where development is proposed. to be 
located in a •moderate• (C), •hiqh- (D),· 
or •variable'" (BC or AC) Risk Zone as 
identified on the qeo-technical land use 
capability maps referenced by the Seia.ic 
Safety Element of The City of San Dieqo'a 
Proqreas Guide and General Plan, and on 
file in th~ office cf the City Engineer. 
The qeoloqical reconnaissance report shall 
be prepared in accordance with the City's 
Enqineerinq Department's Guidelines for 
Gee- technical Reports, and shall address 
potential geoloqic hazards. ':he report 
shall be considered and made available for 
public review as part of the· standard 
environmental review process. . 

Where unstable conditions are 
indicated but, in the opinion of the City 
Enqineer, are not sufficiently. defined in 
the geoloqical reconnaissance report, a 
preliminary enqineering geoloqy report 
shall also be required. Any exploratory 
work necessary to prepare such.a report 
may be performed . pursuant to the 
conditions set . forth in the Land 
Development Ordinance (Chapter 6, Article 
2, Division 4 of the Municipal COde). The 
preliminary enqineerinq geoloqy report 
shall include ·the" results of subsurface 
investiqations ~ufficient to identify the 
nature and magnitude of such unstable 
conditions, and shall identify alternative 
mitiqation meaa~res that may be needed. 

c. If erosion co'ri~rol measures- 'ire 
proposed, submi~tal 'of· a qeotec~ical 
report documenting ·the bead for the 
erosion control measure shall be required, 
unless it is demonstrated by the 
responsible department throuqh submittal 
of appropriate investiqative report, 
documentation or other evidence that 
unstable conditions on the site do not 
exist. The qeotechnical report shall 
identify the type ·and desiqn· of the 
erosion control measure necessary, baaed 
upon site specific conditions. · 

d. Repair and Maintenance of Erosion 
Control Measures. ':he re•ponaible 
department shall determine if any repair 
or maintenance activity of an approved. and 
permitted . erosion control · measure 
const~tutes a minor modification or 
requires an amendment to the permit (a) or 
a new permit (a) • The Responsible 
Department shall require submittal of 
necessary reports, documents or any other 
material necessary to make such 
determination. Repair. or maintenance of an 
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.. • erosion control measure which was 
constructed or placed without CLty 

•

provala or permLts shall nece~sitate all 
quLred approvals and perm~ts to _be 
tained and reviewed. '· 

9. A biological resources survey, as 
provided for by the admLnistrative 
guidelines to this section. 

10. A prehistoric and historic 
resources survey. 

I. PERMIT EXEMPTIONS 
A Resourc~ Protection Permit shall 

not be requLred for the following types of 
development; however, this development. 
must comply with all other adopted City 
plans, ordinances and regulations: 

1. Legally permitted agricultural 
grading on land which has been legally. 
cultivated within the previous five (5) 
year period or pursuant to an agricultural 
permit (SEC. 62.040S(h)). This exemption 
shall not apply when a significant 
historic or prehistoric resource exists on 
the site. 

2. Any development for which a 
Building Permit, ·Grading Permit, Hillside 
Review Permit, Planned Development Permit, 
Conditional Use Permit, Development 
Agreement or Planned District Permit has 
been requested (application on file). prior 
to June 22, 1987. 

3. Any development whicb has 
obtained coastal Commission approval on or 

•

ore July 10, 1987. . 
4. Those phases or elements of a 

elopment which have obtained a vested 
right prior to the effective date of the 
original adoption of this section, March 
29, 1989. 

5. Developments for which all final 
"discretionary approvals have been granted 
prior to July 15, 1988. 

6. Except in the case of designated 
historic sites or parcels located wholly .. 
or partially within the Multiple Species 
Conservation Program (MSCP) Preserve as 
shown in the·Del Mar Mesa Specific Plan, 
the modification of a single-family house 
on one lot or t.he replacement of .!. 
single-family house with another 
single-family house on one lot, brush 
management for fire protection purposes 
and any other improvements, alterations 
and landscaping on such lot. Designated 
historic sites. shall mean sites contained 
on the State Landmark Register 1 or the 
City of San Diego Historical Sites Board 
List, or included in or eligible for 
inc lus icn in the liatio;.G.l Itc.gister oi 
Historic Places. 

7. Except in the case of parcels 
located wholly· or partially within the 
Multiple Species Conservation 

idually-owned. 
defined in Sec. 

an 
lot as 

of the 

, . 

Municipal Code, or combination of ·lots 
which are legally joined together for the 
sole purpose of constructing only one 
single-family house upon such . legally 
joined single- family house upon such 
legally joined lots 1 provided such lots 
were or are not .joined in ownership to a 
contiguous lot or parcel on the effective 
date of this section, and brush management 
for fire protection purposes and any other 
improvements, alterations, and landscaping. 
on such lot or combination of lots. 

a. Except in the casa of designated 
historic sites, building improvements, 
including paved areas, on other than 
single-family lots, which do not alter the 
ground'coverage of an existing building or 
paved area by more than 10 perc;ent and 
which do not increase the height of the 
building by more than 12 feet 1 or the 
height permitted in the underlying zone, 
whichever is less. · 

9. Sand, gravel and rock and related 
asphalt operations, and salt manufacturing 
operations, which have received valid 
approvals to conduct such operations prior 
to the effective date of this section and 
which continue to operate in compliance 
with the terms · and conditions of those 
approvals, and redevelopment or 
reclamation as required by the California 
Surface Mining and Reclamation Act of 1975 
of· the area upon which the operations have 
occurred. 

10. Activities to detect and remove 
ordnatice from. areas where such explosive 
devices may exist. . 

11. Within the Del Mar Mesa Specific 
Plan area, development that meets all of 
the following criteria:. 

a. The development is located wholll 
within the development area designated as 
Estate Residential in the Del Mar Mesa 
Specific Plan; and 

b. The development observes a one 
hundred foot setback from wetlands r 
designated floodplains and identified 
archeological ·resources; and 

. c. The development entails no 
demolition or supstantial alteration of 
any designated historical resource. 

J. EMERGENCY PERMIT 
Whenever development is required by 

order of the City Manager or the 
Development ·Services Director to protect 
the public health or safety, the 
Development Services Director may issue an 
emergency Resource Protecti~~ P9~i~ 
without a public hearing for the minimum 
amount of work necessary to prote~t the 
public health or safety. .The emergency 
permit shall not relieve the permittee 
from compliance with all provisions of 
this section. 

K. ADMINISTRATION OF PERMIT 
The Planning Commissi;C)n_l~ay app:ove, 

conditionally approve '..._or deny an 
applic_ation for a ·Resourc·e ··Proi:ection 
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~it in accordance with •process Four•. 
~ application for a Resource Protection· 
lPermit may be approved or conditionally 
'approved -only if all of the following 
findinqa of fact are made: · 

1. The proposed development will not 
adversely affect the City of San.Diego's 
Proqress Guide and General Plan. 

2. The proposed deYelopment will 
conform to the community plan for the area 
and any other applicable plana, policies 
and ordinances • 

3. The proposed da•elopment will be 
sited, deeiqned, constructed and 
maint&.ined to mi.ni.m.i:ze, if not preclude, 
adverse impacts ori environmentally 
sensitive lands. 

4. The proposed deYelopment will be 
aited and designed to prevent adverse 
impacts on .any en•ironmentally senaitive 
lands and resoul;'ces located ·in adjacent 
parka and public open-space areas and will 
pro•ide adequate buffer areas to protect 
such resources·. 

5. The proposed .development will 
minimize the alterations of natural 
landforms and will not result in undue 
risks from qeological and erosional forces 
and/or flood and fire hazards.· 

. 6. Feasible measures, as defined iri 
this section, to protect and preserve the 
special· character or the special 
historical, architectural, archaeological 
or cultural value of the affected 
siqnifica.nt prehistoric or historic site 
or resource have been provided by of the 
applicant. 

L. AL'rl::RHATIVE COMPLIANCE 
·Development plana shall, to the 

maximum extent feasible, comply with the 
provisions of this section. In a caae 
where a development plan does not comply 
with the proYiaione of this section, the 
Planninq Commission may approve, 
conditionally approvror deny the plan in 

. accordance with •Process Four". The 
Planning COmmission may·appro•e the plan 

·through alternative compliance where it 
appears from the facta contained in the 
application, and from evidence presented 
in public hearinqa that the strict 
application of thie section would either: 
l) result in unneceasary·hardahip to ·the 
applicant; or 2) create results in 
conflict with City Council polic:y, the 
Progress Guide and General Plan or any 
adopted community plan; or 3) preclude 
provisions of extraordinary benefit to the 
general public. 

1. The Planning Commission shall 
grant alternative compliance ta pre•ant 
unnecessary 'hardship ta the app1icant if 
all of the followinq findings can be made: 

a; Thera are special circumstances 
or conditions applying to the land that 
are peculiar to euch land and not of the 
applicant's making whereby the strict 
application of the provisions of this 

section would deprive the property owner 
of reasonable use of the land; 

b. There are no feasible measures 
that can further minimize the potential 
adverse effects on environmentally 
sensitive lands; · 

c. Alternative compliance for the 
development will not adversely affect the 
Progress Guide and General Plan for the 
City of san Diego; and,. 

. d. The proposed development will 
conform to the adopted community plan for 
the area and any other applicable plana, . 
policies and ordinances. -· _ .. __ .. 

2. The Planning' Commission~may grant 
al '!:•rnati •e complia.ncrf"'or·-mylievelopment 
plan to preclude a conflict between the 
application of this section with adopted 
City cou~cil policy if all of the 
following findings can be made: 

a. The proposed development will not 
adversely affect the City of San Diego's 
Progress Guide and. General Plan; 

b. The. proposed development conforms 
to the adopted community plan of .the area; 
and, 

c. There are no other feasible 
measures that. can · be ·taken to further 
minimize the potential advarse'effect on 
environmentally sensitive lands and still 
avoid conflict with the substantially 
applicable provisions of . City Council 
policy. · . 
. 3. The Planning Commission may qran~ 

alternative compliance to ensure the 
provisions of extraordinary benefit to the 
general . public o_n making findinqa of 
overriding soci~l and economic 
considerations in addition to the 
following findings: 

a. There are no feasible measures 
that further minimize the potential 
adverse effects on environmentally 
sensitive lands while·atill providinq the 
extraordinary benefit. · 

b. The proposed development will not 
ad•ersely· affect the Citt: of San Dieqo'.s 
Progress Guide and General Plan. 

. c. The propoaed development conforms 
to the adopted community plan for the 
area. 

For the purposes · of this section, 
coastal development permit appro•al by the 
City for projects in the coastal zone and 
determinations of substantial conformity 
by the Planning COmmission for development 
proposals pursuant . to a precis.e or 
specific plan prepared and approved in 
accordance with Council Policy shall 
constitute alternative compliance. 

For other than the approvals of 
coastal development permits, substantial . 
conformity determinatians· and' 
determinations of unnecessary hardship 
under this subsection, alternative 
compliance shall not be approved unless 
mitigation measures are adopted. These 
measures may include, but are not Limited 
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• to: purchase or exchange by the applicant 

•

f like-kina real property of similar or 
reater quality ana quantity from the 

City's open space retention list or any 
areas shown as open space in a community-
plan ana donation of that property by fee 
or easement, as may be determined by the 
City, for use by the City as open space; 
or, purchase . or exchange of other 
like-kina real property of similar or 
greater quality ana quantity identified in 
a sensitive resources-manaqement ___ J!lan~ 
preparecl by the _P.evelopment Services;, 
Department ancl clonation of that--property' 
by fee or'eaaement, as may be determinecl 
by· the City, for use by the City as open 
space. •Like-kina real property" shall 
mean real property . containinq 
substantially the same· resources as those 
on the impacted property. Provision of 
properties in a qreater ratio than one to 
one (l:l) may be required based upon the 
quality of the resource impacted by the 

·development. The Development Services 
Director may promulgate guidelines for 
mitiqation, and, with the concurrence of 
the City Manager, enter into aqreements 
with public or private non-profit agencies 
and foundations to acquire property ana to 
maintain ana administer any funds or 
property interests donated in furtherance 

• 

or pursuant to this section. 
M. DENIED.PERMITS 
Resource Protection permits which 

are denied shall not be resubmitted to the 
Planning commission for one year following 
the denial. 

.N. CONDITIONAL ·osE PERMITS 
conditional Ose Permits which would 

allow development in areas regulated by 
the provisions of the Resource Protection 
Ordinance shall be consistent with the use 
and development restrictions specified in 
the Resource Protection Ordinance ana 
shall ~e subject to all other applicable 
regulations and restrictions. 

0. VIOLATIONS . 
Any person not complying with the 

provisions of this ordinance shall be 
required.to restore the lana affected to 
a condition comparable to that existing 
prior to the violation. Until such 
restoration is completed a.nd approved by· 
the City, the violators shall be 
prohibited from doing any development on 
the land affected. Violators are ~lao 
subject to civil or criminal penalties and 
remediP•, o~ bet~. 

P. FAILOR.E TO UTILIZE RESOURCE 
PRO'l'ECTION PERMIT 

A Resource Protection Permit shall 
expire and become void thirty-six (36) 

•

hs after the ~Date of Final Action• of 
permit if the permit is not utilized 

~ the manner set forth in Section 
111.1119, cr unless the Resource 
Protection Permit is approved in 
conjunction with another permit which 

11 

extends or is extended beyond thirty-six 
(36) months, in which .case the Resource 
Protection Permit may be extended for an 
equivalent pericd provided there have been 
no ~tervening substantial changes in the 
affected resource or area requiring 
mitigation beyond that prescribed in the 
original permit. 

Q. APPLICABILITY OF AMENDMENTS TO 
EXISTING APPLICATIONS '· 

To the extent that the ·amendments 
made by Ordinance No. o-17602 (New 
Series), adopted on February 19, 1991, to 
this section shall differ from the 
provisions of this section, as originally 
adopted ana previously.amended, they shall 
not apply to any project for which a final 
permit approval has been issued or for 
which a completed application for a 
vestinq tentative map, a discretionary 
permit for development, or a builciing, 
demolition or grading permit· is on. file 
prior to the date of introduction of the 
ordinance adopting this subsection, 
(February 5, 1991) provided, however, that 
if such permit shall ever expire without 
the work or development being undertaken, 
then any subsequent application for a new 
permit shall be subject to these 
amendments. 

R. APPLICABILITY TO PUBLIC WORKS 
PROJECTS 

Except as prov~ded by Council 
resolut~on, the provisions of this section 
shall apply. · to City public ·works 
construction projects to be constructed 
commencing on ana~ after July l, . ·1991, 
provided, however, that any project for 
which plans and specifications h.ave 
already been approved by the City Council 
or the City Manager, when appr~priate~ or· 
for which council authorization to issue 
debt financing has already been approved, 
or any project authorized and funded 
within the current (1991) or prior years 
Capital Improvement Projects (CIP) 
Program, shall be exempt. 
(Amended 7-25-94 July 25, 1994 by o- 18088 
N.S.) 
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101.0462 Resource Protection ordinanCfe 

·s section is indexed as follows: 

INTENT AND TITLE 

PROTECTION PERMIT REQUIRED 

C .. PR ECTION OF ADDITIONAL RESOURCES 

PROVISIONS 

E. 

F. 

H. 

I. PERMIT EXEMPTIO 

J. EMERGENCY PERMIT 

K. ADMINISTRATION OF 

L. 

M. 

N. PERMITS 

. 0. 

P. PE...~IT 

Q. OF AMENDMENTS TO 

R. OF SECTION TO 

(No changes] 

• GENERAL PROVISIONS 

1. t~ouqh J. (No changes] 

.· 

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

• 

• • 

Suggested 
for Resource ProtectioN 

Ordinance 

acallfomla Coastal COft'lll'iulm 



• 

• 

• 



---

~5. The Development Services Director is 
:;x 

pro~ulgate administrative guidelin , 

~he provisions of this section. 

without:. a 

publication 

any revisions thereto shall 

thirty (JO) calendar s after their 

the' Development San 

Dieqo Municipal 

protest is filed with 

unless a ti~ely 

In this event, the 

Director 

affected 

issue the 

necessary 

guideline 

As soon thereafter as 

ices Director may then 

deemed· 

o so issue them. 

any emergency 

e detrimental to the public healtH or 

it apply to the initial promu 

authorized by R-277284 adopted 

3 

• 

•• 
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#~. ~ Resource Protection Permit shall be 
.~ 

the processing of a long 

plan, 'in paragraph F.ll., if 

or parcel approval 

Protection Permit 

portion of the concurrent 

discretionary in any case a 

consistency 

Policy- 600-40. 

l. ~~roUgh 5. (No changes} 

• 

• 



- ------------
F. DEFINITIONS . 
The followtnq definitions shall apply only for the 

of this section. 

1. throuqh 12. (No chanqes] . 

to text. l 

(No cha.nqes] 

• 

• 

. ~ . .. 

• 
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DATE: 

TO: 

FROM: 

September 3, 1996 

City of San Diego 
Memorandum 

Honorable Mayor and Councilmembers 

Michael Stepner, Urban Design Coordinat1-

SUBJECT: DEL MAR MESA SPECIFIC PLAN 

RECORD PACKET COPY 

In the course of introducing an ordinance adopting the Del Mar Mesa Specific Plan 
(Item 340, July 30, 1996), the City Council directed staff to make text changes and 
clarifications in the draft Del Mar Mesa Specific Plan to better explain the plan's 
conformity with Council Policy 600-40, the Resource Protection Ordinance, 
Supplemental Regulations for Resource Management, and off-site mitigation. The City 
Council further directed that the aforementioned text changes be presented for 
consideration with the second reading of the Del Mar Mesa Specific Plan adoption 
ordinance on September 9, 1996. 

Attached is a revised errata sheet which consolidates previous errata sheets (dated 
7/1/96 and 7/22/96) and introduces text changes that address City Council direction. 



. ,,.. 

DEL MAR MESA SPECIFIC PLAN 
FINAL DRAFT - MAY 22, 1996 

Errata Sheet 

[The following consolidates the errata sheet dated 7 I 1 /96, errata sheet 
supplement dated 7/22/96, and additional changes per Council action on 
7/30/96.] 

Section II. A. 6 (page 8) 

~ Naval Air Station (NAS) Miramar Noise 

Subarea Y is located directly under the Julian departure corridor for 
Naval Air Station (NAS) Miramar. Wbile development in the subarea is , 
considered compatible with flight operations. some residents may 
experience concern over aircraft noise and overflight. The existing and 
proposed Miramar aircraft noise contours are shown in Figure X. 
Occupants will be frequently overflown by military aircraft and will 
experience varying degrees of noise and vibration. These concerns can be 
partially mitigated through noise attenuation to applicable standards and 
full disclosure of flight operation impacts. 

On occasion. NAS Miramar may operate 24 hours per day. seven clays a week. 
In deference to local communities. however. operations are normally 
scheduled from 7:00a.m. to midnight during the week and from 7:00 a;m. 
to 7:00p.m. on weekends. The military reserves the right to fly prior to 
or past normal operating hours to fulfill mission requirements. Under 
the 1993 round of military Base Closure and Realignment. Miramar will 
realign to a Marine Corps Air Station no· later than· 1999. This 
realignment will affect flight operations and may increase operational 
tempo. 

8/15/96 
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DEL MAR MESA SPECIFIC PLAN FINAL DRAFT· ERRATA SHEET 

Section III.A. (pages 17-18) 

S. Affordable Housing 

The City of San Diego's "Consolidated Plan" documents the City's need for 
affordable housing. The Plan states that nearly 107,000 very-low and 
low-income households in San Diego would require assistance for their 
housing to be affordable. The lack of affordable housing is not only a 
social issue affecting communities, but also has a negative impact on the 
local economy. Providing housing opportunities affordable to those 
working in low wage jobs benefits the City as a whole. 

To help address its need for affordable housing, the City encourages the 
provision of affordable housing opportunities throughout its .many · 
communities, in part, through Council Policy 600-19 concerning balanced 
communities and through the Future Urbanizing Area Affordable Housing 
Requirement contained in the City's PRO Ordinance and addressed further 
in the North City Future Urbanizing Area Framework Plan. 

Although Subarea V is likely to include many small residentia 1 
developments with residents relying on services located outside the area, 
development plans which primarily call for large homes on large lots 
suggest that household help may be desired to care for the house and 
grounds. Furthermore, plans for the Bougainvillea project call for 
development of a golf course and nearby resort hotel, both of which will 
provide relatively low wage employment opportunities. It is clear that 
affordable housing provided in Subarea V will help address the needs 
created in the community and contiguous areas. 

Residential development in Subarea V must proviqe for affordable housing, 
as required of all such development in the FUA. However, property owners 
are permitted to meet the affordable housing requirement off-site, if 
desired, due to the rural character and the small size of developments 
proposed for the Del Mar Mesa. The requirement specifies that 
residential development projects must provide housing affordable to low
income families as certified by the San Diego Housing Commission. This 
requirement can be fulfilled by the following: 

a. The provision of units through new construction or acquisition, 
equivalent to...LCHB percent of units in the proposed Subarea V 

3 8115/96 
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project, for occupancy by, and at rates affordable to, families 
households earning no more than 65 percent of median area income, 
adjusted for family household size, located on-site or irt an area 
ft6fth of State Route 52 and off-site within the City boundaries as 
certified by the San Diego Housing Commission. The affordable 
units must remain affordable for the life of the unit and should 
be phased proportionate to developmentofthe market-rate units 
within the Subarea V project; or 

b. Dedication ofland of equivalent value to a. above, located-irHm . 
area ft6rtflof State Route 52 and within the City boundaries as 
certified by the San Diego Housing Commission; or 

c. Developers may, at the discretion of the City, satisfy the 
requirements of the FUA affordable housing program by paying an 
in-lieu fee to the City's NCFUA Affordable Housing Trust Account 
an amount of money equivalent to the cost of achieving the level 
of affordability required by the Subarea V affordable housing 
program, as determined by the San Diego Housing Commission. The 
in-lieu fee requirement shall be included as a tentative map 
condition, where applicable, and collected at the time of issuance. 
of building permits; or 

d. Developers of projects within Subarea V of ten or fewer units......Qr 
for lar&er projects subject to the restrictions specified below. 
seeking to fulfill the requirement on-site, may do so through the 
provision of eompanion accessory unit( s). Accessory units within 
Subarea Y shall be subject to the CUP reQJ.lirement and development 
standards in Municipal Code Section 101.0512 or subseQJ.lent 
amendments. However. the provisions that CUPs only be issued in 
R -1 zones. Section F. {Suspension of Companion Unit ReiUlations) 
and G. {Exclusion of Companion Units in the Coastal Zone) shall 
not be applicable to the Del Mar Mesa Specific Plan area. 
Restrictions on occupancy of tbese units in the above Code sectiOn 
may be deviated from subject to certification by the Housin& 
Commission. It is the intent of this specific plan that occupancy 
of these units be limited t~ eli&ible low-income housebolds 
earnin& no more than 65 percent of median area income at 
affordable rental rates or: 2) any adttlt family member of the 
owner's immediate family. ineh:tdin& his m her pare;nts . 
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sramJparents. siblinss. ·ehildren or srandehildren: or 3) any 
penon. or the .bot1se.bold of a person who is employed on the 
premises b)· the eeeupants of the primao· unit. For pr<ijects 
areater than ten units. the number of accessory units shall not 
exceed 30 percent of the above affordable housinG requirement. 

5 8/15/96 
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Section III. C. 1 . (paaes 29-31) 

a. Elementary Schools 

·In accordance with Del Mar Union School District standards, 
residential development within the Del Mar Mesa area will result 
in the need for a new elementary school when 300 students are 
projected to be unhoused in the succeeding school year. As 
projected development in the Del Mar Mesa area is anticipated to 
generate over 300 elementary students within the service area of 
the DMUSD, an elementary school site is designated on Figure 5. 
This site falls within areas 44 and 59 on Figure 29. Ownership 
area number 70 is identified as an alternative location for a 
joint school/park site. 

Until sufficient students have been generated from this and 
adjacent areas, and suffi~ient mitigation payments, special 
taxes, or other funds· are collected to fund the property 
acquisition and development, the identified school/park. site 
property shall retain development rights consistent with 
similarly zoned parcels in the Del Mar Mesa Specific Plan, or 1 
dwelling unit per 2.5 gross acres, except in cases where the 
density is further defined in the specific plan. If, prior to 
acquisition by the DMUSD and/or City of San Diego, the property 
owner makes application for a subdivision of land or other 
discretionary action, the City and the DMUSD shall have the 
opportunity to negotiate purchase of the identified property. If 
the DMUSD and/or City of San Diego is unsuccessful in securing the 
scl)ool/park site, a similar process shall apply to the alternative 
location. Dwellin& units assianed to parcels identified as tbe 
primary or alternative locations for a joint scboollpark site may 
be transferred by use ofa PRD to othe( parcels in the NCFUA owned 
by the same emity. 

6 8/15/96 
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Section III.C. (page 33} 

8. Water 

Water service within Subarea V will be provided by the City of San Diego 
Water Utilities Department. Currently, existing water facilities in the 
area have-ft6 inadequate capacity to serve any new development. Existing 
water transmission facilities in the....an;a ¥ieiniey 6f Sttbarea V include 
the Del Mar Heights Pipeline to the north, the Rancho Bernardo Pi pel ire 
to the east, and the Green Valley Pipeline to the west (see Figure 9). 
The only new transmission facility proposed at this time is the Carmel 
Mountain Road Pipeline. It will traverse Subarea V in Carmel Mountain 
Road and appropriate easements. 

An analysis is underway (per the approved scope of work for the North City 
6101712 Water Study) which will identify needed water transmission and 
storage facilities to provide adequate capacity to undeveloped portions 
of Carmel Valley, Sorrento Hills and the entire FUA. 

Applicants for tentative maps will be required to provide water studies 
showing the proposed water distribution system necessary to serve their 
developments prior to the approval of final maps. Applicants may IeQl.leSt 
the City to process a water reimbursement agreement(s} to recover the 
cost of facilities including the study in excess of their pro rata share. 
The proposed water system shall be designed and constructed to the Water 
Utilities Department's standards. 

Prior to the issttanee 6f final maps, the 6101712 study mttst be c6mpleted 
and all applicable water facilities eomtmeted. In additi6n t6 that 
stttdy, ft:ttttre applicants fur tentati·1e maps . will be reqtti~d to prO'Iide 
a water stttdy sh6Wing the prop6sed water tiistribtttion system fur 
Sttbarea V prior to the issttanee of a final map. The applicant may 
negotiate a water reimbttrsement agreement with the City to reeo·1er thp 
cost of the stttdy, above his/her pro rata share. The proposed ¥tater 
system sh1111 be designed and eonstmeted to the Water Utilities 
Department's most ettrrent standards. 

7 8/15/96 
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Section III. C. (pages 33 and 36) 

9. Sewer 

Sewer service will-alse be provided by the City of San Diego Metropolitan 
Wastewater DCJWlDleDt \Yater Utilities Depmr.ment. Existing sewer 
facilities in the vicinity of Subarea V include the Carmel Valley Trunk 
Sewer to the north and the Peiiasquitos Trunk Sewer to the south (see 
Figure 10) .. All flows generated from Subarea V will flow into one of 
these trunk sewers which flow into the Metropolitan Sewerage System. 

Currently, the Pefiasquitos Trunk · Sewet is approaching its ultimate 
capacity. There are plans to alleviate the capacity problem by building 
the Pefiasquitos Trunk Sewer Relief. The sewer reliefis sehedt1led to be 
een.;,tftleted by 1998. Construction of the relief sewer is scheduled for 
completion in mid-1998. 

Applicants for tentative maps will be required to provide sewer studies 
showing the proposed sewer system necessary to serve their developments 
and the drainage basins in which they lie prior to the approval of final 
maps. Applicants may req.uest the City· to process sewer reimbursemett 
agreement(s) to recover the cost of facilities including the sewer study 
in excess of their pro rata share. All public sewer facilities sball be 
designed and constructed to the Water Utilities D~ment's standards. 
If proposed facilities do not meet the required standards. then such 
facilities shall be private. The cost of operating and maintaining 
nonregional public sewer pump stations that serve a single development 
will be borne by the appropriate homeowners' association or Qther private 
entity. All septic systems must be approved and permitted by tbe County 
of San Diego Department of Health Services. 

Prier to any development within Stlbarea 'l, ftm:lre applicants for · 
tentative maps will be reqt~ired to provide a sewer sttldy shewing the 
pf6J'68ed sewer system for St1barea 'l prier to isStl8ftCC ef final maps. ~ 
applicant may negotiate a reirnbtlrsemetrt agreement with the City to 
reeever the eest ef the stl:tdy, abe-\'e hisiher pre rata share. . All ptlblie 
sewer facilities shall be designed and een.;,tftleted to the Water Utilities 
Departmefl:t' s most etlffent standards. If prepesed facilities de ft6t meet 
the reqt~ired standards, theft stleh facilities shall be private .. The eest 
ef operating and maintaining nenregienalptlblie sewer l'tmlJ' stations will 
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be bome by the awr()f'ria:te hometYWrters' association . or other prh:ate 
efttity. All septie systems mtJ:st be ftl'l'fO'+'ed tm:d permitted by. th:e San 
Biego Del'ftrtment of Ilealth Sen·iees. 

9 8/15/96 
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Section III.D. (paaes 52-53) 

12. Equestrian/Hiking Trails 

Due to the desire expressed by current Del Mar Mesa residents, a 
hiking/equestrian trail system is proposed. This system is intended to 
compliment the roadside multi-use trail system by providing public hiking 
and riding opportunities away from vehicular traffic (see Figure 19). 
This system includes a trail on the northwestern edge of the Del Mar Mesa 
connecting to Carmel Valley Neighborhood 8 and provides a link to 
existing- and planned trails in Carmel Valley Neighborhood 10. In 
addition, trails are identified through the Lorenz Parcel (Area No. 70 on 
Figure 19) and farther to the east extending from Street Z, following the 
existing SDG&E easement, and linking to Peiiasquitos Canyon. The far 
eastern trail is designated for multi-use and wjll accommodate mountain 
bikes. 

In general, existing equestrian/hiking trails designated for inclusion 
in the non-vehicular circulation system will be left in their present 
condition. Limited improvements may be· made to address any existing 
hazards to· safe passage. Roadside multi-use trails and new 
equestrian/hiking trails shall be improved to achieve City trail 
standards. Where topographic conditions allow, new trails shall be eight 
feet in width, constructed of decomposed granite to a depth of six inches 
and should be no steeper than 10 percent grade. Within the MSCP core 
biological areas and wildlife corridors, trail widths should not exceed 
four feet in width. The width of the trail shall be 10 feet where the 
multi-use trail and equestrian/hiking trail share the same alignment. 
Clear signage should be provided to direct users to designated trail 
areas. 

With review and approval of subsequent tentative maps within Subarea V, 
the precise alignment of the . hiking/equestrian trails identified in 
Figure 19 shall be determined, and secured eithe~ through dedication or 
easement as a tentative map condition. Provisions for the maintenance ~f 
common trails shall be made either by defining maintenance as a 
responsibility of the appropriate homeowner's association in the area or 
through the formation of a Landscape Maintenance District. 

As sh:6wn 6ft Figt1re 19, the. Del Mar Mesa Speei:fie Plan pr6p6Ses a trail 
fr6m the S6tlth:western edge 6f the B6tlgainvillea projeet, extending t6 the 
S6tlth:east and linking t6 Penasqt1it6s Cany6n thr6tlgh: Shaw Valley. This 
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trail link shottld be evalttated with sttbseqttent amendments to the Carmel 
Valley Neighborhood 10 Precise Plan and is e6ftditional on approval by the 
U.S. Fish and \Vildlife Service. 

13 8/15/96 
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Section III.D. (pa~es 55-57) 

17. Street Lights 

The low density development in Subarea V is intended to preserve the rural 
nature of the area. As such, and because of close proximity to the MSCP 
Preserve area, standard street lighting is not to be provided. 
Pedestrian seale s Street lights may be installed if deemed necessary for 
safety. This would only include intersections. sharp turns. and where 
there is a sudden chan~e in horizontal or vertical ali~nment. The exact 
locations for the street li~hts can be determined when the desj~ns for · 
roadways are finalized. Lighting is__aw to be provided per the 
following MSCP guidelines: 

Anificial lighting is generally not a compatible use in preserve 
areas as it can be detrimental to wildlife use, panicularly to 
nocturnal species. Anificial lighting is not to be provided in 
preserve areas. Street lights are to be installed if essential 
for roadway, facility use, and safe_ty. Low voltage outdoor or 
trail lights, spotlights, or bug lights are prohibited in the 
preserve. 
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Section IV.B. (pages 58-59) 

B. FURTHER CEQA REVIEW 

It has been determined that subsequently submitted project level detail, 
including tentative maps and development permits, will be considered new 
information which was not known and could not have been known at the time 
the Master EIR was certified as complete. As such, the exemption from the 
requirement of the California Environmental Quality Act provided for by 
Government Code Section 65457 will not be applicable. However, the 
City's intention is to streamline future environmental review by 
analyzing the potential impacts of the specific plan at a level that will 
be sufficient for future projects, where possible, and by providing a 
framework for future impact analysis and mitigation consistent w.ith the 
Master EIR. 

In lieu of the exemption for future projects within the specific plan and 
consistent with the Master EIR process provided for in CEQA, the City will 
prepare an Initial 'Study when a future project is submitted. The Initial 
Study will determine whether the project may cause any significant impact 
that was not examined in the Master EIR and whether the project was 
described as being within the scope of the specific plan. If it is 
determined that the . subsequent project will ha.ve no additional 
significant impacts, and no new or additional mitigation measures or 
alternatives are required, then written findings can be made based on the 
Initial Study and no new environmental document will be required. If the 
Initial Study findings cannot be made, then either a Mitigated Negative 
Declaration or Focused EIR will be required. 

Mitigation of significant impacts to sensitive species and important 
habitats that would occur with develOpment of future projects can be 
achieved through a combination of purchase and dedication of the 
privately held designated open space areas within Subarea V. if feasible. 
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Section IV. D. 10 (paKes 66-68) 

The following provides minimum standards for specific parcels within 
Subarea V to be applied when reviewing tentative maps and discretionaty 
development permits. Where these $WJdards conflict with other provisions 
of the Del Mar Mesa Specific Plan. the Site-apecjfic Development 
ReKulatjons shall apply. A PRD permit is necessary to implement these 
where there are conflicts with base zoning. 

a. Shaw Texas (Area No. 61 on Figure 29) 

- Minimum Lot Size: 10,000 square feet 

- Within the approximately 70-acre area located within the 
southwest portion of the Shaw property, residential and accessory 
uses, including public streets and any other facilities, shall be 
limited to up to 25 percent of the an~a and clustered on the 
flatter portions, with no disturbance on slopes or the remainder 
of the lots. Development in this area may also be 10-acre lots. 
All brush management shall be accommodated within the defined 
development area. 

- Two acre minimum lots shall be located. adjacent to the 
approximate 70-acre area located within the southwest portion of 
the Shaw property. In this area, no development except Brush 
Management Zone 2 shall occur within 100 feet of the designated 
open space and fencing shall be located at the .limits of the 
development area. 

- A culvert to facilitate wildlife movement shall be provided 
where Carmel Mountain Road crosses the Urban Amenity Open Space 
area on the northern portion of the parcel. This project is a DIF 
funded improvement in the Facilities Financing Plan. 

- Per a private agreement, Area No. 62 on Figure 29 may be conveyed 
to the Bougainvillea property owner. The density associated with 
Area No. 62 corresponding to the allocation for A-1-10 parcels 
designated for development will be transferred to the Shaw Texas 
site. This equates to 7 dwelling units corresponding to the 1 
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dwelling unit/2.5 acre allocation. This should be memorialized 
in the discretionary permit for each project. 

- A conceptual layout of the Shaw Texas project is shown in Figure 
25. This layout. developed in consultation with City staff. 
identifies steep slopes and bjoloiical impacts. provides an Urban 
Amenity Open Space ~rridor M desiiJUUerl in the specific plan and 
clusters development to maintain the viability of a critical 
wildlife corridor on the southwestern edge of the project. This 
conceptual site plan may be refined figttre is intended to show the 
approximate de·f'elopment envelope and may be revised based on 
further City review of the tentative map. 
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Section IV.D. 10.e. (paie 72) 

e. Lorenz Parcel (Area No. 70 on Figure 29) 

- According to the dwelling unit assignment for Subarea V, the 
Lorenz parcel could accommodate a approximately 31 units (78 .4 
acres at 1 dwelling unit/2.5 acres). In addition, per a proposed 
development agreement related to Carmel Valley Neighborhood 8A 
and other areas, an additional 9 dwelling units could be 
·transferred from the Deer Canyon parcel (Area No. 50 on Figure 29) 
to the Lorenz Parcel resulting in a maximum of 40 units. The Deer 
Canyon parcel would be transferred to City ownership. This is 
consistent with the Del Mar Mesa Specific Plan. 

In the event the proposed developmem ai{eemem related to Carmel 
Valley Neiibborhood 8A and other areaS is not approved and/or the 
Deer Canyon Parcel is not ptherwise used as a mitiiation site. 15 
dwellini units associated with this parcel may be transferred to 
the Lorenz Parcel or otber areas within the NCFUA per a separate 
aireemeot with the City. 

(No changes to the remaining three paragraphs of subparagraph e.) 
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Section IY.E. (paies 75-76) 

E. RESOURCE PROTECTION ORDINANCE (COUNCIL POLICY 600-40) 

The Resource Protection Ordinance (RPO) was adopted by the City in 1989. 
The purpose and intent of this ordinance is "to protect, preserve, and, 
where damaged, to restore the environmentally sensitive lands of San 
Diego". The provisions of the ordinance are applicable to floodways and 
100-year floodplain fringe areas, all wetland and wetland buffer areas, 
all natural hillside areas of 25 percent or greater, biologically 
sensitive lands, and significant prehistoric and historic sites and 
resources. Permitted uses and development regulations relative to these 
environmentally sensitive lands are established in the ordinance and are 
described below for the specific plan area. 

RPO acts to protect environmental resources on a parcel by parcel basis, 
as land is developed. Council Policy 600-40 which addresses (he 
preparation of long range plans was adopted in 1991 to ensure that 
comprehensive analyses of larger planning areas be conducted consistent 
with RPO. The Council's objective was to ensure that long range plans, 
such as this specific plan, are prepared consistent with the purpose and 
intent of RPO so that conflicts between long range plans and future 
development permits which would be subject to RPO are reduced. 

Specifically, the purpose of the policy is to provide guidelines for the 
preparation of long range plans that: 

1. Ensure thorough analysis of site constraints and opportunities 
early in the planning process; 

2. Aid in the review of permits and maps for. projects in the planning 
areas; 

3. Ensure the protection of environmental resources by preserving 
contiguous open space systems and providing mechanisms to acquire 
or protect those resources; and 

4. Ensure that adopted land use policies and objectives are 
considered in the context of the suitability of the planning area 
for development. 
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An analysis, focused on biologically sensitive lands as described in the 
Draft Multiple Species Conservation Program and Draft MSCP Subarea 
Preserve Plan, was conducted by the City's MSCP staff for the Del Mar Mesa 
Specific Plan. The open space and MSCP Preserve boundaries were 
developed in cooperation with the U.S. Fish and Wildlife Service, the 
California Department of Fish and Game, property owners, developers, and 
environmental groups in an effort to achieve consolidation of larger 
habitat areas and preservation of ecosystem connections within the 
specific·plan. The Del Mar Mesa Speeifie Plan addresses the Cit)·'s 
resottree preservatioft seals by elttsterift! dewelopmeftt ift the westem 
portioft of the piM area. 

As of the adQPtion date of the Del Mar Mesa Specific Plan. city-wide 
reiUlations were being proposed to replace the Resource Protection 
Ordinance ("RPO") in furtherance of implementing the prcwosed MSCP 
Proif8.111. · The Del Mar Mesa Specific Plan ·was developed to be 
consistent with these proposed "Environmental Sensitive Lands 
ReiUlations" or "ESL Reitllations". · 

Development and OJlen swu;e boundaries developed as part of the MSCP 
planning effort were also analyzed to quantify impacts to steep slopes 
and evaluate consistency with RPO. ·The specific plan area contains a 
total of 712 acres of steep slopes. The worst case scenario assumes that 
130 acres of steep slopes. or 18 percent. could be impacted based on the 
development areas shown. When this encroachment into hillsides is added 
to the assumed encroachment into biologically sensitive lands. the Del 
Mar Mesa Specific Plan develOJlment program is within the maximum 
encroachment limitations defined in RPO when lQOking at the plan area as 
a whole.· 

For other resources that RPO regulates. such as floodplains. wetlands and 
archeological resources. there was insufficient infonnation available at 
the time of plan preparation to evaluate RPO conformance. As a. result 
subsequent discretionary review in the fonn of a RPO permit will be 
required for develOJlment in close proximity to tbese sensitive resource 
areas. 

Beeattse resottree preservatioft is a fttfttlamefttal eOftsideratioft ift the 
defiftition of de·.;elopment area bettftdaries, projeets within the 
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de·ielopment area are Mt sttbjeet t6 citywide limitatiens 6ft impacts t6 

steep hillsides 6r biBIBgieally sensitive lands. 

Because the above analyses were conducted in confoonance with City 
Council Policy 600-40. RPO. the Draft Multiple Species Conservation 
Pro~am and the proposed ESL Reg:ulations, they are deemed to be an 
adeguate analysis of the constraiirts and O.Wortunities of the Del Mar 
Mesa Specific Plan with res;pect to bioloiical and hillside resources. as 
of the effective date of this Specific Plan. Therefore, for prQj ects within 
the Estate· Residential area. with res;pect to hillside and bioloiica I 
impacts. decision makers exercisin2 discretion to issue a RPO or ESL 
permit shall utilize a standard of review of substantial conformity with 
the Del Mar Mesa Specific Plan. 

Projects within the Del Mar Mesa Specific Plan area which impact 
biologically sensitive land shall comply with the Supplemental 
Regulations for Resource Mana&ement set forth in section IV .F. 

Projects within the Del Mar Mesa Specfic Plan area which impact steep 
slopes shal1 comply with the Supplemental Regulations Resource 
Mana2ement set forth in section IV .F. Individual projects within the 
Estate Residential area shall not be subject to steep hillside 
encroachment limitations contained in RPO or the proposed ESL 
Regulations because the analysis conducted in connection with adoption 
of the Del Mar Mesa Specific Plan has determined that RPO has been 
complied with comprehensively in this rewd for the entire specific plan 
area. 

For other resources that RPO regulates. such as flood plains. wetlands 
and archeolo&ical resources. there was insufficient information 
available at the time of plan preparation to condUct an adequate analysis 
pursuant to City Council Policy 600-40. Therefore. it is anticipated 
subsequent discretionary review will be required pursuant to applicabls: 
municipal code provisions regulating these resources. 

As part 6f implementation Concurrent with adoption of the Del Mar Mesa 
Specific Plan, the Resource Protection Ordinance shall be ~ amended to 
provide an exemption for projects where development activity is wholly 
located in the development area, and where development activity observes 
a one hundred foot setback from wetlands, designated floodplains and 
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identified archeological resources or when development would not demolish 
or substantially alter a designated historical resource. Pmpesed 
develepmen:t in St1barea V is Stlbjeet te the fellewing Sttpt)lementa I 
R:egtllatiens for R:eset~ree Mllftllgement. These regttlatierts apply t6 
reset~rees where there is inst1ffieien:t informati6ft available at this time. 
These f'e!tllatiens implemertt prtWisi6ft8 6f the Umd: Dert'depmerttl:loning 
Cede Update aftd sttpersede the eerresp6ftding regtllati6D8 ef die City's 
R:eset~ree Preteetien Orc:liftllrtee. The Resource Protection Ordinance shaH 
:was also ·be amended to delete the exemption for single family residences 
for parcels. wholly or partially within the proposed MSCP Preserve area. 
This amendment is necessary to allew Stlffieiem review 6f ministerial 
permits t6 minimize eftef'68ehment int6 the preserve and sensitive resettree 
areas ensure that any development occurring within the proposed preserve 
area will be located upon the least sensitive portion of the site. These 
amendments are intended to be consistent with the proposed ESL 
Reaulations . 

If a project requin;s a RPO permit. it sball be subject to the 
Supplemental Reaulatjons for Resource Manaaemeut contained in this 
specific plan in place of the re~lations and definitions in RPO. All 
other portions of the RPO Orginance are applicable to Subarea Y includini 
the thresholds. findinas and Alternative Compliance provision. The R..TlQ . 
Ordinanee will alse be ameftded te delete the exemptien for single family 
residences that de net meet the criteria abeve. If the proposed ESL 
reaulations are adopted by the City ansi the RPO repealed. the ESL 
reaulations shall be applicable, eXCkt)t that in any instance where the 
ESL reaulations directly conflict with the Del Mar Mesa Specific Plan or 
the Supplemental ReauJ,ations for Resource MaJ'l3iement. the Del Mar Mesa 
Specific Plan and the Supplemental Re1Wlations for Resource Management 
shall control. 

All development in Subarea V is subject to requirements of the California 
Environmental Quality Act (CEQA}. It is anticipated that environmental 
review of future projects within the defined development area will be 
facilitated by the adoption of a tiered environmental document addressing 
development within the North City Future Urbanizing Area generally, and 
Subarea V specifically. 
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Section IV.F. (page 77) 

F. SUPPLEMENTAL REGULATIONS FOR RESOURCE MANAGEMENT 

The Del Mar Mesa Specific Plan supersedes where inconsistent and 
otherwise supplements addresses the existing Resource Protection 
Ordinance by providing the· following Supplemental Regulations for 
Resource Management. These regulations are intended to be consistent 
with the negotiated draft MSCP Preserve boundaries and the pmposed 
mooifieatioftS to the adopted Munieipal Code relative to environmentally 
sensith·e lands and historical resources hased on the level of resource 
information a· .. ·ailahle at this time ESL regulations currently being 
proposed to replace the Resource Protection Ordinance in furtherance of 
implementing the proposed MSCP. Program. If the proposed ESL regulations 
are adopted by the City and the RPO Ordinance is repealed. the ESL 
Regulations shall be applicable. except that in any instance were the ESL 
regulations directly conflict with the Del Mar Mesa Specific Plan ·or 
these Supplemental re~ations for Resource Management. the Del Mar Mesa 
Specific Plan and the Supplemental Reitllations for Resource Management 
shall control. Environmental Impact Report No. 95-0353 prepared for the 
Del Mar Mesa Specific Plan analyzed those resource regulations specified 
in the specific plan. 

1. Wetlands and Wetland Buffers 

Wetlands are defined as land which is transitional between 
terrestrial and aquatic systems where the water table is usually 
at or near the surface or where the land is covered by shallow 
water, and waters of the United States. Wetlands include all 
waters subject to the ebb and flow of the tide, including lagoons, 
estuaries, marshes, mudflats, rivers, streams (including 
intermittent streams) and associated riparian habitat, natural 
ponds and lakes, vernal pools, and man-made impoundments and 
drainages with biological value. Wetlands typically display 
hydrophytic vegetation, hydric soils and characteristic 
hydrology. Due to seasonal fluctuations and past disturbances by 
humans all three components may not be present. To be considered 
a wetland within this definition, the area must have one or more 
of the following characteristics: 
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a. At least periodically, the land supports predominant! y 
hydrophytes, as defined in the Unified Federal Method 
Manual (Federal Manual for Identifying and Delineating 
Jurisdictional Wetlands, January 19, 1989), on file in the 
City Clerk's Office as Document No. 00-17602; 

b. The substrate meets the criteria for hydric soils, 
including aquic soils, as described in the Unified Federal 
Method Manual; or 

c. The substrate is saturated with water or covered by shallow 
water at some time during the growing season of each year, 
or if the hydrologic conditions meet the criteria in the 
Unified Federal Method Manual. 

Wetland Buffers are defined as lands which provide a buffer area 
of an appropriate size to pr<?tect the environmental and functional 
habitat values· of the wetland. 

Permitted uses within wetlands are limited to wetlands-related 
scientific research, wetland restoration projects where the 
primary purpose is restoration of the habitat, and essential 
public service projects where it has been demonstrated that there 
is no feasible less environmentally damaging location or 
alternative, and where mitigation measures have been provided 
that assure there is not net loss of wetland habitat function or 
value. Permitted uses in wetland buffer areas are limited to the 
uses permitted in wetlands, passive recreational uses such as 

·access paths, public viewpoints, and informational signs, 
provided that all necessary mitigation measures are incorporated 
to protect the adjacent wetlands, and improvements necessary to 
protect adjacent wetlands, provided that such uses are compatible 
with protecting wetlands. · 

A wetlands delineation has not been conducted for the specific 
plan area; however, based on the vegetation mapping provided in 
the accompanying EIR, it is anticipated that wetlands may occur on 
site within areas designated for. development. A wetlands 
delineation shall be required with future discretionary actions 
to map the precise locations and analyze the potential impacts to 
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wetlands. Development, other than that described above as 
permitted uses, shall not be allowed within wetlands and wetland 
buffers. Additionally, numerous vernal pools (approximately 111 
acres of habitat) are present in the eastern portion of the 
specific plan area which is not designated for development. 

Amendments to City-wide regulations related to wetlands and 
wetland buffers are being considered in the context of MSCP 
implementation. The wetlands and wetland buffer regulations 
contained in the Del Mar Mesa Specific Plan shall be superseded in 
their entirety if and when revised City-wide wetland and wetland 
buffer regulations are adopted. 
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Section IV. F. <wu:e 80) 

3. Sensitive Biological Resources (other than Wetlands and Wetland 
Buffers) 

Sensitive biological resources are defmed as land which supports 
sensitive vegetation or the habitats of rare, endangered, or threatened 
species or subspecies of animals or plants as defined by the California 
Endangered Species Act, or the Federal Endangered Species Act, or as 
otherwise defined in the Municipal Code. Within the Del Mar Mesa 
Specific Plan area, all lands located within the City of San Diego 
Multiple Species Conservation Program Preserve are considered 
sensitive biological· resources. Sensitive biological resources also 
include the area needed to link together regional preserves and areas 
which are critical to maintaining a balanced natural ecosystem. 
Sensitive biological resources may also include areas that support 
sensitive species of plants or animals. 

Permitted uses in sensitive biological resources shall be those uses 
permitted by the underlying zone (including natural resource 
preservation, private stables, single family dwelling units of no more 
than one dwelling per lot, and small family day care homes and other 
limited and conditional uses as provided in the Municipal Code) subject 
to the following regulations and the regulations and restrictions of 
the underlying zone. 

De·f'elOf'mertt that proposes erteroaehmertt into semitive biologies l 
resourees shall be sttbjeet to the . fallowiftg regttlatiofts. This 
eHeroaehmeHt must Hot adversely impaet the habitat of state or 
federally listed rare, t:hreatefted or eHdaHgered speeies whieh are Hot 
eo-.·ered by Take Attth:orizatiofts issued to the City by the fede"'l or 
state gff+'errtm:eftts uftder the MSCP Phm or by iftdivid:ual Take 
:Atrtfl:orizati6HS issued to a property 6Wftef prior to ad6pti6H of the MSCP 
PlaH .. WithiH the bouftdaries of the Del Mar Mesa Speeifie Pia~, 
eHeroaeh:meftt imo seHsitive biologieal res6tlfees is ft6t limited within 
the de·.·elopmertt area, exeept as set forth abo·te. For pfot'trties 
loeated wholly outside the der.-elopmem area, a maximum of 25 pereeHt of 
the site may be de·f'eloped with any neeessary meroaeh:meftt oeetll'l'iftg iH 
the least seHsitive areas first. Fer properties loeated partially 
outside the develepmem area, aey develepmeftt mtiSt oeeur oo the pertioo 
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of the site within the development Mea first. If the portion of the 
site within the de·.,.,elopment area equals less than 25 percent of the 
site area, then encroachment into sensitive biological resources may 
be permitted to aehie·t'e a 25 percent de·i'elopment area. 

Projects within the Estate Residential area which impact biologically 
sensitive land will not be required in subsequent RPO or ESL review 
to avoid those resouf<(es or comply with encroachments limitations 
provide<J that: the project confonns with the Estate Residential area 
established in the Del Mar Specific Plan an<J. appropriate mitiaation 
is provided for biological impacts of the project in accordance with 
subsequent impact analysis conducted in accordance with CEQA and 
city standards related to miti~tion for biological impacts in effect at . 
the time of impact and. the takina of habitat or species within the 
Estate Residential area is not precluded by State or Federal law or anY 
Take Authorizations or Pennits issued to the City by the State or 
Federal ~overoments pursuant to the proposed Multiple Species 
Conservation Program. 

For properties located wholly within the Resource Based or Urban 
Amenity Open Space areas, a maximum of 25 percent of the site mav 
be developed with the development area sited upon the least sensitive 
portion of the site. For properties located partially within the 
Resource Based or Urban Amenity Open Space areas and pijrtially 
within the Estate Residential area. anY development must occur on the 
portion of the site outside the Resource Based or Urban Amenity Open 
Space areas first. If the portion of the site within the Estate 
Residential area is less than 25 percent of the site area. then 
encroachment into the Resource Based or Urban Amenity Open Space 
areas may be permitted to achieve a 25 percent development. 

Section IV IF. (page 81) 

4 I Steep Hillsides 

Hillsides occur throughout the specific plan area with the majority of 
steep slopes located in the northeastern and southern portions of the 
site which are associated with Deer Canyon, Shaw Valley and Pefiasquitos 
Canyon. The development area is concentrated in the ·western portion of 
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the plan and would result in the loss of approximately 51 acres of · 
hillsides through future grading and development. 

Steep hillsides are defined as all lands having a slope with a natural 
gradient of twenty-five percent (25%) or greater, (twenty-five (25) 
feet of vertical distance for each one hundred ( 1 00) feet of horizontal 
distance) and a minimum elevation differential of fifty (50) feet. 

Permitted uses in the hillside areas shall be those uses permitted by 
the underlying zone subject to the· following regulations and the 
regulations and restrictions of the underlying zone, and the Hillside 
Review Overlay Zone when applicable to the hillside portion of a 
parcel. 

All development occurring in steep hillsides must comply with the 
Hillside Guidelines and the City's Grading Regulations. The proposed 
development shall minimize the alteration of natural landforms and 
create only new slopes that topographically resemble natural landforms 
of the surrounding area. Structures proposed on steep hillsides shall 
be designed to fit the hillside by incorporating construction 
techniques that minimize alteration of the existing hillside 
conditions. Newly created slopes shall not exceed a gradient of 50 
percent. Disturbed portions of the site in 25 percent or greater 
slopes shall be revegetated or restored in accordance with the City's 
Landscape Regulations. All future development proposals which encroach 
into steep hillsides will require a site specific analysis to determine 
the allO'Wttble de·tel6pment ares, the precise level of impacts to steep 
slopes and the corresponding mitigation requirements. 

· Ener6seh:ment into steep hillsides shall be limited as deseribe~ ftbo¥e. 
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Section IV .G. (pa~e 84-85) 

G. FACILITIES FINANCING AND FEES 

Public Facilities Fioancin~ Plan 
In conjunction with development of the Del Mar Mesa Specific Plan, a 
public facilities financing plan for Subarea V that would replace the 
existing interim development impact fee is intended to be adopted 
concurrently with the Del Mar Mesa Specific Plan. The Framework Plan. was 
adopted with the assumption that a phase shift would take place. The 
proposed Del Mar Mesa Specific Plan is predicated on no phase shift. 
Because any financing element needs to be inclusive, the revised fee 
analysis addresses financing of those facilities that are specific to 
Subarea Vas well as a share of the facilities in other areas of the NCFUA 
assumed necessary that will serve Subarea V. 

In addition to the facilities outlined above, the financing element 
includes an anticipated phasing schedule and estimated cost for the 
identified facilities. The revised Facilities Benefit Assessment (FBA) 
Development Impaet Fee (DIF) for Subarea V is based on the facilities 
needs specific to Subarea V, and the fair share of the projects needed for 
the total Future Urbanizing Area. For the purpose of developing a-BIF 
EBA, staff has made assumptions as to the likely bttildotlt in the remainder 
of the NCFUA on facilities needs based on the projected population of 
Subarea V at build-out. 

The interim development impact fee currently in place for the Future 
Urbanizing Area was developed per Council direction in November 1992. 
The interim schedule includes all projects listed in the NCFUA Framework 
Plan, estimated costs, and projected year of need for the identified 
facilities. A fee schedule was then developed based upon the approval of 
a phase shift. These interim fees were to be in effect only until a 
comprehensive financing plan could be developed in the NCFUA after the 
phase shift occurred. Since a phase shift has .not yet been approved by 
the voters, no NCFUA-wide financing plan was prepared, nor is one 
anticipated anytime soon. 

School Financing 
The impact of development within the Del Mar Mesa on regional school 
facilities shall be borne by property owners within the specific plan 
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area on a fair share basis. The effected school districts have developed 
financing plans which identify impacts attributable to projected 
development al'ld revenue ·generation mechanisms necessary to mitigate these 
impacts. The fimmein:g plftftS rely tlp6ft development fees, eolleeted pri61' 
t6 bttilding permit isSttanee or altemati·t'ely speeial taxes implemented 
on a per tmit basis throttgh Mello•R:oos e6ft'ltfttmity faeilities distriets 
(CFD). 

In eondtteting its re"Y·iew of any Sttbdivisi6ft, plarmed de'+'elopment 61' other 
residential development applieati6ft, the City shall reqttire adheren:ee to 
applieable seh66l fimmeing plans and e6ftsider the impaets of projeets 
on regional sehool faeilities. Prior t6 approval of any stteh 
applieation, the City shall reqttire eaeh applieant t6 sttbmit a 
Certifieate of Complianee demonstrating eonformanee with the finaneing 
plan of eaeh effeeted seh661 distriet. 

With respect to the Poway Unified. School District (PUSD). impacts are 
capable of beio~ adeqyately miti~ated by and the financin~ plan relies 
upon. the district leYYin~ school facilities fees ("StatutOQ' School 
Fees") pursuant to Government Code SectiOns 53080 et seq. and 65995 et 
~ 

With respect to the Del Mar Union School District (DMUSD). Statutozy 
School Fees are not adequate to fully miti~ate for school facility 
impacts. Therefore. prior to City approval of any subdivision. planned 
development or other discretionary residential development application 
within the DMUSD. the City shall require each applicant to obtain a 
Certificate of Compliance or a Certificate of Exemption from the DMUSD. 
A Certificate of Compliance will be issued by the DMUSD only after the 
applicant has executed a School Facilities Fundin~ and Mitigation 
A~reement (in a form substantially similar to the a~reement set forth in 
Appendix C) a~reein~ to pay the specified Miti~atjon Payment or 
acquiescing to be annexed into Community Facilities District No. 95-1 of 
the DMUSD. A Certificate of Exemption shall \)e issued solely at the 
discretion of th~ DMUSD and only when. after analyzin~ the project. ~ 
DMUSD determines that the applicant should not be required to execute a 
School Facilities Fualin& and Miti~tion ~· The DMUSD bas~ 
to defend. indemnify and hold the City of San Die~o harm1ess from any 
claim. action. or proceeding against the City arisin~ from or related to 
the City's requirement that each applicant obtain a Certificate of 
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Compliance or a Certificate of Exemption from the DMUSD prior to prQject 
approval to the extent provided in such Indemnification Agreement (See 
Appendix C for Copy of Agreement). 
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[Aite11Ullive A for San Dieguito Union School District to be incorporated 
into Specific Plan if SDUSD is willing to execute an indemnification 
agreement] 

With respect to tbe San Die~ Union School District (SDUSD). Statutory 
School fees are not adeQJlite to fully miti&ate for school facility 
impacts. Therefore. prior to City approval of any subdivision. planned 
development or other residential development application within the 
SDUSD. the City shall reQYire each applicant to obtain a Certificate of 
Compliance or a Certificate of Exemption from the SDUSD. A Certificate 
of Compliance will be issued by the SDUSP only after the applicant has I 

executed a Scbool Facilities Fundin& and Miti&ation Ai(eCment (in a fonn 
substantially similar to the a:reement set forth in AJ2pendix D) 
acquiescing to be annexed into a CoillillWlity Facilities District No. of 
the SDUSD or a&reein& to participate in a newly formed Community 
Facilities District or a&reein& to pay a miti&ation fee in an amount to 
be determined by the SDUSD in accordance )Yith its school facilities 
financin& plan. A Certificate of Exemption shall be issued solely at the 
discretion of the SDUSD and only when. after analyzing the prQject. the 
SDUSD determines that the applicant should not be required to execute a 
mitigation agreement. The SDUSD bas a~eed to defend. indemnify and hold 
the City of San Diego harmless from any claim. action. or proceeding 
against the City arising from or related to the City's requirement that 
each applicant obtain a Certificate of Compliance or a Certificate of 
Exemption from the SDUSD prior to project approval to tbe extent provided 
in such Indemnification Agreement (See Appendix D for Copy ofJ\ireement). 

[Alternative B for San Dieguito Union School District to be incorporated 
into Specific Plan if SDUSD is not willing to execute an indemnification 
agreement] 

With respect to tbe San Die&Uito Union School District (SDUSD). Statutoty 
School Fees are not adeQYate to fully mitigate for school facility 
impacts. Adequate mitigation can and should be achieved by SDUSD by 
forming a new Community Facilities District for landowners within the 
specific plan or annexing those landowners into ail existing Community 
Facilities District in accordance with procedures set forth in state law. 
Implementation of this mitigation measure sball be solely within the 
responsibility and jurisdiction of the SDUSD. 
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Until sufficient students have been generated from this and adjacent 
areas, and sufficient mitigatien payments, special taxes er ether fttnds 
are collected to fund the property acquisition and development, the 
identified school/park site property shall retain development rights 
consistent with A -1-10 parcels designated for development in the Del Mar 
Mesa Specific Plan, except where density is further defined in the 
specific plan. If, prior to acquisition by the DMUSD and/or City of San 
Diego, the property owner makes application for a subdivision of land or 
other discretionary action, the City and the DMUSD shall have the 
opportunity to negotiate purchase of the identified property. 
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Section IV.H. (paies 85-86) 

H. OPEN SPACE ACQUISITION PROGRAM 

Based upon the significant biological resources contained in the open 
space in Subarea V, and the importance of its inclusion in the MSCP as a 
preserve4 core area, a main goal of the Del Mar Mesa Specific Plan is, to 
the greatest extent practicable, the retention as open space the eastern 
portion of the Del Mar Mesa designated Open Space/Rural Residential. As 
stated earlier in the MSCP/Open Space Element, the Del Mar Mesa's 
proximity to the Los Peiiasquitos Canyon Preserve results in an area that, 
if preserved, provides the single most important component of the open 
space system in the NCFUA. 

Due to the overall low density zoning throughout Subarea V, density from 
the preserve area could be clustered onto the area designated for higher 
density development without impacts to the circulation system. To that 
end, development in the A-1-10 areas will partially fund acquisition of 
the Open Space/Rural Residential areas through the Facilities Benefit 
Assessment District (FBA) an Open Spaee Aeqttisitieft Fee, adopted by 
erdiftaftee concurrenth with the specific plan. The potential result is 
a semi-rural residential community adjacent to a permanently protected 
interconnected viable habitat area. 

In addition to the..EBA Opeft Spaee Aeqttisitieft Fee, other funds for open 
space acquisition will include the direction of mitigation funds 
associated with the construction of SR-56, and other development projects 
in or outside Subarea V. Other possible funding sources include the use 
of an open space acquisition fund, if established, from the potential six 
million dollars from the proposed Bougainvillea resort hotel, revenue 
bonds guaranteed by this future income stream, or possible federal 
funding. 

Once funds become available, an approach .to facilitate resource 
preservation could be the purchase of options on the open space area to 
remove properties from the market to allow for time to raise funds for the 
balance of the purchase price. It should be noted that property owners 
in the Open Space/Rural Residential areas can develop consistent with the 
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underlying zoning until such time as a determination is made, and funds 
are available, to acquire such properties. 
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Section IV.I. (pa~e 86-92) 

I. TRANSPORTATION PHASING 

As shown on Table 7, page 42, the Subarea V Transportation Study assumes 
a total of 688 residential dwelling units (DUs), a 300-room resort hotel, 
and a golf course, that are expected to generate 9,880 daily trips. The 
Bougainvillea project includes the resort hotel, the golf course, and 
approximately 140 of the 688 dwelling units. The Transportation Study 
also assumes two public projects: ·a 9-acre neighborhood park that 
generates 450 daily trips and a 4-acre school that generates 240 daily 
trips for a grarid total of 10,570 daily trips. Since the publication of 
the Subarea V Transportation Study, the number of dwelling units and 
distribution of park vs. school acreage have been revised slightly. This 
does not affect the recommendations below. 

The phasing of transportation improvements a~sumes the Alternative 3 
network of the Transportation Study that includes the central alignment 
for SR-56, the Camino Santa Fe connection with the western alignment, and 
Shaw Ridge Road as a 2-Lane Residential Local street. 

Special effort has been made to reduce Subarea VIs dependence on road 
improvements outside of the subarea with the exception of Carmel Country 
Road, between SR-56 and the northern boundary of Neighborhood 10. The 
segment of Carmel Country road between SR -56 and Neighborhood 8 Is 
southern boundary (including its interchange with the freeway) is already 
constructed and fully operational. The segment of Carmel Country Road 
south of Neighborhood 8 to the Neighborhood 10 northern boundary is to be 
a 4-Lane Major street. This roadway is currently being designed and is 
scheduled to be fully constructed in 1997. The segment south of the 
Neighborhood 10 northern boUndary is also being designed and is expected 
to be fully constructed in 1998. 

The following pages describe the two phases of the Transportation Phasing 
P~. . 

Phase 1 

36 8/15/96 



DEL MAR MESA SPECIFIC PLAN FINAL DRAFT- ERRATA SHEET 

Cannel Country Road is a vital road that serves Subarea V and developments 
in Carmel Valley. According to the City-approved traffic study for 
Neighborhoods SA and 10 Combined Transportation Phasing Plan (SA/10 
CTPP), June 26, 1995, Cannel Country Road is classified as a 4-Lane Major 
street from SR-56 to south of Neighborhood 10's northern boundary (see 
Figure 13). 

The 4-Lane Major street segment of Carmel Country Road has a maximum 
desirable traffic volume of 30,000 ·daily trips. Of this 30,000 daily 
trips, about 14,994 are from Neighborhoods SA, 10, and Sorrento Hills 
(see Table 9). The remaining maximum desirable volume is therefore 
approximately 15,000 daily trips, of which 5,000 daily trips would be 
utilized by the existing development in Carmel Valley NeighborhoodS 
(Palacio Del Mar, located east of Carmel Country Road and north of Shaw 
Ridge Road). · 

(Insert Table 9, no changes) 

This would result in a 10,006 (30,000 maximum desirable traffic- 19,994 
trips from Sorrento Hills, Neighborhoods S, SA, and 10) traffic volume 
reserve on this segment of Carmel Country Road that could be utilized by 
Subarea V developments. Given the spatial distribution of Subarea V 
developable land ownership, substantial amount of property is on the east 
side of the subarea. Therefore, not all of the 10,006 ·daily trips may be 
utilized at this stage of development. It is expected that the equivalent 
of 6,600 daily trips will be generated in the first phase of Subarea V 
developments. 

In addition to improvementof Cannel Country Road (north of Neighborhood 
lO's northern boundary) as a 4-Lane Major street, Shaw Ridge Road is also 
recommended to be improved as a 2-Lane Residential Local street (3S ft. 
c/c width) with a maximum desirable volume of 2,200 Average Daily Traffic 
(ADT). 

At this phase, traffic signals need to be installed at Carmel Country Road 
at the entrance to the Bougainvillea project (to be paid for by the 
developer only) if this project is to proceed in this phase, and at the 
intersection of Carmel Country Road at the entrance to the Neighborhocd 
S development (Palacio Del Mar). Cost for installation of this signal is 
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to be paid for by Cannel Valley FBA and the Subarea V BIF on a fair share 
basis. · 

A list of Phase 1 improvements follows: 

1. Carmel Country Road constructed as a 4-Lane Major street, from SR-
56 to south of Neighborhood lO's northern boundary. This 
improvement is in Carmel Valley's Neighborhoods8A/10 CTPP. 
Subarea V is to pay its fare share of this project through the 
formation of an reimbursement district. 

2. Shaw Ridge Road constructed as a 2:Lane Residential Local street 
from Cannel Country Road to Camino Santa Fe. This improvement is 
considered internal and it is to be paid by subdividers. 

3. Traffic signals to be installed at Carmel Country Road at the 
entrance to Neighborhood 8's development (Palacio Del Mar). This 
improvement is to be paid for by the Carinel Valley FBA and the 
Subarea V BIF ..EBA on a fair share basis .. 

4. Traffic signals to be installed at Carmel Country 
Road/Bougainvillea entrance (if this project is to proceed at this 
phase). This improvement is to be paid for by the developer. 

Phase 1 Development Threshold for Shaw Ridae Road 
ExistinK and future developments utilizing Shaw Ridge Road to access 
Cannel Country Road. prior to the construction of Camino Santa Fe and its 
connectiOn to SR-56, are subject to a collective maximum cap of 2.200 
Average Daily Traffic (APT), or 220 eQuivalent single family dwelling 
units (EDU), as shown on Table lOA below: 
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TABLE lOA (new) 

PHASE 1 DEVELOPMENT THRESHOLD FOR SHAW RIDGE ROAD 

DEVELOPMENT ADT EDU 

Existing Residential Dwellings 250 25 

Bougamvillea Hotel & Golf Course Employees & Deliveries 370 37 

Future Single Family Dwellings 1,580 158 

Total 2,200* 220 

*The distribution of traffic generation shown are estimates. The estimated 
ADTs can be from any combination of existing, and future development, on a 
first-come, first-served basis, subject to the 2,200 ADT threshold. 

Table lOA reflects an estimate of 330 daily trips for Bougainvillea's hotel and golf course 
employees and 40 daily trips for Bougainvillea's commercial deliveries, for a total of 370 
daily trips. It should be noted that the steep grade of Shaw Ridge Road will not allow heavy 
trucks to negotiate the climb. Therefore. the area's topography may limit the use of Shaw Ridge 
Road by heavy commercial vehicles. 

It should also be-noted that the submitted Tentative Map for Bougainvillea indicates a service 
area south of Shaw Ridge Road. There is no "residential" access identified from Shaw Ridge Road 
to the project. Access from Shaw Ridge Road to the internal street in Bougainvillea can only 
be made by going through the service area. 

Monitoring 
Monitoring of the Phase 1 developments in Del Mar Mesa will be done by the Facilities Financing 
Section of the Comprehensive Planning Division through building permit issuance on a first
come. first-served basis. Permits will not be issued once the Phase 1 threshold of 2,200 daily 
trips is reached. 
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Phase 2 

The remaining dwelling units and/or other developments may be constructed at the second phase 
of development in Subarea V. The required infrastructure to support the rest of developmen1S 
in the subarea are shown in Figure 28 and described below: 

5. A 4~lane arterial road (as an interim improvement prior to Caltrans' completion of SR-
56), from the existing eastern terminus of SR-56 to Camino Santa Fe, and a grade 
separated interchange. Costs for the interchange bridge is to be paid for by the City. 
Costs for the interchange ramps at Caniino Santa Fe are to be paid for by .the FU A and 
Subarea V __EBA BIF on a fair share basis. 

6. Camino Santa Fe connection constructed as a 2-Lane Collector street from SR-56 to Shaw 
Ridge Road. This improvement is to be paid by Subarea V developments. 

1... Once the improvements specified in Nos. 5. and 6. aboye are in place. the central portion 
of Shaw Rid~e Road may be considered for closure either by ~ate or cul-de-sac. 

Street improvements in Phase 2 conclude the required transportation phasing improvements for 
all of Subarea V. 

Phasin~ Plan Summary: 

For ease of reference, a phase-by-phase summery of land use thresholds and their associated 
transportation improvements are listed in Table 10. Figure 28 illustrates all the improvemen1S 
referred to in Table 10. The details of Subarea V financing and its relation to adjacent 
neighborhoods are discussed in detail in the Subarea V Facilities Financing Plan. 
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TABLE 10: 

PHASE 

1 

2 

& BUILDING PERMITS NOT TO EXCEED 1
, 

2 

DAILY 
TRIPS 

6,600 

3,280 

TRANSPORTATION IMPROVEMENTS 

1. Carmel Country Road constructed as a 4-Lane Major street fro ~ 
SR-~6 to south of Neighborhood IO's northern boundary. 3 

2. Shaw Ridge Road constructed as a 2-Lane Residential Local 
street, from Carmel Countzy Mountain Road to Camino Santa 
along its eurreftt alignment . Developer only. 4 

3. Traffic signal to be installed at Carmel Country 
Road/Neighborhood 8 development (Palacio Del Mar) entrance 

· fair share to be paid by the Carmel Valley FBA and the Subare 
I*F .EllA on a fair share basis. 

4. Traffic signal to be installed at Carmel Country 
Road/Bougainvillea entrance. ·Developer only. 4 

5. A 4-lane arterial road (as an interim improvement prior to 
Caltrans' completion of SR-56), from the existing eastern 
terminus of SR-56 to Camino Santa Fe, including a grade 
separated interchange. Costs for the 4-lane arterial road and 
the interchange bridge are to be paid for by the City of San 
Diego. Costs for the interchange ramps are to be paid by the F 
DIF and Subarea V I*F.fl!A on a fair share basis. 

6. Camino Santa Fe connection constructed as a 2-Lane Collector 
street from SR-56 to the aeees! road to Shaw Ridge Road. Thi5 
improvement is to be paid by the Subarea V _.fl!A-BIF. 4 
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1. This Transponation Phasing Plan is intended as a guideline to sequentially provide the roads · 
that are r~uired to support the developments in Subarea V. It must be updated on a regular 
basis to reflect the actual land development and trip distribution patterns in the area. 

2. Building permits may not be obtained to construct any dwelling units beyond the daily trips 
threshold that is listed under column 2, unless the projects that are listed under the 
"Transponation Improvements" column are: completed; under contract; bonded; scheduled in the 
City's Capital Improvements Program for the same year building permits are requested; or 
programmed in the State Transponation Improvement Program (STIP) for the same year that 
building permits are requested. 

3. Construction of Carmel Country Road is also a condition of development for any or all of the 
following developments: Carmel Valley Neighborhoods 8A and 10, and Sorrento Hills for which 
Subarea V must pay its fair share contribution through the formation of a reimbursement 
district. 

4. "Developer only" means the improvement is to be constructed and be 100% paid for by the 
adjacent' developer. 
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Recording Requested by ) 
and when recorded mail to: ) 

) 
Del Mar Union School District ) 
225 Ninth Street ) 
Del Mar, CA 92014·2716 ) 

) 
Attention: Dr. Robert Harriman ) 

Exempt: Government Code § 61 03 
Space above this line for Recorder's use only 

SCHOOL FACILITIES FUNDING AND MITIGATION AGREEMENT 
FORTHE PROPERTY WITHIN THE SPECIFIC PLAN 

FOR SUBAREA V OF THE CITY OF SAN DIEGO 
BETWEEN DEL MAR UNIQN SCHOOL DISTRICT AND 

THIS SCHOOL FACILITIES FUNDING AND MITIGATION AGREEMENT 

("Agreement") is made as of ______ ,, by and between DEL MAR UNION SCHOOL 

DISTRICT ("School District"), a school district organized and existing under the laws of the State 

of California, and ------• a------- (''Developer"). 

WITNESSETH: 

WHEREAS, Developer is the owner of the undeveloped property described in Exhibit "A" 

(
11Property"), located within Subarea V of the City of San Diego ("City 11

) and within the bound;¢es 

of the School District; and 

WHEREAS, the General Plan and policies of City, the EIR for and conditions of approval 

of the Specific Plan for Subarea V require that Developer mitigate the impacts on the school 

facilities ( 11K-6 School Facilities11
) of School District which are defined in Section 2(g) of this 

Agreement; and 

BAKW&G/AB/mkd/28181. 04 
4014.15-DRAFf 4-May 9, 1996 

·1-



WHEREAS, Developer desires to enter into this Agreement with School District in order 

to mitigate fully the anticipated impacts caused by the residential development of the Property on 

the K-6 School Facilities of School District to a level of insignificance and assure the availability 

ofK-6 School Facilities for the student population generated by the residential development of the 

Property as required by the General Plan and policies of the City as well as the EIR and conditions 

of approval of the Specific Plan for Subarea V. 

NOW, THEREFORE, in consideration of the terms and conditions herein set forth, School 

District and Developer hereby agree as follows: 

1. Recitals. The foregoing recitals are herein incorporated. 

2. Definitions. Capitalized terms as used in this Agreement shall have the meanings set 

forth as fqllows: 

(a) "City" means the City of San Diego, California. 

(b) ''County" means the County of San Diego, California. 

(c) "Credit Funds" means the fair share of the following, as .reasonably 

determined by School District to be allocable to the Property: 

(i) State Funds. Any and all funds, reductions in liabilities or 

consideration in lieu of funds, received by School District from the State after the 

date of this Agreement for funding of K-6 School ·Facilities which ·have been 

financed in whole or in part with the proceeds of a Bond Issue of CFD No. 95-1 for 

new development. This does not include,. but not by way of limitation, funds. 

received for technology, modernization or reconstruction of existing K-6 School 

Facilities of School District or K-6 School Facilities for existing development within 

School District. For the purpose of this Agreement, State Funds shall include only 
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that portion of the total as is proportional to the amount funded with proceeds of a 

Bond Issue of CFD No. 95-1. 

(ii) Local Funds. The proceeds of any certificates of participation to be 

paid from general fund revenues received after the date of this Agreement for 

permanent financing of additional K-6 School Facilities for new development. Local 

Funds shall exclude the proceeds of any financing by the North City West Joint 

Powers Authority CFD No. 1. 

(iii) SubseQJJent Government Mandates. If, notwithstanding the provisions 

of this Agreement to the contrary, School District, or any other subdivision of the 

State of California are mandated or permitted by future legislation to impose and 

collect any fee or charge, however denominated, for the financing of K-6 School 

Facilities for development of the Property, the amount of any such fee or charge so 

collected. 

The fair share determination of Credit Funds applicable to the residential 

development of the Property shall be based on the relationship of the number and 

type of residential development approved by the City for the Property to the number 

and type of residential development pro~ided for or reasonably probable to be 

provided for by the land use element of the General Plan for the area within School 

District and reasonably anticipated to be developed in thirty-five (35) years from the 

date of this Agreement. 

(d) "Annexation Proceedings of CFD No. 95-1" shall be deemed to have 

occurred upon the occurrence of all of the following: (i) the annexation of the Property to 

CFD No. 95-1, including the authorization for the levy and collection by CFD No. 95-1 of 
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the Special Taxes; (ii) the approval by the qualified electors of the annexation to CFD 

No. 95-1 of the levy of the Special Taxes; (iii) the expiration of the statute of limitations 

provided in. Section 53359 of the Government Code; (iv) the effective date of the first 

applicable validating legislation by the State of California; and ( v) the entry of a final non-

appealable judgment in a validating action in the Superior Court of County validating the 
. . 

formation, _levy of Special Taxes and the _authorization of a Bond Issue for CFD No. 95-1. 

(e) "General Obligation Bonds'! means any local ballot proposition presented 

to and approved by the electorate of School District after the date of this Agreement 

authorizing School District to issue general obligation bonds. 

(f) "Index" means the Lee Saylor Class D Construction Index or 2%,whichever 

is greater. In the event the Lee Saylor Class D Construction Index ceases to be published, 

· the index used by the State Allocation Board in place of the Lee Saylor Class D Construction 

Index shall be applied or any comparable index as reasonably determined by School District.. 

(g) "K-6 Sehool Facilities" means the acquisition, construction and/or financing 

of land and capital school facilities consisting of interim and permanent elementary school 

facilities (grades kindergarten through 6), including central support, administration, busses 

and spechil education facilities, together with furniture, equipment and technology, to serve 

needs created by residential development of the Property and if such an option is chosen, 

reimbursement to Developer of the amount advanced to School District 'for formation of 

CFD No. 95-1 and to the School District of any such costs not funded by Developer as well 

as costs to the School District related to negotiation and execution of this Agreement. 
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(h) "Mitigation Payment" means a payment to be made as provided under 

Section 3 prior to the issuance of each residential building permit in the following amounts, 

which amounts shall increase by the Index commencing July 1, 1996, applicable each July 

1st thereafter. The Mitigation Payments shall be paid in the initial following amounts or as . 

adjusted annually by the Index: 

Class Amount Density 

Class No. 1 $8,581 s: eight (8) residential units per Gross Acre 

Class No.2 $5,830 > eight (8) ands: fifteen (15) residential units per Gross Acre 

Class No.3 $3,274 > fifteen ( 15) ands: eighteen ( 18) residential units per Gross Acr~ 

Class No.4 $2,475 >eighteen (18) and s: twenty-five (25) residential units per Gross 
Acre 

Class No.5 $1,877 >twenty-five (25) residential units per Gross Acre 

(i) "State" means the State of California. 

3. Miti~ation of K -6 School Facilities Impacts. 

3.1 Miti~ation Payment: Developer shall pay to District the Mitigation Payment 

as defined in Section 2(h) of this Agreement prior to the issuance of each building permit. 

3.2 Election of Annexation of Subarea V to CFD No. 95-1. If Developer so 

chooses, Developer may request that School District initiate and diligently pursue to 

completion the annexation proceedings ofCFD No. 95-1, relative to the Property. School 

District may require an advance of funds to cover the reasonable cost of such proceedings. 

If Developer agrees to include the Property in such annexation proceedings of CFD No. 95-1, 

Developer shall execute all documents reasonably requested by School District and required 

for the annexation proceedings of CFD No .. 95-1 relative to the Property in order to 
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accomplish the annexation proceedings prior to approval by the City of any· tentative map, 

parcel map or other similar proceedings relative to.the Property. The annexation proceedings 

of CFD No. 95-1 shall be accomplished on the basis of the provisions set forth in the rate and 

method of apportionment ("RMA") as set forth in Exhibit "B" to this Agreement. 

3.3 CFD No. 95-1 Limitations. CFD No. 95-1 shall be authorized only to finance 

the K-6 School Facilities required by residential development of the Property. CFD No. 95-1 

shall not levy or collect any special taxes exceeding the Special Taxes set forth in the RMA 

set forth in Exhibit "B" to this Agreement. The funds generated from Special Taxes on the 

Property shall be expended as reasonably determined by School District for interim and 

permanent K-6 School Facilities. 

3.4 Prohibition of Additional Mitiiation. Provided Developer is in compliance 

with the provisions of this Agreement, Developer, and its respective successors and assigns, 

shall be deemed to have fulfilled and mitigated their entire obligation to assist in fmancing 

K-6 School Facilities to serve the student population to be generated by the residential 

development of the Property, upon the occurrence of the annexation proceedings of CFD 

No. 95-1 or the payment of the payments described in Sections 2(h) and 3.1 of this 

Agreement. Execution and performance of this Agreement by Developer, as to the K-6 

School Facilities needs of the residential development of the Property, shall be deemed to 

satisfy any and all present and futUre requirements and conditions of the entitlements for the 

residential development of the Property, including any requirements of the City. School 

District hereby covenants that it will not under any circumstances at any time: 

(a) exercise any power or authority (under Section 53080 of the 

California Government Code or any other provision of applicable law) to levy a fee, 
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charge, dedication, or other fonn of requirement against any residential development 

of the Property (including any Senior Citizen Housing as defined in Section 65995.1 . 

of the Government Code but excluding any commercial or industrial property 

development) undertaken within the boundaries of the Property for the purpose of 

funding or financing any K-6 School Facilities. Commercial or industrial property 

·shall not include any fonn of residential development including multi-family 

residential development. If a Senior Citizen Housing dwelling unit is converted to 

use other than as specified in Section 65995.1 of the Government Code, it shall be 

subject to the Special Taxes for a period of thirty-five (35) years from the date of 

such conversion. 

(b) require the City or any other governmental entity to exercise, or 

cooperate with the City or any other governmental entity in the exercise of, the power 

under Title 7, Division 1, Chapter 4.7 of the California Government Code 

(commencing with Section 65970) or any other provision of applicable law, to 

require the dedication of land, the payment of fees in lieu thereof, or both for K-6 

School Facilities as a condition to the approval of residential development of the 

Property (including any Senior Citizen Housing but ~xcluding any commerci~ or 

industrial development). Commercial or industrial development shall not include any 

. . 

fonn of residential development including multi-family residential development and 

shall pay such school fees as are permitted by law prior to issuance of a building 

permit; or 
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(c) oppose any residential development of the Property on the basis of 

inadequate K-6 School Facilities or seek other forms of mitigation for any residential 

development of the Property (including Senior Citizen Housing) with respect to the 

adequacy of K-6 School Facilities, including, but not limited to, the establishment 

of developer fees, the payment of any money by Developer (regardless of how 

denominated or labeled), or the dedication of land permitted by present or futw:e 

State law, rulings, regulations or court decisions if the proceeds bf such fees, 

assessments or requirements will be used to finance or fund any K-6 School 

Facilities; or 

(d) issue bonds, except a Bond Issue, or incur any other form of 

indebtedness, payable from taxes or assessments of any kind applicable to the 

Property (other than School District's portion of the existing ad valorem property 

taxes) levied on any property within the boundaries ofCFD No. 95-1, the proceeds 

of which are to be used in whole or in part, directly or indirectly, for·funding or 

financing the K-6 School Facilities. The limitations contained in this clause (d) shall 

not be applicable to any (i) General Obligation Bonds; (ii) bonds of a community 

facilities district formed under the Mello-Roos Community Facilities Act or other 

local financing, which may be approved by the registered voters within the 

boundaries of School District and including the entire Scho.ol District; (iii) 

assessments pursuant to the Landscaping and Lighting Act of 1972, or other. 

assessment proceedings available to School District, providing for an assessment 

district encompassing the entire School District; or (iv) any bonds or financing of the 

North City West Joint Powers Authority CFD No. 1. 
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3.5 Other Pmperties. In order to equalize treatment of landowners seeking to 

develop within School District's boundaries, School District agrees to use its best efforts to 

enter into agreements comparable to this Agreement ("Other Agreements") with the owners 

of other properties ("Other Owners") within School District in order to obtain fmancial 

commitments for K-6 School Facilities from them at least equal to the commitments made 

by the Developer in this Agreement. However, if, notwithstanding the use of such best 

efforts, School District is unable to enter into any such Other Agreements with the Other 

Owners, such inability shall not constitute a breach of this Agreement. Notwithstanding 

anything in this Agreement to the contrary, it is agreed that no Other Agreements, as 

reasonably determined by School District, shall be more favorable to any Other Owners than 

this Agreement is to Developer. Similarly, if Developer enters into a mitigation agreement 

with San Dieguito Union High School District that is more favorable than this Agreement, 

as reasonably determined by Developer, Developer shall amend this Agreement to be 

comparable with any such other agreement. In the event School District enters into any 

Other Agreement after the date of this Agreement, School District shall give notice to 

Developer of such Other Agreement by providing Developer with a copy of such Other 

Agreement in the manner provided in Section 6.6 herein concurrently when School District 

records such Other Agreement with the office of the County Recorder of the County. If any 

Other Agreement contains provisions of a financial or legal nature which are materially more 

favorable than those contained in this Agreement, School District shall promptly amend, 

upon request of Developer, this Agreement to incorporate, on a prospective basis, such more 

favorable provisions. The effective date of any such amendment to this Agreement shall be 

the effective date of the Other Agreement(s) containing such more favorable provisions. 
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3.6 Covenant to Construct K-6 Scbool Facilities and Serve Students. At the time 

sufficient funds are received pursuant to this Agreement, and other agreements or from other 

sources, School District covenants for the benefit of Developer and any persons owning 

residential property within the Property that School District will use its best efforts to acquire 

or construct K-6 School Facilities sufficient to serve the students generated from 

development within the Property provided there will be a minimum of 300 K-6 students 

within the attendance area as determined by School District upon the estimated completion 

and occupancy of such K-6 School Facilities. 

3. 7 Disclosure of Special Iaxes. If Developer elects to have the Property annexed 

into CFD 95-1 as described in Section 3.2 of this Agreement, Developer hereby covenants 

to School District that Developer shall provide, or by contract with any developer or 

merchant builder of any part of the Property require to be provided the ''Notice of Special 

Tax" required by Section 53341.5 of the Government Code or any similar successor statute.· 

Developer expressly acknowledges that School District and CFD No. 95-1 shall have no duty 

or obligation and shall incur no liability, jointly or severally, with respect to the foregoing 

covenant of the Developer. 

3.8 Indemnification Rewudina Disclosure. If Developer elects to have the 

Property annexed into CFD 95-1 as described in Section 3.2 of this Agreement, Developer 

shall assume the defense of, indemnify and hold harmless School District and CFD No. 95-1 

and each of their officers, employees ~d agents from and against any and· all actions, 

damages, claims, losses, expenses or liability arising from, or related to, Developer's 

covenant and obligation to disclose the Special Taxes as provided under Section 3.6 of this 

. Agreement or arising from any information set forth in any official statement with respect 

BAKWitG/AB/mkd/28181. 04 
4014.15-DRAFT 4-May 9, 1996 

-10-



to a Bond Issue to the extent Developer has furnished such infonnation and has expressly 

approved in writing the inclusion of such infonnation in such official statement. 

4. Creditfunds. 

4.1 State Aid Application. School District, to the extent it determines that it is 

realistic and feasible, shall apply for and utilize its best efforts to obtain approval of any State 

funding for K-6 School Facilities that may become available to School District under the 

Leroy F. Greene State School Building Lease-Purchase Law, set forth at Title 1, Division I 0, 

Chapter 22 of the California Education Code (commencing with Section 17700) and all 

standards and regulations adopted by appropriate State agencies in the implementation of 

such law or any other similar State law. Subject to School District's obligations contained 

herein, Developer acknowledges that the risk of denial of any such application by the State 

shall be borne by Developer and by other payers of the Special Taxes within CFD No. 95-1 

and shall not be a basis to lodge a protest of any Special Taxes. payable or to file a claim for 

the recovery of any Special Taxes paid. The reasonable fees and charges of any consultant 

retained by School District or other such expenses, including reasonable amounts of staff or 

Board of Trustee time, to pursue such State funding for the K-6 School Facilities may be 

included in the Administrative Expenses for which the Special Taxes of CFD No. 95-1 may 

be expended. 

4.2 Application of Credit Funds. Developer and School District agree that, to the 

extent legally permissible, the Property's share of any Credit Funds received by School 

District shall be applied to pay or reduce the Special Taxes levied on the Property and 

remaining unpaid as reasonably determined by School District. 
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5. Bindina on Community Facilities District. If Developer opts to· complete the 

annexation of the Property to CFD No. 95-1, the Board of Trustees ofthe District ("Board") shall 

cause to be executed such documents as may reasonably be required to confinn that CFD No. 95-1 

is bound by this Agreement, and copies of such documents shall be provided to Developer. The 

Board, acting as the legislative body of CFD No. 95-1, shall perform aU parts of this Agreement 

which require perfonn:ance on the part of CFD No. 95-1. 

6. General Provisions. 

6.1 Successors. All of the covenants, stipulations, promises and agreements 

contained in this Agreement by or on behalf of, or for the benefit of, any of the parties hereto, 

shall bind and inure to the benefit o~ the successors of the respective parties. 

6.2 Assianment. 

(a) No Separate Transfers. No sale, transfer or assignment of any right 

or interest under this Agreement shall be made unless made together with. the sale, 

transfer or assignment of all or a part of the Property. 

(b) Notice and Assumption. Concurrent with any such sale, transfer or 

assignment, or within thirty (30) days thereafter, Developer shall notify School 

District, in writing, of such sale, transfer or assignment and shall provide School 

District with an executed agreement, by the purchaser, transfer or assignee by which 

the purchaser, transferee or assignee express!):' and unconditionally assumes all duties 

and obligations of Developer in this Agreement with respect to the Property or part 

thereof conveyed. 
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(c) Consequences ofNon-Compliance. Any sale, transfer or assignment 

not made in strict compliance with paragraph (b) of this Section 6.2 shall constitute 

a default by the seller, transferor or assignor under this Agreement; provided, 

however, such default may be cured at any time by the purchaser, transferee, or 

assignee executing an agreement pursuant to paragraph (b) of this Section 6.2 and no 

such default shall affect the rights under this Agreement of any owner of any other 

part of the Property. Notwithstanding the failure of any purchaser, transferee or 

assignee, to execute the agreement required by paragraph (b) of this Section 6.2, the 

burdens of this Agreement shall be binding upon such purchaser, transferee or 

assignee, but the benefits of this Agreement shall not inure to such purchaser, 

transferee Qr assignee until and unless such agreement is executed. 

6.3 Amendment and Waiver. This Agreement shall be amended only by a written 

instrument executed by the parties hereto or their respective successors and assignees. All 

waivers of this Agreement must be in writing and signed by the appropriate authorities of the 

parties hereto. 

6.4 Severability. If any provision of this Agreement shall be held invalid, illegal 

or unenforceable by a court of competent jurisdicti<?n, the validity, legality or enforceability 

of the remaining portions hereof shall not, in any way, be affected or impaired thereby. 

6.5 Intewtion. This Agreement supersedes any and all other agreements, either 

oral or in writing, between the parties with respect to the subject matter of this Agreement. 

6.6 Notices. Demands and Communication. Formal notices, demands and 

communications between School District and Developer hereunder shall be sufficiently given 

if (i) personally delivered; (ii) mailed by registered or certified mail, postage prepaid, return 
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receipt requested; or (iii) delivered by Federal Express or other reliable private express 

delivery sei'Vice to the principal offices of School District or Developer, as set forth below. 

Such written notices, demands and communications may be sent in the same manner to such 

other addresses as either party may from time to time designate by mail as provided in this 

Section. Such notices, demands or communications shall be deemed received upon delivery 

if personally served, or upon the expiration of three (3) business days if given by o~r 

approved means as specified above. 

If to School District: 

With a copy to: 

If to the Developer: 

With a copy to: 

Del Mar Union School District 
225 Ninth Street 
Del Mar, CA 92014-2716 

Alexander Bowie, Esq. 
Bowie, Arneson, Kadi, Wiles & Giannone 
4920 Campus Drive, Suite A 
Newp6rt Beach, CA 92660 

6. 7 Arbitration. Any controversy or claim arising out of or relating to this 

Agreement, or breach thereof shall be settled by binding arbitration in County in accordance 

with the rules of the American Arbitration Association and judgment upon the award 

rendered by the arbitrator may be entered in any court having jurisdiction thereof. 

6.8 Attorneys' fees. In any litigation or arbitration arising out of the breach of 

this Agreement by any party, the prevailing party in such arbitration or litigation, in addition 

to any other relief which may be granted, whether legal or equitable, ~hall be entitled to 
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recover reasonable attorneys' fees and all other reasonable costs incurred in such arbitration 

or litigation and allowed by the arbitrator or court. 

6.9 Interpretation. The terms of this Agreement, including all Exhibits hereto, 

shall not be construed for or against any party by reason of the authorship of this Agreement, 

but shall be construed in accordance with the meaning of the language used. The Section 

headings are for purposes of convenience only, and shall not be construed to limit or extend 

the meaning of this Agreement. 

6.10 Force Mftieure. The obligations of any party under this Agreement, and all 

deadlines by which any party's obligations hereunder must be performed, shall be excused 

or extended for a period of time equal to any prevention, delay or stoppage in performance 

which is attributable to any strike, lock-out or other labor or industrial disturbance, civil 

disturbance, act of a public enemy, war, riot, sabotage, blockade, embargo, lightning, 

earthquake, fire, storm, hurricane, tornado, flood, explosion, court injunction, moratorium 

on any necessary public utilities. 

6.11 Recordation. Subordination and School District Certification. 

(a) Recordation. lbis Agreement or a notice describing the existence of 

this Agreement and the Property may be recorded by Developer or by the School 

District. The parties hereby agree to execute such documents as may be needed to 

give such notice. 

(b) Subordination. Any existing monetary encumbrances or options in . 

favor of non-governmental agencies or entities shall be subordinated to this 

Agreement prior to School District certifying to City the availability ofK-6 School 
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Facilities for the Property via Mitigation Payments, or annexation of the Property to 

CFD No. 95-1 whichever shall first occur. 

(c) School District Certification. Promptly upon receipt of confirmation 

of such subordination, School District shall provide to Developer written 

certification, in a form acceptable to Developer and City, that all requirements of 

School District with respect to mitigation of all school impacts from the development 

of the Property will be satisfied upon performance of the terms of this Agreement. 

J,>rovided Developer is in compliance with this Agreement. School District shall 

promptly provide to City the certification required pursuant to Section 53080(b) of 

Government Code, or similar successor law, with respect to the issuance of any 

building permit required for residential development of the Property. 

6.12 Execution. This Agreement may be executed in several counterparts, each 

of which shall be an original and all of which shall Constitute but one and the same-

agreement. 

6.13 Mutual Cooperation. Each party to this Agreement agrees to cooperate with 

the others, to act in good faith, to sign any other and further documents, and perform such 

other acts~ as may be reasonably necessary or proper in order to accomplish the intent of this 

Agreement. The parties shall refrain from doing anything which would render their 

performance under this Agreement impossible or impractical. 

6.14 No Third Party Beneficiaries. This Agreement is made and entefed into for 

the sole protection and benefit of the parties and their successors and assigns. No other 

person or entity shall have any right of action based on any provision of this Agreement. 
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6.15 Exhibits. All Exhibits attached hereto are incorporated into this Agreement 

by reference. 

IN WITNESS WHEREOF, the parties hereto have executed this Agreement on the day and 

year first above written. 

APPROVED AS TO FORM: 
BOWIE, ARNESON, KADI, 

WILES & GIANNONE 

DEL MAR UNION SCHOOL DISTRICT 

By: -------------------------------
Superintendent 

Legal Counsel - Del Mar Union School District 

By ________________________ ___ 
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By: ____________________________ __ 
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Address: ......--------------------------
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STATE OF CALIFORNIA ) 
) ss. 

COUNTYOF ) 

On before me, ------------------------
-------------- (here insert name and title of the officer), personally appeared 
----------------'personally known to me (or proved to me o~ the basis 
of satisfactory evidence) to ~ the person(s) whose name( s) is/are subscribed to the within instrument 
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), 
and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf of 
which the person(s) acted, executed the instrument. 

WITNESS my hand and official seal. 

Signature---------------------------- (SEAL} 

STATE OF CALIFORNIA ) 
) ss. 

COUNTYOF ) 

On before me, 
---------------~------

------------ (here insert name and title of the officer), personally appeared 
-----'------------' personally known to me (or proved to me on the basis 
of satisfactory evidence) to be the person(s) whose name(s) is/are subscribed to the within instrument 
and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies ), 
and that by his/her/their signature(s) on the instrument the person(s), or the entity upon behaif of 
which the person(s) acted, executed the instrument. 

WITNESS my hand and official seal. 

Signature------------------------ (SEAL) 
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EXIDBIT 1 
• 

RATE AND METHOD OF APPORTIONMENT FOR 
DEL MAR UNION SCHOOL DlSI'RICf 

COMMUNITY FACILITIES DISI'RICf NO. 95-1 

The following sets forth the Rate and Method of Apportionment for tbe levy and collection of 
the special taxes of Del Mar Union School District Commllllky Pac:ilities District No. 95-1 
(•em No. 95·1·). The special taxes i.Dclude a Ooe·Tune Special Tax, an Initial Maximum 
Annual Special Tax, a Maximum Auiual Special Tax a.ocl, If elected by a Property Owner, 1 
One-Tunc Supplemental Prepaymcot Special Tax. Tbc initial amounts and -.mual adjustment 
of the special taxe.s are as set fodh herein. 

A special tax sball be levied on and collected in CFD No. 95-1 each Fucal Y car by the Board 
of Trustees of the Del Mar Union School District (the •Board•) through the application or the 
appropriate Maximum Annual Special Tax for •Developed Propeny• as descdbed below. All 
of the Undeveloped and Developed Property in CFD No. 95·1, unless exempted by Jaw or by 
the provisions hereof, shall be taxed for the purpose, to the extent and in the manner herein 
provided. 

A. DEFtNIIDPNS 

Tbe tenns hereinafter set forth have the following meanings: 

'Ad' meus the Mello-Roos Community Facilities Act of 1982, as amended, being 
Chapter 2.5, Division 2 of ntle 5 of the Govemmeot Code of the·State of California. 

• Admln.imative Expenses• means any ordinary and oecessary expenses of CFD No. 95- · 
I, including, Dot by way of limitation, all expenses incurred . by the Board, including 
reasonable staff time and coosultant expense, to carry out its duties as the legislative 
body of CFD No. 9S-1. . 

• Assessor' a Parcel• means 1 paxtel of land desipated on a map of the County of Sao 
Die&o Assessor which bas beea assigned a disc:rde ideotifyiag Dumber. 

"Board" means the Board or Trustees of the Del Mar Union Scboot District acting as 
the legislative body or CFD No. 9S-1. 

"Bond Issue• means a CFD Bond Issue, 1 Certificate of Participation issue, or any other 
type of rmancing selected by the Board to rmance eligtole costs of school facilities. 

"BuDding Square Foot• means the square footage of internal liviD& space of a 
Developed Property, exclusive of garages or other structures DOt used as living space. 

"Developed Property" means any Assessor's Parcel in CFD No. 95-1 which is Taxable. 
Property and for which a r:esidential buDding pennit was issued prior to March 1 of the 
previous FJ.SCal Year. 
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•Eilalble Costs• means those costs which C. be paid willa Special Tax reveaues, 
includina: (1) debt service or payments oiJ aD load Issues or ocher li.oaDcina or Olber 

· pcriodk costs on the boada or odlor indebteciDcas of CPD No. 95·1, wblch Ia expecced 
to have authorizatioD for $100,000,000 iD debt (2) the cost of acquisitioo of land or 
facUities, {3) the CODStNctioa, lumishiDa or equipplDc of facilitiea ud busses, (4) dae 
reasonable IDd necessary .A.cSalinistntive Expaues of CFD No. 95-1, (5) the 
accumulalioa of fullds nuoaably required for lucure debt service, (6) costs associated 
with the lelease of fuads flom aa escrow acc:ouat, (7) any amouats requlrecl to establish 
or repleaish aay auerve luDd established iD usociadoa willa Boacl Issues or odler 
indebtedDess of CFD No. 95-1, (I) lease paymeats for existiaa or future facilities, IDd 
(9) aay Odaei paJBleots pemlitted by law. 

•Ftaat Subdlvkloa Map• means a rmat tract map, parcel map, lot tiDe adjustmeat, or 
functionally equivalent map or instrument tbit creates buiJdiaa sites, exclusive of maps 
created Sbictly for plarmina, financin& or conveyance purposes, recorded in the County 
of San Die&o Off"ace of the Recorder. 

•Fiscal Year• means the period com.menciDa on July 1 of aay year aad endina tbe 
followmc June 30. 

•Gross Aueaae• unless otherwise determined pursuant to SectioD P for aJivea Piscal 
Year or Yars meaDS either (i) the acraae Specified withia a recorded FIDil Subdivisioa 
Map, exclusive of Je&ional ll1erla1 streets IDd hiahways, if' aay, aDCl parcels of ope. 
space, if any, within such recorded Fmal Subdivisioa Map, u determiaed by the loanl 
or (ii) iD the case where a Piaal Subdivision Map has DOt yet been recorded, the Jaad 
a.rea of • Assessor's Pucel as showa oa aa otrlCial map of the CoUDty of Sao Dieao . 
Assessor. 

"lnda• means the Lee Saylor Class D Coast,ructioa IDdex published by the State 
ADocatioo Board. 1D the event the Lee Saylor CJaaa D Constr\JCtion Index ceasca to be 
publisbecl, the iDdex used by the State ADoeatioa loaM iD place of the Lee Saylor Class 
D CoastJUctioa lDdex aha11 be applied. 

"IDitlal Muimum Almual Special Tu• for a speciftc Fucal Year means the NuimWD 
Amlual Speclal Tax for an Assessor's Parcel which has been cteslptcd as. Developed 
Property for the rust time In that FlSCII Year. . 

"Land Use Class" means any of the five cJasses listed iD Tables I and D. 

"Madmum Annual Special Tax• means the IDahest special tax which shaD be paid· 
during a Fisc:al Year by a Property Owner of Developed Property or Undeveloped 
Property as detenniDed by the Board in accordance with Section C. 

"One-Time Special Tax" means the special tax per BuUdinJ Square Foot collected prior 
to buiJdina permit issuaace for a lot or parcel which is Taxable Property as detennioed 
in 'lccordance with Secdon C. 

Exhibit B 



em No. tJ.l 
Paatl 

"Ooe-Tlme Supplemental Prepayment Speclal Tu• for aoy lot or pa.n:el of Taxable 
Property means the optional special laX atabUsbcd for lhat parcel, whicb may be paid 
prior to buikfin& permit issuance in order to prepay the eotile Maximum Annual Special 
Tax, as decennioed in aeeordance with Sectioo C. 

"Proportiooately" means that the ratio of the actual annual special tax levy to the 
appJicab1e Maximum ADDual Special Tax Is equal for all AJsessor'a Parcels falliDJlato 
the Land Use ~. For example, for an Developed Property classiraed as beloDJiac 
to the Land Use Classes in Tables I and D, Propottlooatety sball meao that the ratio of 
the annual special tax levy to the Maximum A.anual Special Tax is equal for all 
Assessor's Pa.rcds classified 1a any of the Laod Use CJasses in ~ tables. 

"Taxable Property• means property within the bouoda.rica of CFD No. 95·1 wbich is 
not exempt from the Maximum Annual Special Tax pursuant to tbe Act or pursuant to 
Section E below. · 

•undeveloped Property" means any Assessor's Parcel of Taxable Property in CFD No. 
95·1 zoned for residential devdq>ment and for which no ~idential buUding pennit was 
issued prior to March 1 of the prior FISCal Year. 

B. ASSIGNMENT TO LAND USE CATEGQpm 

On July 1 of each FLSCal Year, bepmiDc July 1, 1995, all Taxable Property ·within CFD 
No. 95·1 sbaD be classiflcd as Developed Property or Undeveloped ~rt)'. A1 such 
time, Developed Property wm be assipod to oao of tho five ·Lancl Use ClaHe$ as 
described below. and shall be subject to special tax~ determined Ia accordaDce with 
Sections C and D of this rate and method of apportionmeot. Developed Property shall 
be assiped to a l..aod Use Class based OD the oumber of residential units per Gross A-cre 
withiD the Fmal Subdivision Map in which it is located, as indicated iD Tables I and D. 
Undeveloped Property shall also be taxed Ia conformanc:e with Sections C and D. 

C. SPECIAL TAX BATES 

Each Assessor• a Parcel claasificd as Taxable Propcny aball pay the Maximum Almual 
Special Tax levied by the Board. Taxable Property for which a residential building 
permit has beeo issued also shall be subject to the ODe· T101e Special Tax. However. a 
property owner of such residential TaxabJe Property may elect, as herein provided in 
Section C.tc, to pay the One·T"une Supplemental Prepayment Special Tax to prepay an 
of the future Maximum Annual Special Taxes. All of the special tax ntes for each Land 
Use Class are listed below. 
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1. Undenloped Property 

a. Maximum Aa.aual Special Tu 

CFDHo. tS.I ..... 

'Ibis Maximum Annual Special Tax, subject to any reimbursement as 
hereia provided, may be levied ooly ia c:asea where deliaqueaeies or 
defaults of the Maximum ADnuaJ Special Taxes paid by Developed 
PJopt.rty owaen create a situadoo Ia wldcla ~ JeVeaues are aeeded 
to make priDcipaland Interest payiDeDIS, nplellisb the reserve tuad, or 
pay Administrative Expeoses u discussed ill Sectioa)) (below). 1be 
1995-96 Fiat Year ~um Anaual Special Tax for a lot or pucel of 
Undeveloped Property sbaD DOt exceed the Jesser of (1) SSOO per Gross 
Acre or (2) the agrepte · amoual of the ac1ua1 detiDqueocia ill the 
paymeut of the Maximum Annual Special Taxes for Developed PJoperty 
for the prior Fucal Year divided by the total number of Gross Acres of 
Undeveloped Property of CFD No. 9S·l. 

On each July 1, commeoclna July 1; 1995, the Maximum Annual Special 
Tax for all Undeveloped Plopeny shall be iDcreased from the pre.vious 
FISCal Year's Maxinlum Annual Special Tax for Undeveloped Plopeny by 
an amount equal to the pen:entap chaDp ID the Index or two pereeut 
(21), whichever Is pater. Tbe Index shaD be measured for the twelve 
month period eodiDg May 31 of the prior Fucal Year. 

b. One-Time Special Tu: 

Prior to the time a n;sjdcntial buildiDc permit is Issued for a lot or paJtet 
of Taxable Ploperty, the property owner sbaD pay the Oae-Time Special 
Tax based on the square footace of Door space from the buUdioa permit 
to be issued for each lot or parcel. Tile ()no. Tune Special Tax ia the 
1994-95 Plsca1 Year for Uadeveloped Ploperty Is SO. 79 per residential · 
Buikfinl Square Poot. There ahaD IJe _, ODe· Time Special Tax OD 

propeltJ for which no reaicteodal buikfiDa permit Is beiDa issued. 

On each July 1, commenciDa July 1, 1995, tbe One-Time Special Tax for 
. an resideotia1 Taxable Plopeny will be inaeased from the previous Fiscal 
Year's One-Time Special Tax by u amount equal to the aanual 
perceatap chaap iD the Index or two perceat (2~). whichever is pater. 
1be IDCiex sbaD be measured for the twelve month period endlna May 31" 
of the prior FISCil Year. 

c. One-Tame Supplemental Prepa)'IDent Special Tax 

At the time a residential Final Subdivision Map iJ ·recorded for any 
Taxable Property within CFD No. 95-l, the property. owner flliD& said 
Fmal Subdivision Map for recordation concurrently may elect for aD lots 

Exhibit B 



Land 
Use 

Class 

1 

2 

3 

4 

5 

CFD No. H-1 ..... 
or parcels created by said Finil Subdivisioo Map to prepay the entire 
future Maximum Aftnual Special Taxa duou&h the applicatioa of the ODe· 
T'une Supplemenral PRpaymeot Special Tax. ID order to pRpay the eatile 
future Maximum Annual Special Taxes of CFD No. 95-1, the reaideotial 
Final Subdivisioa Map must contaiD at leasl 25 sia&le family detached 
units or 100 multi-family attacbecl uaits. Table I below lists the ODe· T'ame 
Supplemearal Prepaymeat Special Tax iD die 1994-95 FUcal Year for each 
l.aDd Use Class. While tbe decision to apply the ODe-T'm1e Supplemeatal 
Prepaymeat Special Tax to aD of tbe Assessor's Parcels iD a FUIIl 
Subdivisioa Map sbaU be made at the lime of map recordation, the accua1 
payment of this ODe-Tame Supplemental Prepayment Special Tax shaD 
occur prior to buUdiD& permit issuance. · · 

TABLE I 

One-Tune Supplemental Prepa)'lllent Special Tues 
Community Facllitles Distrid No. t.S.1 

(llscal Year 1994-95) 
.. 

· Supptt2neaial ., :· 

Pre ... paymeat 
... One-Time 

Description Deslpatlon Speelal Tai: 

Developed Density 1!a eight (8) resideatial units per 
Property Gross Acre $6,510 per uDit 

Developed Density > ei&bt (8) and 1!a flfteea 
Property (IS) residential units per Gross Acrr. $4,337 per unit 

Developed Density > flftcea (IS) and :s; ei&hteen 
Property (18) JeSidential units per Gross Acre $2,021 per unit 

Developed Density > eighteen (II) and :s; tweaty· 
Property five (25) zesideotial units per GlOSS Acre $1,.516 per unit 

Developed Density > twenty-five (25) residential - units oer Gross Acrr. $1.011 per unit II:IV~ILY 

On each July 1, commeociDc July 1, 1995, the One-Tune SuppJemeotal 
Prepayment Special Tax rates will be increased from the previous Fiscal 
Year's One-Time Supplemental Prepayment Special Tax by an amount 
equal to the annual percentage change in the Index or two percent (21), 
whichever is greater. The Index shall be measured for the twelve month 
period ending May 31 of the prior Fiscal Year. 
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Land 
( Use 

Class 

1 

2 

3 

4 

5 

CfDNo. f5-l .... , 
QeyeJoped PreperQ 

a. Maslmdal Aaaual Special Ti.x without One-TIDie Supplemental 
Prepayment Special Tu 

Tbe 199S-96 Fiscal Year Initial Maximum Aanual Special Tax for a lot 
or putel of Developed PIOpet&y is listed ill Table D. This table appUes 
oaly to those As~ssor•a Pan::els of Developed· PIOpet&y for wldch abe 
Oae-11mo SuppJcmeacal Plepaymeat Special Tax was llQl paid 11 tbe lime 
of buildina permit issuaoc:e. Developed PropertJ for wbich dais Oae· TUDe 
Supplcmeatal Pn:paymeot Special Tax bas been paid is discussed 1D 
SectloD 2b, below. 

TABLED 

Jnjtlal Maximum Almual Special Tues for Developed Property 
CommuaitJ FadDtles Distrld No. 95-1 

(Jlscal Year 1995-H) 
; ... 

. ' .·. :·. •' 

.. .. 
' ; M8xinim ·.: ., 

Almul Spedal · 
DtScriptioD · . ' . Deslpiatloil · .. Tu· , .. 

.. 

Developed Deasity !5 ei&ht (8) JeSkteDdal uaits per 
$788 pel 1lllit PropertJ Gross Acre 

Developed Density > ei&ht {8) and s: fifleeD (15) 
PropertJ per Gross Acre $533 per uoit 

Developed Density > fifteeD (lS) ud s ei&hteeo 
PropertJ (18) raldeDtlal units per GlOSS Aae $262 per uoit 

~ Deasity > ei&hteea (18) and !5 tweaty- . . 
lC five (25) ~aicleDtial units per GlOSS N:.re $203 per uDit 

Developed Density > tweaty-five (2S) resideDtia1 
..... ..... units oer Gross Acre $ 144 oer unit • 

Oa each July 1, commencina on July l, 1996, the Initial Maximum 
Annual Special Tax for lots or·pucels of Taxable Property being classified 
as Developed Property for the first time ia that Fiscal Year and for which 
the Oae-Tune Prepaymeat Special. Tax has DOt beea paid wm be increased 
from the pnwious FISCal Year's Initial Maximum Aanual Special Tax by 
aa amouat equal to the annual percentage change in the .Index or two 
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CfD No. fS.I 
Pqe7 

percent (21), whichever is creater. The IDdex shall be measured for the 
twelve mooth period endin& May 31 of the prior Fiscal Year. 

1bc Maximum Annual Spccial Tax for all Developed Property which was 
classified as Developed Propcny iD previous Fiscal Years wW equal the 
Initial Maximum Annual Special Tax for the Fiscal Year iD which the 
AJsessor'l ~ was fust classifted IS •Developed Propcny• •. 

b. Maximum Annual Special Tu with One-Tlme Supplemental 
Prepayment Special Tu 

There shall be DO Maximum Amiual Special Tax collected from 
Developed Property for which the Ooe-TilDe Supplemental Prepayment 
Special Tax bas been paid. 

D. MEIBOD OF APPQRDONM:EN[ OF 'IJfE MAXIMUM ANNUAL SPECIAL TAX 
TO PROPERTY IN CFD NQ. ·95-1 

Commcnciag F'a.sal Year 1995-96 and for each subsequent Fiscal Year, the Board sball 
levy the Maximum Annual Special Taxes as foDows: 

lkJll Tbe Maximum Annual Special Tax shaJ1 be levied on each Assessor's Parcel of 
Developed Property, except for each AJscssor'a Parcel for which the property owocr 
previously elected to pay and bas paid the Ooc· TilDe Supplemental Prepayment Special 
Tax as set forth in Section C. I.e. above, for wbicb the Maximum Annual Special Tax 
shall be waived. The Maximum Annual Special Tax sba1l be· based oa the laitial 
Maximum Annual Special Tax listed in Table D, which shall be adjusted by the Index 
as explaioed iD SectioD C. If the BoanJ chooses to levy Jess than the Maximum A.ooual · 
Special Tax or portion thereof, they shall do so Proportionately· for all Land Use ClasSes 
listed in these tables. 

Sec:oad; Io thc cvem of de1iDqueocy or dctault by aoy Dcvclopcd Propcny within CFD 
No. 95·1 as to the Maximum Annual Special Tax iD aoy FJ.SCal Year, thc Maximum 
Annual Special Taxes levied uodcr the f111t step may be ~fficient to make aD cu~ 
principal and interest payments, replenish the· reserve fund, or pay Administrative 
Expenses. ln such cases, the annual special tax shaD be levied Proportionately on all 
Assessor's Parcels of Undeveloped Property up ~ the Maximum Annual Special Tax for 
Undeveloped Propcny as listed in Section C.I.a .• adjusted by the Index as explained in 
Section C. 

In the event that said delinquency or default is satisfied by the Developed Property that 
was in delinquency or default, the Undeveloped Property owner(s) of record who paid 
Maximum Aonua1 Special Taxes at the time of the delinquency or default shall be 
reimbursed to the extent possible under applicable law, subject to the review and 
approval of the Board. Reimbursements. if any, shall be made only after the obligations · 
of CFD No. 95-1 for that Fiscal Year (i.e., principal and interest payments, 
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replenishment of the reserve fund, and Admiftistrative Expenses) have been completely 
satisfied. · 

E. EXEMPI'IONS 

The Board shaD not levy any special taxes on properties owned by the State of 
California, Federal or other localaovemmencs except as ocherwise provided ill Sections 
53317.3 and 53317.5 of the Government Code. Furthermore, the Boud sball DOt levy 
any special taxes oa properties owned by a homeowners' association or properties with 
public or utility easements malcing impractical their uh1inrioD for other tbaD the purposes 
set forth in· the taSement. 

Any landowner or resident who contends that the amount of the Maximum Annual 
Special Tax levied is in error or pertains to property that the Board determines is 
reasonably probable to be zoned other thaD for developmeDt purposes may rue a notice 
with the Board appealing the levy of the Maximum Annual Special Tax. A 
n:preseotative of CFD No. 95·1 will thea review the appeal and, if aecessary, meet with 
the appeDant. If the fmdiDas of the represootaUve verify that the amount or the 
Maximum Annual Special Tax should be modified or cbanpd, .then,. as appropriate, tbe 
Maximum Annual Special Tax levy sbaD be conected. If the appellant is in 
~ with tbe rmdings of the representative, be may appeal the representative's 
decisioo to the Board. 

G. COLLECDQN OF MAXIMUM ANNUAL SRCIAL TAX 

1be Maximum Annual Special Tax will be collected in the same manner and at the same 
time as ordilwy ad valorem property taxes. 

B. TERM OF MAXIMUM ANNUAL SPECIAL TAX 

Assessor's Pan:els for which a buDdin& permit was issued prior to March 1 of a Jiven 
Fiscal Year sbaD commence paylna Maximum Annual Special Taxes ill the foDowina 
F'I!Cal Year. Tbc Maximum Annual Special Tax sba1l be tmcd for ·a period of 35 years 
for each Assessor's Parcel of Taxable Property. 

1:\CLIENTS\DELMAJUD\MEU.O\IMAISX.DOC 
04/14195 

Exhibit B 



EXHIBITC 

MAP 



' 
·~.~· 
....... 

'·, .' 

Del· Mar Mesa Specific· 

Prepared byfhe City of Son Diego 

North City Future Urbanizing Area 
- Subareo,,V 

Community and Economic Development Deportment 

r··· 



ACKNOWLEDGMENTS 

Mayor 
Susan Golding 

Council 
Harry Mathis 
Byron Wear 
Christine Kehoe 
George Stevens 
Barbara Warden 
Valerie Stallings 
Judy McCarty 
Juan Carlos Vargas 

City Attorney 
John W. Witt 

City Manager 
Jack McGrory 

Planning Commission 
Christopher Neils, Chairperson 
William Anderson, Vice Chairperson 
Patricia Butler 
Verna Quinn 
Andrea Skorepa 
Frisco White 
David Watson 

City Staff 
Community and Economic Development 
Kurt Chilcott, Community and Economic Development Manager 
Ernest Freeman, AICP, Comprehensive Planning Director 
Jeff Washington, Neighborhood Development Manager 
Tom Story, Deputy Director, Multiple Species Conservation Program (MSCP) 

Specific Plan 
Rachel Hurst, AICP, Principal Planner 
Andy Watson, Senior Planner/Project Manager 
Tom Romstad, Associate Planner 
Contributions by: Gary Hess, Steve Mikelman, Cathy Winterrowd, Miriam Kirshner, 
Anna McPherson, Latitude 33, Gallegos & Associates, Rick Planning Group 

Transportation Study and Circulation Element 
Siavash Pazargadi, P.E., Senior Traffic Engineer 
Shahriar T. Ammi, Associate Engineer- Traffic 
Yih Ruey Chang, Assistant Engineer -Traffic 
Mary Allen, Word Processing 

Development Services 
Cathy Winterrowd, Senior Planner/EIR Project Manager 
Sandra Cleisz, Associate Planner, MSCP 
Keith Greer, Associate Planner, MSCP 
Holly Smit, Associate Planner, MSCP 

1 



ACKNOWLEDGMENTS (continued) 

City Attorney 
Richard A. Duvernay, Deputy City Attorney 

Support Services 

Graphic Desian 
Marilyn Millikan, Graphic Design Supervisor 
Lisa Goehring, Graphic Designer 
Sam Riordan, Graphic Designer 

Mappina 
Leo de Jesus, Principal Engineering Aide 
Janet Atha, Senior Drafting Aide 

Word Processins. Printins 
Sabrina Lozano, Senior Clerk Typist 
Ron Shely, Offset Press Operator 

<. 

ii 



DEL MAR MESA SPECIFIC PLAN 
TABLE OF CONTENTS 

I. INTRODUCTION 

A. Purpose of the Plan . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 
B. Plan Organization . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 

ll. PLANNING CONTEXT 

A. Plan Area. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 
B. Planning History and Regulatory Framework ...................... 9 

ill. ELEMENTS OF THE SPECIFIC PLAN 

A. l.and Use . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 12 
B. Multiple Species Conservation Program (MSCP)/Open Space . . . . . . . . . . . . 19 
C. Community Facilities . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 29 
D. Circulation . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 39 
E. Coastal Element . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 57 

IV. IMPLEMENTATION 

A. Relationship with the Framework Plan and General Plan .............. 58 
B. Further CEQA Review . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 58 
C. Zoning . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 59 
D. Supplemental Development Regulations . . . . . . . . . . . . . . . . . . . . . . . . . 63 
E. Resource Protection Ordinance (Council Policy 600-40) . . . . . . . . . . . . . . . 75 
F. Supplemental Regulations for Resource Management . . . . . . . . . . . . . . . . . 77 
G. Facilities Financing and Fees . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 84 
H. Open Space Acquisition Program . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 85 
I. Transportation Phasing . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 86 

APPENDIX 

A. Figure 29, Ownership Patterns 
B. Amendments to l.and Use Plans and Ordinances 

iii 



Figure 1 
Figure 2 
Figure 3 
Figure 4 
FigureS 
Figure 6 
Figure 7 
Figure 8 
Figure 9 
Figure 10 
Figure 11 
Figure 12 
Figure 13 
Figure 14 
Figure 15 
Figure 16 
Figure 17 
Figure 18 
Figure 19 
Figure 20 
Figure 21 
Figure 22 
Figure 23 
Figure 24 
Figure 25 
Figure 26 
Figure 27 
Figure 28 
Figure 29 

Table 1 
Table 2 
Table 3 
Table 4 
TableS 
Table 6 
Table 7 
Table 8 
Table 9 

Table 10 

LIST OF FIGURFS 

Regional Vicinity" • . • • . . . • • • . . • . . . • . • • • • . . • • . . • • • . . • • . • 2 
Surrounding Communities . . . . . • • . . • • . . . . • . • • • . . . . . . . . . . . . S 
Aerial Photogmph • . . . . . . . . . . . . . . . . . . . . . . . . . . . . . • • . . . . . 7 
NCFUA Framework Plan . . . . . . . . . . . . • . . • . . . . . . . . • . . . . . . 10 
Un.d Use. . . . . . . . . . . . . . . . • . • • • . . . • . . . • • • • . . . . • . . . . . 13 
9J>en S~ce . . . . . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 20 
Proposed MSCP Preserve Boundaries . . . . . . . . • . . . . . . . . . . . . . . . 24 
Elementary School District Boundaries . . . . . . . • • . . . . . . . . . • . . . . 30 
Ba.ckbone Water • • • • • • • • • • • • • • • • • • • • • • • • • • . • • • • • . • • • • 34 
Backbone Sewer • • • • • • • • • • • • • • • • • . • • • • • • • • . • • • • • • • • • • 35 
Cop~tual Dz:a!.nage • • . • • • • • • • • • • • . • . . • • • • • • • . . . ·. . • . • . 37 
Existing Condttions . • . . . . • . . . . . . • . . . . . . . . . . . . . . . . . . . . . 41 
Traffic rorecast and Proposed Street Classifications . . . . . . . . . . . . . . . 43 
Un.e Configurations at Signalized Intersections • . . . . . . . . . . . . . • . . . 45 
Circulation • . . • . . . . . . . . . . . . . . • . . . . . . . . . . . . . . . . . . . . . 4 7 
Residential Local Street . . . . . . . . . . . . . . . . . . . . . . . . . . • . . . . . 49 
2-Un.e Collector Street . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . SO 
2-Un.e Modified Collector Street . . . . . . . . . . . . . . . . . . . . . . . . . . . 51 
Trails . . . . . . . . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 53 
Bikeways . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 55 
Bikeway Stan.dards . . • . . • . . . . . . . . • • • • • • . . . . . . . • • • • • • • . 56 
Existing and Propgsed Zonin~ . . . . . . . . . . . . . . . . . . . . . . . . . . . . 60 
Proposed Zoning Upon adoption of the Zoning Code Update . . . . . . . . . . 61 
Shared. Driveways . . . . . : . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 65 
Shaw Texas - Conceptual Site Plan . . . . . . . . . . . . . . . . • . . • . . . • . 67 
Goodell Property - Development Area . . . . . . . . . . . . . . . . . . . . . . . . 69 
Lorenz Parcel - Conceptual Land Use Areas . . • . . . . . . . . . . . . . . . . . 73 
Transportation Phasing Improvements . . . . . . . . . . . . . . . . . . . . . . . . 90 
Ownership Patterns . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . Appendix 

LIST OF TABLES 

Un.d Use . . . . . . . . . • • . . . . • . . . . . . . . . . . . . . . . . . . . . . . . . 14 
Subarea V - Maximum Dwelling Units . . . . . . . . . . . . . . . . . . . . . . . 15 
Dwelling Unit Allocation . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16 
Open Space Summary . . . . . . . . . . . . . • . . . . . . . . . . . . . . . . . . . 22 
Publicly Owned ()pen Space Summary . . . . . . • . . . . . . . . . . . . . . . . 22 
Projected Student Generation . . . . . . . . . . . • . . . . . . . . . . . . . . . . • 29 
Un.d Use Assumptions and Trip Generation . . . . . . . . . . . . . . . . . . . . 42 
A-1 Zone Amendments . . • . . . . . . . . . . . . . . . . . . . . . . . . . . . . • . 63 
Distribution of Daily Trips by Development on 
Carmel Country ROOd for Phase 1 . . . . . . . . . . . . . . . . . . . . . . . . . . 89 
Transportation l?hasing Plan for Subarea V . . . . . . . . • . . . . • . . . . . . . 92 

iv 



DEL MAR MESA SPECIFIC PLAN· FINAL DRAFT 

I. INTRODUCTION 

A. PURPOSE OF TilE PLAN 

The Del Mar Mesa Specific Plan is the City of San Diego's adopted 
statement of policy for growth and regulations for development of the 
Subarea V planning area, one of five subareas designated by the North 
City Future Urbanizing Area (NCFUA) Framework Plan. The plan 
proposes new land use designations, establishes development regulations 
to permit the allocation of density to more developable portions of the 
subarea, and establishes open space boundaries consistent with the City's 
proposed Multiple Species Conservation Program. The plan also identifies 
necessary public services and facilities such as schools, parks, libraries, 
roads, water, sewer and drainage facilities, and public safety needs. 

B~ PLAN ORGANIZATION 

The Del Mar Mesa Specific Plan consists of goals, policies and 
regulations for specific land use elements that are contained in the plan. 
Sections I through III are intended to provide policy for the area while 
Section IV Implementation, is intended to be regulatory. Land use maps 
and figures are also provided throughout the text of the document to 
further illustrate plan recommendations. 

The Del Mar Mesa Specific Plan is organized as follows: 

I. Introduction describes the purpose and organization of the plan. 

ll. Planning Context is a discussion of the history of the Del Mar Mesa 
and the physical, legal, and planning framework within which the plan 
was prepared. 

m. Elements of the Specific Plan serve as the framework for defining 
land use policies for future development and preservation of lands 
throughout the Del Mar Mesa, and they include: 

A. Land Use- Discussion of development area, total number of units, and 
allocation of density. Also addresses the resort hotel, golf course and 
affordable housing program. 
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DEL MAR MESA SPECIFIC PLAN- FINAL DRAFT 

B. Multiple Species Conservation Program (MSCP)/Open Space -
Discussion of the MSCP Preserve system and Urban Amenity Open 
Space, criteria for adjustment of open space boundaries, and permitted 
uses and design guidelines for areas in and adjacent to the preserve. 

C. Community Facilities- Discussion of schools, parks, libraries, police, 
fire, solid waste, power, and water, sewer and drainage facilities. 

D. Circulation - Discussion of designated road alignments, classifications, 
standards, and alternative transportation modes such as bicycling, 
hiking and equestrian use. 

E. Coastal Element - Describes Coastal Zone areas within Subarea V, and 
the relationship of the specific plan to the North City Local Coastal 
Program. 

IV. Implementation outlines the relationship of the Del Mar Mesa 
Specific Plan to the Framework Plan and General Plan; process for further 
CEQA review; ordinance changes to implement the specific plan, general 
and site specific development regulations; applicability of the RPO 
Ordinance; resource management regulations; facilities financing and fees; 
open space acquisition program; and transportation phasing. 

II. PLANNING CONTEXT 

A. PLAN AREA 

1. Location, Physical Characteristics, and Current Uses 

Subarea V, more commonly known as the Del Mar Mesa, consists of 
2,042 acres located approximately 20 miles north of downtown San Diego, 
four miles inland from the Pacific Ocean, and approximately equidistant 
from Interstates 5 and 15. 

The majority of the site is in a natural state, with several access trails and 
one main unimproved dirt road, Shaw Ridge Road, which extends from 
west to east across the subarea. No sewer or water easements exist in the 
subarea, although there are approximately 25 residences. Most zoning on 
the site is A-1-10, or one dwelling unit for every ten acres, although about 
10 percent of the area is zoned A-1-1, or one dwelling unit for each one 
acre. 
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The western portion of the Del Mar Mesa is characterized by pockets of 
agriculture in Shaw Valley and custom single family homes located 
primarily in the north, along Shaw Ridge Road. The eastern portion of 
the Del Mar Mesa is characterized by relatively undisturbed stands of 
dense chaparral punctuated by sections of coastal sage scrub and scrub oak 
woodland. Several equestrian facilities are located along Shaw Ridge 
Road in this area, and a 200-foot-wide San Diego Gas and Electric 
(SDG&E) transmission line easement traverses the southern edge of 
Subarea V, turning northward, and crossing Deer Canyon. 

Elevations on the site range from approximately 125 feet above mean sea 
level (AMSL) at the westernmost boundary, to approximately 440 feet 
AMSL in the southern portion of the Del Mar Mesa, overlooking the Los 
Peiiasquitos Canyon Preserve. Regional access to the site is provided by 
1-5 via the partially built segment of State Route 56, with entry through 
the northwestern corner of the site on Carmel Country ROad. 

2. History 

Historical sites within the Del Mar Mesa represent components of a 
farming settlement in the late 1800s and early 1900s. Visual reminders 
of the former agricultural settlement include remnants of eucalyptus 
groves and scatters of surface artifacts. Although farmsteads were widely 
spaced throughout this area, the early settlers shared community interests 
based on social and economic endeavors. Carmel Valley provided the 
main avenue of travel and transportation to Del Mar which was the nearest 
community. With completion of a railway passing through Del Mar in the 
early 1880s, the local farmers were provided with a means of transporting 
goods to a broader market than that offered by sea transport. 

The 1884 U.S.G.S. map reveals that much of the land adjacent to and 
within the Del Mar Mesa was owned by members of the McGonigle 
family. Buildings and features associated with the McGonigles include a 
house, cabin, fence, field, and county road. Evidence of additional 
settlement by 1891 is provided by school records available for the years 
1891 through 1910. Certain family names that appear consistently in the 
Soledad District records during the early years are Knecktel, Nieman (aka 
Neirnann and Niemann), Barnhardt, Rimbach, Mecklenseck, Davies, and 
Ginter. With several exceptions, the location of dwellings associated with 
these families has not been determined. 
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The Knecktel, Mecldenseck, and Neimann families proved to be long-term 
residents of the area. All were associated with farming activities in Shaw 
Valley and on the Del Mar Mesa. Three generations of Knecktels' have 
farmed Carmel Valley and Shaw Valley and several members of the 
family continue to live in the area. The Mecldensecks farmed land in 
Shaw Valley and on the mesa. As with other farmers in the area, they 
practiced dry farming and in later years had an egg business which 
remained in operation.until1984. The Neimanns built their home on Del 
Mar Mesa in 1895. They were among the first in this area to plant 
orchards on their farmstead. A 1928 aerial photograph depicts the 
orchards to the north and northwest of a complex of buildings. The 
Neimann home remains intact as a component of the Carmel Valley 
Ranch. 

In the 1950s, there appears to have been a brief endeavor to establish 
communal living on the Del Mar Mesa. Also, during the 1950s, the City 
of San Diego developed a program in concert with landowners, to build 
dams to reduce flooding in Carmel Valley. Many of the dams have since 
been destroyed. In the 1960s and 1970s, the general area has attracted a 
number of horse farms which are now well-established. 

3. Surrounding Land Use 

Existing land uses to the west, northwest, east, and southeast of the Del 
Mar Mesa consist of planned residential areas in the communities of 
Carmel Valley, Sorrento Hills, and Rancho Peiiasquitos. Development 
within these planned communities is primarily suburban in nature and 
largely comprised of single family homes on 5,000-square-foot lots, 
townhomes, condominium complexes, and apartments. These 
communities also include supportive land uses such as community centers, 
retail centers, commercial offices, schools, and other public facilities. 

To the south is the Los Pefiasquitos Canyon Preserve which runs in a 
west-to-east direction between Del Mar Mesa and Mira Mesa. To the 
north of the Del Mar Mesa, the land areas identified by the Framework 
Plan as Subareas III and IV are generally undeveloped with scattered 
custom single family homes and mobile homes on large acreages. A 29-
unit estate residential development is currently under construction in 
Subarea III. Existing land uses within Subareas m and IV also include 
commercial nurseries, agriculture, equestrian facilities and salvage yards. 
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The western portion of State Route 56 (SR~56) is partially built to the 
northwest. This major roadway is planned for extension in an east-west 
direction across the NCFUA, bordering the northeastern boundary of the 
Del Mar Mesa. Ultimately~ it will connect with the community of Rancho 
Pefiasquitos, and 1-15. 

4. Land Ownership 

The Del Mar Mesa is broken into approximately 130 Assessor's Parcels 
comprising 2,042 acres held by over 60 separate owners (see Figure 29). 
Of these ownerships, the smallest area held is 1 acre and the largest is 358 
acres. Median ownership is 15 acres. A total of 551 acres are held by 
public agencies (the City of San Diego owns 432 acres, the County of San 
Diego 29 acres and the State of California 89 acres), which represents 
more than 25 percent of the subarea (see Table 5). Included within City 
ownership is the 251 acres, known as the park~trade parcel, recently 
acquired by the City. Additionally, SDG&E holds an easement on ten 
acres of land located in the area zoned A -1-1. SDG&E purchased the 
easement as off-site mitigation. 

s. Zoning 

Approximately 240 acres in the central part of the Del Mar Mesa are 
zoned A-1-1 which permits a maximum density of 1 dwelling unit/acre 
(see Figure 22). The remainder of the subarea is zoned A-1-10 which 
permits a maximum of 1 dwelling unit/10 acres. In addition, the 
Municipal Code provides the potential for a maximum density of 1 
dwelling unit/4 acres in the A-1-10 areas if a planned residential 
development permit is obtained and certain findings are met. These 
findings include comprehensively addressing framework planning issues 
in the subarea, the provision of affordable housing, and the forfeiture of 
all future development rights on the remainder portion of the property. 

Part of the Del Mar Mesa is also within the Hillside Review Overlay Zone 
(HR) and areas in the north and south of the subarea are located within the 
Coastal Zone (Figure 22). 
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B. PLANNING HISTORY AND REGULATORY FRAMEWORK 

1. City's Growth Management Program 

In 1979, the Progress Guide and General Plan established a tiered growth 
management system to encourage the revitalization of the urban core while 
growth and development in outlying areas would be phased and sequenced 
in accordance with the availability of public facilities and services. This 
system classifies the entire City as Urbanized, Planned Urbanizing, or 
Future Urbanizing. 

The Future Urbanizing Area consists primarily of land that is vacant and 
zoned A-1 (primarily for agricultural uses), and is intended to be released 
for urban development only when the Urbanized and Planned Urbanizing 
areas are sufficiently built out pursuant to the relevant guidelines and 
policies in the Progress Guide and General Plan. As part of the overall 
growth management program, the third tier - the Future Urbanizing Area 
or FUA- was established as an urban reserve, an area intended for future 
planning and possible development. The Citf s objectives in the urban 
reserve, therefore, are to avoid premature urbanization, to conserve open 
space and natural environmental features, and to protect the fiscal 
resources of the City by precluding costly sprawl. The Progress Guide 
and General Plan also recommends the permanent retention of rural, 
resource-based, and open space uses where appropriate. 

In 1985, the citizens of San Diego voted to approve the ''Managed Growth 
Initiative" (Proposition A), which applies to all lands designated as FUA 
on August 1, 1984. Proposition A requires voter approval to "phase 
shift" land from the Future Urbanizing Area designation and voter 
approval to ease development restrictions in the FUA. Proposition A does 
allow the City Council to amend regulations affecting land within the 
FUA, provided that the amendments are neutral or more restrictive in 
terms of permitting development. 

2. Framework Plan 

On October 1, 1992, the City Council adopted the Framework Plan for the 
North City Future Urbanizing Area as an amendment to the Progress 
Guide and General Plan. The Framework Plan designates a range of 
residential densities, mixed uses, public facility requirements, and 
substantial open space areas. Because of the residential densities and 
types of land uses designated, approval of a phase shift by the voters is 
necessary to implement much of the Framework Plan. 
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For Subarea V, the Framework Plan envisions low density residential 
development with densities ranging from .8 dwelling units/gross acre in 
the northwest quadrant of the subarea to .2 dwelling unit/gross acre in the 
southwest quadrant (see Figure 4). A small local mixed use center is also 
shown which includes multi-family development. The eastern half of the 
Del Mar Mesa is designated as open space. A total of 840 dwelling units 
(550 single family and 290 multi-family) are shown for Subarea V in the 
Framework Plan. An alternative recommendation of the FUA Citizen's 
Advisory Committee was also approved by the City Council which 
allocates 1,200 dwelling units to the subarea. The intent of the Council 
was to reconcile these two numbers in the subsequent subarea planning 
process. 

The Framework Plan requires the preparation of detailed subarea plans for 
each of the five subareas before development can occur. The preparation 
of a specific plan is an alternative to a subarea plan. It does address the 
necessary requirements to achieve densities greater than 1 dwelling unit/10 
acres as specified in Section 2.5f of the Framework Plan. 

The Framework Plan is the overall policy document for the Del Mar Mesa 
while the specific plan is intended to provide further detail regarding 
implementation of this plan. Amendments to the Framework Plan will be 
required to achieve consistency with certain elements of the Del Mar Mesa 
Specific Plan. Wherever the policies, or development standards of the 
specific plan differ from the Framework Plan, the Del Mar Mesa Specific 
Plan shall take precedence. 

3. Del Mar Mesa Specific Plan 

In March 1994, the City Council approved the placement of a phase shift 
vote on the June 1994 general election ballot. The phase shift measure 
was eventually rejected by the voters. In response, City staff, Subarea V 
property owners, and citizen groups met in the Fall of 1994 to explore 
alternatives that would allow economically feasible development and 
maximize the retention of an interconnected open space system without the 
need for a phase shift prior to implementation. 

Based upon the failure of the ballot measure, and property owner input, 
City staff recognized that comprehensive planning in the NCFU A faced 
a highly uncertain future, and proposed, therefore, the specific planning 
process as an alternative to subarea plan preparation required by the 
Framework Plan. Ultimately, the City Council directed City staff to 
assume the lead in the preparation of a specific plan. 

11 
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III. ELEMENTS OF THE SPECIFIC PLAN 

A. LANDUSE 

The policies of the Progress Guide and General Plan and the Framework 
Plan apply to the Del Mar Mesa, with the exception of those that require 
a phase shift to implement. In addition, Council Policy 600-29 provides 
guidelines for development within the FUA. The General Plan goals for 
the FUA are to "avoid premature urbanization, to conserve open space 
and natural environmental features, and to protect the fiscal resources of 
the City by precluding costly sprawl and/or leapfrog development." The 
overall goal for the Del Mar Mesa is as follows: 

GOAL: TO PRESERVE mE RURAL CHARACTER OF THE 
DEL MAR MESA WHn.E ACCOMMODATING 
CLUSTERED DEVELOPMENT AND THE 
PRESERVATION OF OPEN SPACE 

Approximately 685 dwelling units are permitted within the Del Mar Mesa 
utilizing the planned residential development ordinance provision which 
allows a maximum of 1 dwelling unit/4 acres for the A -1-10 areas and 1 
dwelling unit/acre in the A-1-1 areas (see Table 2). Additional units could 
be accommodated in the subarea using the Affordable Housing Density 
Bonus provision of the Municipal Code. The Del Mar Mesa Specific Plan 
proposes to concentrate this development on the western half of the Del 
Mar Mesa where use will be characterized by low density residential 
development. Virtually the entire eastern half of the Del Mar Mesa is 
intended for possible open space acquisition and accommodation of limited 
development consistent with the underlying zoning. Figure 5 shows the 

· overall development program for the Del Mar Mesa. 

12 

+ 



no 

m~ 

Estate Residential 

Resource based Open Space 

Urban Amenity Open Space 

Coastal Zone 

Elementary School 

approximately 70-acre, residential and accessory uses including public 
· · any other facilities, shall be limited to up to 25% of the area and clustered 

· .· ~·'er portions, with no disturbance on slopes or the remainder of the lots. 
· mt in this area may be 10.acte lots. 

D E L M A R M E S A 



DEL MAR MESA SPECIFIC PLAN· FINAL DRAFT 

1. Development Area 

The Del Mar Mesa Specific Plan defines a development area in the 
western half of the Del Mar Mesa. Within this area, substantial structural 
development as well as major and minor roads are expected to occur. 
Almost all of the development in the Del Mar Mesa will consist of low 
density residential development falling into the Estate Residential category. 
In addition, a golf course and a visitor serving resort hotel is proposed in 
the western end of the subarea. 

TABLE 1: LAND USE 

Estate Residential 

Open Space 
Resource Based 
Urban Amenity 

TOTAL 

2. Residential Land Use 

563.0 ac. 

1270.4 ac. 
208.6 ac. 

2042.0 ac. 

While the principal use will be large-lot single family homes, other kinds 
of residential development (e.g. clustered single family dwellings or 
companion units) will be allowed pursuant to a planned residential 
development permit. The Implementation Section of the specific plan 
identifies both general and site-specific development regulations for 
parcels within the Del Mar Mesa. 

Table 3 outlines the dwelling unit allocation for Subarea V. This is 
summarized below: 

a. Parcels designated for Open Space/Rural Residential development 
are assigned a maximum of 1 dwelling unit per 10 acres consistent 
with the underlying zoning and may be considered for open space 
acquisition. 

b. Areas zoned A -1-1 designated for development would retain the 
current density and could develop to a maximum of 1 dwelling 
unit/acre. 

14 



DEL MAR ME&l SPECIFIC PLAN- FINAL DBAF1' 

c. Parcels in City ownership are designated as Resource Based Open 
Space and are not proposed for any development. Parcels in State 
and County ownership, and City enterprise fund departments that 
are zoned A-1-10, are assigned a maximum of 1 dwelling unit/10 
acres. 

d. Approximately 415 dwelling units are assigned to parcels zoned A-
1-10 that are all or partially designated as Estate Residential. This 
equates to a maximum of 1 dwelling unit/2.5 acres for these areas. 
This maximum density is calculated over the gross area of the 
parcel with development intended to be located on all or a portion 
of the site designated for development. 

TABLE 2: SUBAREA V -MAXIMUM DWELLING UNITS 

Private parcels designated for Estate 1041.9 ac. 
Residential 

Private parcels designated for rural 358.4 ac. 
residential and possible open space 

Subtotal 

Portions of ownerships that extend 
outside Subarea V 

TOTAL 

531.4 ac. 

1931.7 ac. 

-130.0 ac. 

1801.7 ac. 

190.2 ac. 

30.1 ac. 

20.0 ac. 

240.3 ac. 

240.3 ac. 2042 ac. 

Total Dwelling Units Potentially Permitted Without a Phase Shift 

1781.7 ac. @ ldu/4ac = 445 du's 1 

240.3 ac. @ ldu/ac = 240 du's 
Total = 685 dwelling units 2 

1. One 20-acre parcel was purchased for mitigation prior to August 1, 1984, the effective date 
of Proposition A. Development rights associated with this parcel are ineligible for 
reallocation, reducing the total A-1·1 0 zoned acreage on which potential density reallocation 
is calculated from 1801.7 acres to 1781.7 acres. 

2. Additional units could be achieved in Subarea V under the Affordable Housing Density 
Bonus provision of the Municipal Code~ · 
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TABLE 3: DWELLING UNIT ALWCATION 

Private parcels 1041.9 ac. 415 du's 190.2 ac. 190 du's 
designated for Estate (1du/2.5ac) 1 

Residential 

Private parcels 358.4 ac. 35 du's 30.1 ac. 30 du's 
designated for rural 
residential and 
possible open space 
acquisition 

City owned 412.8 ac. 4 du's 2 20.0 ac. 0 du's 

Publicly owned - 118.7 ac. 11 du's 0 ac. 0 du's 
other jurisdictions 

TOTAL 465 du's 220 du's 

1. Development rights equal to nine dwelling units are reallocated from ownership area SO to 
area 70, contingent on Council approval of Carmel Valley Neighborhood SA development 
agreement, or a similar agreement. Transfer of these units reduces the total number of 
dwelling units available for allocation to 406, yielding a density of 1 du per 2.5 gross acres 
in areas zoned A-1-10 with development shown. 

2. Density is allocated to City enterprise fund departments according to the existing A-1-10 
zoning. This includes one 17 .S acre parcel owned by the Environmental Services Department 
(APN 306-050-11) and two parcels totaling 30 acres owned by the Metropolitan Wastewater 
Department (APN 306-050-07, 21). 

3. Resort Hotel 

The Bougainvillea ownership, located in the southwest quadrant of 
Subarea V, has proposed locating a visitor serving resort hotel on their 
property to compliment a proposed golf course. Proposition C, adopted 
by the voters on March 26, 1996, amended the City's General Plan by 
allowing the City Council to consider a request for a conditional use 
permit {CUP) for a 300-room resort hotel in the Bougainvillea project. 
Approval of the CUP by the City Council shall be contingent on a 
financing or funding mechanism for City revenues over a 10-year period 
of $6.3 million which could support bonding for the acquisition of open 
space lands within or in the vicinity of the NCFUA. This is consistent 
with the Del Mar Mesa Specific Plan. 
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4. Golf Course 

As stated above, the Bougainvillea has also proposed to locate an 18-hole 
championship golf course in the western portion of the subarea. This use 
is consistent with. the Del Mar Mesa Specific Plan. 

S. Affordable Housing 

The City of San Diego's "Consolidated Plan" documents the City's need 
for affordable housing. The Plan states that nearly 107,000 very-low and 
low-income households in San Diego would require assistance for their 
housing to be affordable. The lack of affordable housing is not only a 
social issue affecting communities, but also has a negative impact on the 
local economy. Providing housing opportunities affordable to those 
working in low wage jobs benefits the City as a whole. 

To help address its need for affordable housing, the City encourages the 
provision of affordable housing opportunities throughout its many 
communities, in part, through Council Policy 600-19 concerning balanced 
communities and through the Future Urbanizing Area Affordable Housing 
Requirement contained in the City's PRD Ordinance and addressed further 
in the North City Future Urbanizing Area Framework Plan. 

Although Subarea V is likely to include many small residential 
developments with residents relying on services located outside the area, 
development plans which primarily call for large homes on large lots 
suggest that household help may be desired to care for the house and 
grounds. Furthermore, plans for the Bougainvillea project call for 
development of a golf course and nearby resort hotel, both of which will 
provide relatively low wage employment opportunities. It is clear that 
affordable housing provided in Subarea V will help address the needs 
created in the community and contiguous areas. 

Residential development in Subarea V must provide for affordable 
housing, as required of all such development in the FUA. However, 
property owners are permitted to meet the affordable housing requirement 
off-site, if desired, due to the rural character and the small size of 
developments proposed for the Del Mar Mesa. The requirement specifies 
that residential development projects must provide housing affordable to 
low-income families as certified by the San Diego Housing Commission. 
This requirement can be fulfilled by the following: 
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a. The provision of units, equivalent to 20 percent of units in the 
proposed Subarea V project, for occupancy by, and at rates 
affordable to, families earning no more than 65 percent of median 
area income, adjusted for family size, located on-site or in an area 
north of State Route 52 and within the City boundaries as certified 
by the San Diego Housing Commission. The affordable units must 
remain affordable for the life of the unit and should be phased 
proportionate to development of the market-rate units within the 
Subarea V project; or 

b. Dedication of land of equivalent value to a. above, located in an 
area north of State Route 52 and within the City boundaries as 
certified by the San Diego Housing Commission; or 

c. Developers may, at the discretion of the City, satisfy the 
requirements of the FU A affordable housing program by paying an 
in-lieu fee to the City's NCFUA Affordable Housing Trust 
Account an amount of money equivalent to the cost of achieving 
the level of affordability required by the Subarea V affordable 
housing program, as determined by the San Diego Housing 
Commission. The in-lieu fee requirement shall be included as a 
tentative map condition, where applicable, and collected at the time 
of issuance of building permits; or 

d. Developers of projects within Subarea V of ten or fewer units 
seeking to fulfill the requirement on-site, may do so through the 
provision of companion unit(s). 
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B. MULTIPLE SPECIES CONSERVATION PROGRAM 
(MSCP)/OPEN SPACE 

The Progress Guide and General Plan, Guidelines for Future 
Development, recommends the categorization and designation of 
environmentally sensitive lands in the Future Urbanizing Area. In 
response to this, the Environmental Tier mapping effort was initiated for 
the North City Future Urbanizing Area. This involved gathering data on 
numerous environmental and land use factors, transferring the data onto 
maps, and entering the data into a computerized Geographic Information 
System. A rating was assigned to each category of data and multiple 
overlays of assorted data led to analysis of environmental factors. 
Although it was not accomplished at a detailed scale, the analysis of these 
overlays led to the adoption of the Environmental Tier, as the Open Space 
Element for the Framework Plan. The Environmental Tier, as designated 
by the Framework Plan, 

identified lands containing significant sensitive resources, including 
biologically and culturally sensitive areas, floodplains, unique 
landscape features, and significant topography,· and identified corridors 
for wildlife movement, as well as other open space connections to link 
major parks, reserves, and significant reSf!Urce areas. 

The Framework Plan recommends that the Environmental Tier be 
protected through purchase, conveyance to a public agency or non-profit 
land trust, or via other restrictions that limit development and use. 

Since the adoption of the Framework Plan in 1992, the City has developed 
draft Multiple Species Conservation Program (MSCP) Preserve maps. 
The MSCP study area addresses habitat needs for multiple species and 
includes the proposed preservation of natural communities for an 885-
square-mile area in the jurisdictions of 11 cities and a sizeable portion of 
the unincorporated County of San Diego. 

The MSCP is being proposed for federal and state approval as a 
comprehensive habitat conservation planning program. It includes a "hard 
line" preserve, in which the boundaries have been specifically determined. 
The MSCP is considered an urban preserve which is constrained by 
existing or approved development, and is comprised of linkages 
connecting several large areas of habitat. Implementation of the MSCP 
would maintain biodiversity throughout the San Diego area, minimize or 
avoid species extinction, and create a new, streamlined process for the 
issuance of federal and state permits. It would also mitigate impacts to 
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plants, wildlife and habitats associated with public and private land 
development and construction projects. 

Subarea V is included in the Northern Area of the City's proposed MSCP 
Subarea Preserve Plan. It is part of the Los Peiiasquitos 
Lagoon/Canyon/Del Mar Mesa core area. This core resource area 
encompasses one of the few intact natural open space areas in coastal San 
Diego County that is still linked to larger expanses of habitat to the east, 
hence, its tremendous significance. Subarea V contains core habitat area 
on the Del Mar Mesa north of the Los Peiiasquitos Canyon Preserve in 
addition to linkages containing disturbed lands and habitat leading toward 
Carmel Valley and Carmel Creek. 

The Del Mar Mesa Specific Plan is consistent with the draft MSCP Plan 
by recognizing proposed preserve boundaries (see Figure 7). The Subarea 
V open space system is shown on Figure 6, and Exhibit A, adopted 
concurrent to the specific plan. 

1. Publicly Owned Open Space 

A total of approximately 551 acres are owned by the City, County or 
Caltrans within Subarea V. This property is designated as Resource Based 
Open Space in the Del Mar Mesa Specific Plan. 

The majority of this land is comprised of several large contiguous parcels 
which form the entire southeastern border of the subarea. Because this · 
area is adjacent to the Los Peiiasquitos Canyon preserve, it serves visually 
and biologically as an extension of this preserve and adds substantially to 
this regionally significant open space system. 

2. Open Space/Rural Residential Area 

A total of 358 acres are designated in the easternmost portion of Subarea 
V as Open Space/Rural Residential (See Figure 6). This area is 
contiguous to the previously acquired lands, and is proposed for 
acquisition, thereby further extending the major open space block which 
encompasses the entire eastern half of the Del Mar Mesa. When all lands 
are acquired, this area will represent the largest undisturbed native 
environment in the entire 12,000-acre NCFUA. The parcels mentioned 
above are specifically proposed for acquisition in the Framework Plan 
and, because of their combined size and undisturbed quality, may be the 
single most important component within the entire open space system 
within the NCFU A. More detail regarding the open space acquisition 
program is contained in the Implementation section of this plan. 
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TABLE4:0PENSPACES~Y 

388.5 ac. 

(Exactions/Mitigations) 330.5 ac. 

208.6 ac. 

TOTAL 1479.0 ac. 

TABLE 5: PUBLICLY OWNED OPEN SPACE S~Y 

Other Jurisdictions 
County of San Diego 29.2 ac. 0 ac. 29.2 ac. 
Cal trans 89.4 ac. 0 ac. 89.4 ac. 

Subtotal 118.6 ac. 0 ac. 118.6 ac. 

City of San Diego 
Acquired for Mitigation 311.3 ac. 0 ac. 311.3 ac. 
Acquired with .open space 101.6 ac. 20 ac. 121.5 ac. 
bonds 

Subtotal 412.9 ac. 20 ac. 432.8 ac. 

TOTAL 531.5 ac. 20 ac. 551.4 ac. 

3. Open Space Acquisition Area - Exactions/Mitigations 

As shown on Figure 6, there are some open space areas mainly on the 
western half of the Del Mar Mesa designated for proposed acquisition 
through the subdivision process. These areas are located on parcels that 
also have areas designated for development. It is intended that this open 
space be acquired, or set aside by dedication or easement, with approval 
of a tentative map for the property subject to the Supplemental Regulations 
for Resource Management in the specific plan. 
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4. Urban Amenity Open Space Areas 

The designated Urban Amenity Open Space area through the Bougainvillea 
property and the Shaw property east of Shaw Valley provides a secondary, 
alternative east-west linkage intended for small wildlife and birds, as well 
as providing visual relief from adjacent development. A golf course, 
other recreational and visitor serving amenities, a pond, and remaining 
and restored native vegetation areas proposed on the Bougainvillea 
ownership are expected to provide for limited wildlife movement and 
some habitat for species. 

Pedestrian paths may be located in the Urban Amenity Open Space on the 
Shaw property which extends across Carmel Mountain Road to the 
preserve on the eastern side. Such paths could serve to introduce and 
educate people to and about the significant native plant and animal species 
in the area. 

5. MSCP Preserve Boundary and Criteria for Adjustment 

For more specific definition of the Subarea V open space boundary and 
proposed MSCP Preserve boundary, refer to the 400-scale map adopted 
as Exhibit A. It is anticipated that federal and state authorities will 
authorize the City to make minor adjustments to the proposed MSCP 
Preserve Boundary with subsequent tentative map approvals or other 
discretionary permit approvals without the need to amend the Del Mar 
Mesa Specific Plan. The criteria for making these adjustments is 
proposed to be based on whether the resulting change maintains a preserve 
area that is equivalent in biological value to the original configuration or 
is of higher biological value. 

The comparison of the biological value of existing versus proposed 
amendments to the preserve may be analyzed by any of the following 
factors: 

a. The population size of sensitive species contained in the preserve 
area; 

b. The function of the preserve area as a wildlife corridor or 
connection between preserve areas; 

c. The configuration of the preserve that results in the best defensible 
space or greater viability of species; 
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d. Topography, amount of ecotone, or other conditions that promote 
preservation of a greater diversity of species; and/or 

e. Increased preservation of a particular target species or habitat type 
of concern. 

6. Guidelines for Development Areas in and Adjacent to the Preserve 

The following are specific guidelines for development within Subarea V. 

a. The preserve excludes golf course greens and fairways, although 
these areas may provide for some wildlife movement. The precise 
layout and configuration of the Bougainvillea golf course greens 
and fairways shall be established when the proposed project is 
approved by the City of San Diego. Minor adjustments to the 
preserve in this location, which result in an equivalent or higher 
biological value, may be accommodated without an amendment of 
the Del Mar Mesa Specific Plan. 

b. Within the approximately 70-acre area located within the southwest 
portion of the Shaw property, residential and accessory uses, 
including public streets and any other facilities, shall be limited to 
up to 25 percent of the area and clustered on the flatter portions, 
with no disturbance on slopes or the remainder of the lots. 
Development in this area may be 10-acre lots. 

c. For the Shaw Texas property (Area No. 61 on Figure 29) and 
Areas 70, 59 and 44 abutting the MSCP Preserve to the east, and 
extending to the border of the A-1-1 zoned areas to the north, all 
brush management shall occur within the defined development area 
for lots contiguous to the MSCP Preserve. This requirement also 
applies to Area Nos. 9, 32, 23 and 33, abutting the A-1-1 zoned 
areas to the east and the MSCP Preserve to the north. Deviations 
from brush management standards shall be considered if they are 
consistent with the Alternative Compliance provision of the 
Landscape Technical Manual. 

d. Fencing or other barriers will be used where it is determined to be 
the best method to achieve conservation goals and adjacent to land 
uses incompatible with the preserve. 

e. Where grading is necessary, daylight grading at the edges of the 
preserve is preferred. If grading is proposed adjacent to the 
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preserve it, and all fill and cut slopes must occur wholly within the 
development area except as specified in the Del Mar Mesa Specific 
Plan. Graded areas adjacent to open space shall be revegetated 
with native plant species. 

f. A 6--8 foot diameter culvert to facilitate wildlife movement shall be 
provided where Carmel Mountain Road crosses the Urban Amenity 
Open Space on the Shaw Texas property (Area No. 61 on Figure 
29). This culvert is a Development Impact Fee funded 
improvement in the Public Facilities Financing Plan. 

g. The designated Urban Amenity Open Space area through the 
Bougainvillea property provides an alternative east-west corridor 
for wildlife movement. If fencing is proposed within the proposed 
golf course on the Bougainvillea property, it should not inhibit 
wildlife movement through this area. In areas where fencing is 
appropriate, split-rail type not to exceed four feet in height is 
recommended. 

7. Guidelines for Resource Based Open Space Areas and Adjacent 
Areas 

The City of San Diego MSCP Subarea Preserve Plan will, if adopted, 
apply to the Resource Based Open Space areas within Subarea V which 
are included in the proposed MSCP Preserve (see Figure 7). This 
document should be used in evaluating appropriate uses and development 
in these areas. 

a. Compatible Land Uses 

The following land uses are considered conditionally compatible with the 
biological objectives of the MSCP and thus will be allowed within the 
City's preserve/Resource Based Open Space areas: 

• Passive recreation 
• Utility lines and roads in compliance with the MSCP Subarea 

Preserve Plan 
• Limited water facilities 
• Limited low density residential uses 

Development on private property designated Open Space/Rural Residential 
shall not exceed 25 percent of the parcel consistent with the Supplemental 
Regulations for Resource Management contained in the specific plan. 
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Development within these areas that is consistent with the existing zoning, 
such as single family residences on lots zoned A-1-10, is consistent with' 
the Del Mar Mesa Specific Plan. Expansion of existing uses would need 
to be in compliance with the Del Mar Mesa Specific Plan and should 
provide measures to minimize impacts on the preserve including lighting, 
noise, or uncontrolled access. 

b. Roads and Utilities 

- All proposed utility lines (e.g. sewer, water, etc.) should be 
designed to avoid or minimize intrusion into the preserve system. 
These facilities should be routed through developed or developing 
areas rather than the preserve, where possible. If no other routing 
is feasible, then the lines should follow previously existing roads, 
easements, rights-of-way, and disturbed areas, minimizing habitat 
fragmentation. 

- All new development for utilities and facilities within or crossing 
preserve areas shall be planned, designed, located and constructed 
to minimize environmental impacts. All such activities must avoid 
disturbing the habitat of MSCP covered species, and wetlands. If 
avoidance is infeasible, mitigation will be required. 

- Temporary construction areas and roads, staging areas, or 
permanent access roads must not disturb existing habitat unless 
determined to be unavoidable. All such activities must occur on 
existing agricultural lands or in other disturbed areas rather than 
in habitat. If temporary habitat disturbance is unavoidable, then 
restoration of, and/or mitigation for, the disturbed area after 
project completion will be required. 

- Construction and maintenance activities in wildlife corridors must 
avoid significant disruption of corridor usage. Environmental 
documents and Mitigation Monitoring and Reporting Programs 
pertaining to such development must clearly specify how this will 
be achieved, and construction plans must contain all the pertinent 
information and be readily available to crews in the field. 
Training of construction crews and field workers must be 
conducted to ensure that all conditions are met. A responsible 
party must be specified. 
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- Roads in the preserve will be limited to those identified in the 
Del Mar Mesa Specific Plan, roads necessary for maintenance and 
emergency access and local streets needed to access isolated 
development areas. 

- Development of roads in canyon bottoms should be avoided 
whenever feasible. If an alternative location outside the preserve 
is not feasible, then the road must be designed to cross the shortest 
length possible of the preserve in order to minimize impacts and 
fragmentation of sensitive species and habitat. If roads cross the 
preserve, they should provide for fully-functional wildlife 
movement capability. Bridges are the preferred method of 
providing for movement, although culverts in selected locations 
may be acceptable. Fencing, grading and plant cover should be 
provided where needed to protect and shield animals, and guide 
them away from roads to appropriate crossings. 

- Where possible, roads within the preserve should be narrowed 
from existing design standards to minimize habitat fragmentation 
and disruption of wildlife movement and breeding areas. Roads 
must be located in lower quality habitat or disturbed areas to the 
extent possible. 

c. Fencing and Lighting 

- Fencing or other barriers will be used where it is determined to 
be the best method to achieve conservation goals and in areas 
adjacent to land uses incompatible with the preserve. For 
example, chain link or cattle wire may be used to direct wildlife 
to appropriate corridor crossings, and natural rock/barrier or split
rail fencing to direct public access to appropriate locations and 
away from sensitive species or habitats (e.g. vernal pools). 

- Lighting shall be designed to avoid intrusion into the preserve 
and to reduce negative effects on wildlife. Lighting in areas of 
wildlife crossings should be of low-sodium or similar lighting. 
Lighting of all developed areas adjacent to the preserve should be 
directed away from the preserve. Where necessary, development 
should provide adequate shielding with non-invasive plant materials 
(preferably native), berming, and/or other methods to protect the 
preserve and sensitive species from night lighting. 
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C. CO~FAC~I~ 

1. Schools 

With regard to elementary schools, the western portion of Subarea V is 
within the Del Mar Union Elementary School District (DMUSD) and the 
eastern portion of the subarea is within the Poway Unified School District 
(PUSD) (see Figure 8). Junior and Senior High School education is 
provided by the San Dieguito Union High School District (SDUHSD). 
Since this plan anticipates little or no residential development in the 
eastern portion of the subarea, most students will attend schools provided 
by the Del Mar and San Dieguito school districts. 

Based on a projected build-out of 685 single-family dwelling units, 
Subarea V is expected to generate approximately 320 elementary school 
students, 77 junior high school students, and 152 high school students. 

TABLE 6: PROJECTED STUDENT GENERATION 

1·· nistri~t < ·•••· <••••••••••••••••••• ·········Et~Ifieritat-Y••••••· itlffi~r High• • B:igh·•··s~li()()l••••·· 
Del Mar Union 1 312 

Poway Unified 2 

San Dieguito 
Union 3 

8 4 6 

73 146 

1. Based on an elementary student generation rate of 0.471 students per dwelling unit. 

2. Based on elementary, junior and senior high school student generation rates of0.34, 0.18 and 
0.26 students per dwelling unit respectively. 

3. Based on junior and senior high school student generation rates of 0.11 and 0.22 students per 
dwelling unit respectively. 

a. Elementary Schools 

In accordance with Del Mar Union School District standards, 
residential development within the Del Mar Mesa area will result in the 
need for a new elementary school when 300 students are projected to 
be unhoused in the succeeding school year. As projected development 
in the Del Mar Mesa area is anticipated to generate over 300 
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Figure 8 : Elementary School District Boundaries I 
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elementary students within the service area of the DMUSD, an 
elementary school site is designated on Figure 5. This site falls within 
areas 44 and 59 on Figure 29. Ownership area number 70 is identified 
as an alternative location for a joint school/park site. 

Until sufficient students have been generated from this and adjacent 
areas, and sufficient mitigation payments, special taxes, or other funds 
are collected to fund the property acquisition and development, the 
identified school/park site property shall retain development rights 
consistent with similarly zoned parcels in the Del Mar Mesa Specific 
Plan, or 1 dwelling unit per 2.5 gross acres, except in cases where the 
density is further defined in the specific plan. If, prior to acquisition 
by the DMUSD and/or City of San Diego, the property owner makes 
application for a subdivision of land or other discretionary action, the 
City and the DMUSD shall have the opportunity to negotiate purchase 
of the identified property. If the DMUSD and/or City of San Diego is 
unsuccessful in securing the school/park site, a similar process shall 
apply to the alternative location. 

Developed in conjunction with a neighborhood park, a joint school/park 
facility will occupy a minimum of thirteen flat net usable acres, with 
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five acres used exclusively for the school, five acres of joint use 
playing fields and three acres operated separately by the City. Until 
sufficient students have been generated from this and adjacent areas, 
and sufficient mitigation payments, special taxes, or other funds are 
collected to fund the property acquisition and development, elementary 
students within the DMUSD service area will attend existing schools 
within DMUSD. The school facilities financing plans include 
provisions for the funding of temporary facilities to accommodate 
additional students prior to the construction of new permanent facilities. 

The threshold for construction of a new elementary school within the 
Poway Unified School District is not met by anticipated development 
in the Del Mar Mesa area. Elementary students residing within the 
PUSD service area will attend Deer Canyon Elementary School in 
Rancho Pefiasquitos. 

Elementary school financing is addressed in Section VI. G. of this 
specific plan 

b. Junior and Senior High Schools 

The thresholds for new junior and senior high schools are not met by 
anticipated development in Subarea V. However, the cumulative 
impacts of projected development within the region will necessitate 
construction of a new junior and/or senior high school at a future date. 
Until additional facilities are constructed, most students residing in the 
Del Mar Mesa Specific Plan area will attend Earl Warren Junior High 
School in Solana Beach and Torrey Pines High School in San Diego. 
Students residing within the boundaries of the Poway Unified District 
will attend Mesa Verde Middle School in Subarea IV of the NCFUA 
and Mount Carmel High School in Rancho Pefiasquitos. 

I unior and senior high school financing is addressed. in Section IV. G. 
of this specific plan. 

2. Parks 

The projected population of Subarea V will not, according to General Plan 
standards, require the construction of a complete ten-acre neighborhood 
park. However, the population will generate demand for recreational 
facilities. Therefore, a site of sufficient size to accommodate a joint 
facility combining a neighborhood park and an elementary school site has 
been identified. The facility will occupy a total of thirteen acres, with 
five acres used exclusively for the school, five acres of playing fields used 
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jointly and three acres operated separately by the City. Should the 
DMUSD determine that an elementary school site within the specific plan 
area is not feasible, a neighborhood park of at least six acres will be 
required. 

In addition to providing for the neighborhood park, developers within 
Subarea V will be required to pay an impact fee for partial development 
of a community park. A community park is planned for Subarea m under 
a phase shift scenario. If a phase shift is not approved, the funds could 
be directed to the improvement of a community park in an adjacent 
eommunity. 

3. Library 

The projected population of Subarea V is not sufficient to require a new 
library. A library would be required for development of the Future 
Urbanizing Area, to be located in Subarea III, assuming a phase shift is 
approved. Until that time, residents of Subarea V would likely use the 
Carmel Valley branch library in Neighborhood 9. Developers of Subarea 
V will be required to pay an impact fee for their fair share of construction 
of a branch library in the FU A. 

4. Police 

Police protection will be provided by the Northern Division of the San 
Diego Police Department. The nearest station is located in University 
City and a new station is planned in Carmel Valley. There is also a 
storefront site reserved at Black Mountain Ranch should it become needed 
at a future time. Under a phase shift scenario, a storefront would also 
likely be required in Subarea III. 

S.Fire 

Fire protection will be provided by the San Diego Fire Department. The 
nearest fire stations are in Mira Mesa and Carmel Valley Neighborhood 
7. Construction of two fire stations would be required for development 
of the Future Urbanizing Area under a phase shift scenario. Developers 
of Subarea V will be required to pay an impact fee to partially fund 
construction of these frre stations. Until the new stations are built, 
Subarea V will be serviced by existing fire stations. In addition, all new 
development will be reviewed by the Fire Department for fire safety 
standards, as the subarea will contain flammable vegetation posing a 
moderate to high fire risk to future residents. 
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6. Solid Waste 

Solid waste that would be generated by residents of Subarea V will be 
directed to the City's existing sanitary landfills. The City is currently 
examining alternative landfill sites to expand capacity. 

7. Power 

Power lines and service will be provided by San Diego Gas and Electric 
(SDG&E). Major power lines will run underground along Carmel 
Mountain Road. 

8. Water 

Water service within Subarea V will be provided by the City of San Diego 
Water Utilities Department. Currently, existing water facilities in the area 
have no capacity to serve any new development. Existing water 
transmission facilities in the vicinity of Subarea V include the Del Mar 
Heights Pipeline to the north, the Rancho Bernardo Pipeline to the east, 
and the Green Valley Pipeline to the west (see Figure 9). The only new 
transmission facility proposed at this time is the Carmel Mountain Road 
Pipeline. It will traverse Subarea V in Carmel Mountain Road and 
appropriate easements. 

An analysis is underway (per the approved scope of work for the North 
City 6101712 Water Study) which will identify needed water transmission 
and storage facilities to provide adequate capacity to undeveloped portions 
of Carmel Valley, Sorrento Hills and the entire FUA. 

Prior to the issuance of final maps, the 6101712 study must be completed 
and all applicable water facilities constructed. In addition to that study, 
future applicants for tentative maps will be required to provide a water 
study showing the proposed water distribution system for Subarea V prior 
to the issuance of a final map. The applicant may negotiate a water 
reimbursement agreement with the City to recover the cost of the study, 
above his/her pro rata share. The proposed water system shall be 
designed and constructed to the Water Utilities Department's most current 
standards . 

9. Sewer 

Sewer service will also be provided by the City of San Diego Water 
Utilities Department. Existing sewer facilities in the vicinity of Subarea 
V include the Carmel Valley Trunk Sewer to the north and the 
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Peiiasquitos Trunk Sewer to the south (see Figure 10). All flows 
generated from Subarea V will flow into one of these trunk sewers which 
flows into the Metropolitan Sewerage System. 

Currently, the Peiiasquitos Trunk Sewer is approaching its ultimate 
capacity. There are plans to alleviate the capacity problem by building the 
Peiiasquitos Trunk Sewer Relief. The sewer relief is scheduled to be 
constructed by 1998. 

Prior to any development within Subarea V, future applicants for tentative 
maps will be required to provide a sewer study showing the proposed 
sewer system for Subarea V prior to issuance of final maps. The applicant 
may negotiate a reimbursement agreement with the City to recover the 
cost of the study, above his/her pro rata share. All public sewer facilities 
shall be designed and constructed to the Water Utilities Department's most 
current standards. If proposed facilities do not meet the required 
standards, then such facilities shall be private. The cost of operating and 
maintaining nonregional public sewer pump stations will be borne by the 
appropriate homeowners' association or other private entity. All septic 
systems must be approved and permitted by the San Diego Department of 
Health Services. 

10. Drainage 

Existing drainage facilities adjacent to the Specific Plan area consist of the 
Carmel Valley Restoration and Enhancement Plan (CVREP) within the 
SR-56 corridor. These include a detention basin at the east end of Palacio 
Del Mar and a detention basin on the west side of Carmel Country Road 
at the Shaw Valley junction. The major drainage courses for the Specific 
Plan area are divided into three categories: first, is the area north of Shaw 
Ridge Road which drains down the canyon into the existing Carmel Valley 
and Deer Canyons; second, is a smaller drainage in the southeast corner 
of the specific plan area which drains to Peiiasquitos Canyon south of 
Subarea V; and lastly, is the drainage characterized by those properties 
which drain to the west within the Shaw Valley. 

The backbone drainage system for Subarea V will consist largely of 
overland flows in the existing natural drainage courses (see Figure 11). 
This is due to the very low density rural and estate lot character of the 
subdivision proposed within Subarea V. It is anticipated that subdivisions 
would be designed with no net diversion of drainage from one of the 
major basins to another. In addition, there would be potential internal 
lakes and water features within the Bougainvillea golf course which would 
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additionally function as detention basins, desilting basins and water quality 
basins. 

Portions of the project fall within the Coastal Commission jurisdiction 
boundaries, and as such, proposed drainage solutions would need to meet 
the criteria identified by the Coastal Commission to prevent siltation and 
increased run-off from impacting the Peiiasquitos Lagoon. 

In compliance with the Clean Water Act, "best management practices" 
may be required to control pollutants and sediment from entering storm 
water run-off for the specific plan area. This includes source control 
BMP's that require landscaping of all manufactured slopes and street 
right-of-way to prevent erosion and by incorporation of a grading/drainage 
concept which directs water away from easily erodible areas and into a 
drainage system designed to safely handle the storm water run-off. 
Additionally, desilting/water quality basins will be provided at strategic 
locations within the specific plan area as shown on Figure 11. 

Other applicable BMP's which may be implemented on a City-wide basis 
in conjunction with the City's Municipal National Pollutant Discharge 
Elimination System permit and State Regional Water Quality Control 
Board shall be incorporated into the tentative maps and final plans. The 
Development Services Department shall verify that the mitigation 
measures regarding storm water and drainage management and mitigation 
of urban run-off flows are conditions for the approval of all subsequent 
tentative maps within the Del Mar Mesa Specific Plan area. 

Prior to, or concurrent with recordation of the first final subdivision map 
within Subarea V, a Master Drainage Plan shall be prepared and adopted. 
This plan shall address sizing and siting of facilities required to mitigate 
potential impacts to downstream facilities from increases in run-off and 
erosion, as a result of this specific plan. This Master Drainage Plan shall 
be comprehensive, covering the entire Subarea V to the satisfaction of the 
City Engineer, and shall meet the special requirements for coastal zone 
conformance. 
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D. CIRCULATION 

1. Introduction 

This element addresses the circulation system in Subarea V. It assumes 
for the Del Mar Mesa Specific Plan area 688 dwelling units, a 300-room 
resort hotel, and a golf course. The recommendations in this Circulation 
Element are drawn from the Subarea V Transportation Study, performed 
by the City of San Diego Transportation Planning Section in November 
of 1995 and updated in March 1996. 

The major issues related to the street system are proposed improvements 
to Shaw Ridge Road and whether the Camino Santa Fe connection 
from SR-56 to Carmel Mountain Road should be constructed. Other 
subjects addressed in the Circulation Element are internal streets, 
driveways, public access, equestrian trails, hiking and pedestrian trails, 
bicycle circulation, public transit, park & ride, parking, street lights, and 
off-road vehicles. The phasing of the recommended transportation 
improvements is also included in the Implementation Element of the Del 
Mar Mesa Specific Plan. 

2. Guiding Principles 

The general guiding principles are those of the North City Future 
Urbanizing Area Framework Plan. Specific guiding principles are: 

• A vehicular and non-vehicular circulation system that meets 
the needs of subarea residents and visitors at an acceptable level 
of service. 

• An efficient and environmentally sensitive transportation system 
that maintains the subarea's rural character. 

• Hiking and equestrian trails, with access to adjacent trails, that 
provide walking and horseback riding opportunities to the general 
public and subarea residents. 

3. Implementing Principles 

The general implementing principles are those of the Framework Plan. 
Specific implementing principles are: 
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• Street improvements shall be compatible with the rural character 
of the subarea. Consideration should be given to minimize impacts 
to the land form, where safety permits, and as determined by the 
City Engineer. 

• Streets shall be designed with pedestrian and equestrian facilities 
and with rolled curbs (where appropriate), to maintain the rural 
character of the subarea. 

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

4. Existing Conditions 

Subarea V is located in North City Future Urbanizing Area, east of 
Carmel Valley's Neighborhood 10, and south of State Route 56 and 
Carmel Valley Neighborhood 8. Since Subarea Vis not yet developed, 
the area is without a paved street system. As shown on Figure 12, 
currently the only roadway that provides access to the existing residences 
is Shaw Ridge Road, which is an unpaved local road that connects Carmel 
Country Road to the eastern part of the study area. 

Direct freeway access to the subarea is possible via SR-56 ramps at 
Carmel Country Road. State Route 56 in this area includes a two-mile 
stretch of a 4-lane freeway from a few hundred feet east of Carmel 
Country Road to Carmel Valley Road at El Camino Real. Carmel Valley 
Road has an existing diamond interchange which provides full access to 
I-5. Currently under construction are two south-facing direct freeway 
connections that will provide a link between I-5 and SR-56. Construction 
is scheduled for completion in 1997. 

S. Relationships to Other Community Plans 

The NCFU A Framework Plan provides the major guidelines for 
development of this and other FUA subareas. Carmel Valley 
Neighborhood 8 is located on the north side, and Neighborhood 10 is 
located on the west side of Subarea V. Neighborhood SA is located west 
of Neighborhood 10. 

The planned street system for neighborhoods SA and 10 directly impacts 
Subarea V, as these neighborhoods and Subarea V would utilize Carmel 
Country Road for freeway access. The developments on the western side 
of Subarea V will access the freeway system from Carmel Country Road, 
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which is located in Neighborhood 10. Construction of this road is 
included in the Neighborhoods 8A and 10 Combined Transportation 
Phasing Plan. Therefore, the first phase of Subarea V developments are 
closely related to developments of this transportation improvement in 
Neighborhood 10. 

6. Traffic Generation 

As shown on Table 7, The Transportation Study for Subarea V assumed 
a total of 688 residential dwelling units (DUs), a 300-room resort hotel, 
and a golf course, that are expected to generate 9,880 daily trips. The 
Bougainvillea project includes the resort hotel, a golf course, and 
approximately 140 of the 688 dwelling units. The Transportation Study 
also assumed two public projects: a 9-acre neighborhood park that 
generates 450 daily trips and a 4-acre school that generates 240 daily trips 
for a grand total of 10,570 daily trips. Since the publication of the 
Subarea V Transportation Study, the number of dwelling units and 
distribution of park vs. school acreage have been revised slightly. This 
does not affect the recommendations presented below or the 
Transportation Phasing Plan presented in the Implementation Element of 
the specific plan. 

The phasing of transportation improvements assumes the proposed 
network (Alternative 3} that includes the Camino Santa Fe connection with 
the western alignment, and Shaw Ridge Road as a 2-Lane Residential 
Local street. 

TABLE 7: LAND USE ASSUMPTIONS AND TRIP GENERATION 

688 Dwelling Units 
300-Room Resort Hotel 
1 Golf Course 
Neighborhood Park (9 acres) 
Elementary School (4 acres) 

TOTAL 

6,880 
2,400 

600 
450 
240 

10,570 
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The transportation network assumes Shaw Ridge Road as a 2-La.ne 
Residential Local street; a Camino Santa Fe connection, between SR-56 
and Carmel Mountain Road constructed as a 2-La.ne Collector street; and 
a 4-Lane Major road (as an interim improvement prior to Caltrans' 
completion of SR-56), from the existing eastern terminus of SR-56 to 
Camino Santa Fe. Figure 13 shows the proposed street classifications and 
future traffic volumes. 

7. Proposed Circulation System 

With the proposed network, Carmel Mountain Road's traffic, east of 
Carmel Country Road is projected to be 3,000 daily trips. The projected 
traffic on Carmel Country Road, north of Carmel Mountain Road, is 
5,000 daily trips. The Camino Santa Fe connection is projected to have 
a future traffic volume of 5,000 daily trips. Based on an ultimate future 
forecast of 1,200 daily trips, Shaw Ridge Road will be a 2-Lane 
Residential Local street. It should be noted that if the Camino Santa Fe 
connection is not constructed, the projected traffic volume on Shaw Ridge 
Road would be about 7,000 daily trips. This will result in Shaw Ridge 
Road becoming a defacto Collector street. Therefore, Shaw Ridge Road 
as a through road would have to be reevaluated if the Camino Santa Fe 
connection to SR-56 did not occur. 

A summary of intersection levels of service and lane configuration for key 
intersections are shown on Figure 14. As can be seen in this figure, all 
the ramps would operate at Level of Service "C" and all the signalized 
intersections would operate at Level of Service "B". 

8. Proposed Future Street Classifications 

As noted earlier, the proposed street classifications and traffic forecast for 
Subarea V are shown on Figure 13, and are described below. The general 
alignments of the proposed street network and classifications are shown 
on Figure 15. 

Camino Santa Fe: 2-Lane Collector street from SR-56 to 
Carmel Mountain Road. 

Shaw Ridge Road: 2-Lane Residential Local street. 
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Carmel Mountain Road 
Segment 1: 2-Lane Modified Collector (one lane in each 

direction with a center left-tum lane where 
needed) from the Del Mar Mesa Specific Plan 
area boundary to the open space. 

Segment 2: 

Segment 3: 

2-Lane Collector street through the open space. 

2-Lane Modified Collector street north of the 
open space to Camino Santa Fe. 

Carmel Country Road 4-Lane Major street from SR-56 to south of 
Neighborhood 10's northern boundary. 

a. Shaw Ridge Road- As discussed earlier, to prevent Shaw Ridge Road 
from becoming a defacto 2-Lane Collector street (i.e., one that is 
constructed as a 2-Lane Residential Local street, however, due to 
excessive traffic demand would operate as a 2-Lane Collector street), it 
is recommended that both the Shaw Ridge Road and the Camino Santa Fe 
connection be constructed. With the Camino Santa Fe connection 
constructed, the ultimate future traffic volume on Shaw Ridge Road will 
be about 1,200 daily trips, which can easily be accommodated by a 2-Lane 
Residential Local street. Due to the proposed alignment of the Camino 
Santa Fe connection (Figure 15) the length of Shaw Ridge Road will be 
approximately 1. 7 miles. Construction cost for Shaw Ridge Road is 
estimated at $4.2 million, including an 8-foot multi-use trail. Figure 16 
shows the cross section for Shaw Ridge Road as a 2-Lane Residential 
Local street. 

b. Camino Santa Fe - Construction of a Camino Santa Fe connection, 
between SR-56 and Carmel Mountain Road, was examined as part of 
alternative analysis for the subarea. Figure 17 shows the cross section for 
Camino Santa Fe as a 2-Lane Collector street. 

- The western alignment of Camino Santa Fe is the recommended 
alignment. This alignment is approximately 1 ,200 feet west of the 
eastern alignment. It avoids intrusion into the wildlife corridor and 
allows larger uninterrupted wildlife habitat. This connection allows 
another access point to Subarea V and therefore reduces the subarea's 
dependence on transportation improvements in Neighborhoods SA and 
10 which may allow development in Subarea V to proceed earlier. The 
cost of the Camino Santa Fe connection between SR-56 and Shaw 
Ridge Road is estimated at $2.8 million. 
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- Additional cost associated with the Camino Santa Fe connection 
includes the bridge over SR-56, estimated at $1.5 million (to be paid 
for by the City as part of the SR-56 arterial road construction between 
Black Mountain Road and Carmel Country Road), and the associated 
ramps estimated at $2.5 million to be paid for by the FUA/Subarea V 
on a fair share basis. 

c. Carmel Mountain Road - As shown on Figure 15, the Carmel 
Mountain Road alignment would begin at the south end of Carmel 
Country Road and go through Subarea V. It consists of three segments 
estimated at a cost of $5.7 million. All segments will be built with a 6-
foot parkway and an 8-foot graded but unpaved multi-use trail on one side 
of the roadway. Figures 17 and 18 include cross sections for Carmel 
Mountain Road: 

Segment 1: Will proceed east from the Del Mar Mesa Specific Plan 
area boundary to the open space. This segment will be 
a 2-Lane Modified Collector street which has one lane in 
each direction and a center turn lane (50' curb-to
curb/72' right-of-way), as shown on Figure 18. 

Segment 2: Will proceed north-northeast through a primarily open 
space designated area. The roadway through this area is 
recommended to be a 2-Lane Collector street (40' curb
to-curb/62' right-of-way), as shown on Figure 17. 

Segment 3: Will proceed northerly from Segment 2 to the Camino 
Santa Fe connection. This segment is recommended to 
be a 2-Lane Modified Collector street (50' curb-to
curb/72' right-of-way) which will include one traffic lane 
in each direction with a center turn lane as shown on 
Figure 18. 

9. Internal Streets Not Specified 

Additional internal circulation streets will be identified by individual 
developers of specific projects at the time of tentative map submittal and 
approval. Such internal circulation streets will be subject to the general 
provisions and guidelines of the Del Mar Mesa Specific Plan Circulation 
Element, provisions of the City's Street Design Manual, and approval of 
the City Engineer. 
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10. General Standards 

It is anticipated that the roads in Subarea V are to be designed and 
constructed in such a manner as to preserve the rural nature of the 
community. To that end, we recommend that the roads not have the 
typical curb, gutter, and paved sidewalks. Curbs are to be rolled (could 
be driven on). A combined 8-foot graded but unpaved multi-use sidewalk 
and equestrian trail is to be provided on one side of the streets. Roadway 
cross sections are provided earlier in this Circulation Element. Street 
lights are to be provided per the Del Mar Mesa Specific Plan. Lighting 
is addressed in the MSCP/Open Space Element and below. 

11. Pedestrian Circulation 

Multi-use unpaved trails are located adjacent to circulation element 
roadways to provide walking, bicycling, jogging and riding opportunities 
(see Figure 19). 

12. Equestrian/Hiking Trails 

Due to the desire expressed by current Del Mar Mesa residents, a 
hiking/equestrian trail system is proposed. This system is intended to 
compliment the roadside multi-use trail system by providing public hiking 
and riding opportunities away from vehicular traffic (see Figure 19). This 
system includes a trail on the northwestern edge of the Del Mar Mesa 
connecting to Carmel Valley Neighborhood 8 and provides a link to 
existing and planned trails in Carmel Valley Neighborhood 10. In 
addition, trails are identified through the Lorenz Parcel (Area No. 70 on 
Figure 19) and farther to the east extending from Street Z, following the 
existing SDG&E easement, and linking to Peiiasquitos Canyon. The far 
eastern trail is designated for multi-use and will accommodate mountain 
bikes. 

In general, existing equestrian/hiking trails designated for inclusion in the 
non-vehicular circulation system will be left in their present condition. 
Limited improvements may be made to address any existing hazards to 
safe passage. Roadside multi-use trails and new equestrian/hiking trails 
shall be improved to achieve City trail standards. Where topographic 
conditions allow, new trails shall be eight feet in width, constructed of 
decomposed granite to a depth of six inches and should be no steeper than 
10 percent grade. Within the MSCP core biological areas and wildlife 
corridors, trail widths should not exceed four feet in width. The width of 
the trail shall be 10 feet where the multi-use trail and equestrian/hiking 
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trail share the same alignment. Clear signage should be provided to direct 
users to designated trail areas. 

With review and approval of subsequent tentative maps within Subarea V, 
the precise alignment of the hiking/equestrian trails identified in Figure 19 
shall be determined, and secured either through dedication or easement as 
a tentative map condition. Provisions for the maintenance of common 
trails shall be made either by defining maintenance as a responsibility of 
the appropriate homeowner's association in the area or through the 
formation of a Landscape Maintenance District. 

As shown on Figure 19, the Del Mar Mesa Specific Plan proposes a trail 
from the southwestern edge of the Bougainvillea project, extending to the 
southeast and linking to Pefiasquitos Canyon through Shaw Valley. This 
trail link should be evaluated with subsequent amendments to the Carmel 
Valley Neighborhood 10 Precise Plan and is conditional on approval by 
the U.S. Fish and Wildlife Service. 

13. Public Transit 

The 1994 Regional Transportation Plan (RTP) identifies the SR-56 
corridor between I-5 and I-15 as a potential transit corridor. The RTP 
states that if development through the North City Future Urbanizing Area 
is "focused on the potential station areas at sufficient intensities, guideway 
transit would be cost-effective in this corridor." Given funding constraints 
and the proposed low density development, the Metropolitan Transit 
Development Board (MTDB) has no current plans to provide transit 
service in this area. However, the Framework Plan for the FUA identifies 
SR-56 as a "Transit/HOY (high-occupancy vehicle)" emphasis facility 
with right-of-way reserved for HOV and possible future transit use. 
Residents of Subarea V could access potential future transit services 
through Park & Ride lots planned in Carmel Valley and adjoining 
subareas. 

14. Bicycle Circulation 

A 6-foot-wide Class II bikeway is proposed along both sides of Carmel 
Mountain Road and Camino Santa Fe in accordance with the Street Design 
Manual. Bicycling opportunities would be also available along the 
remaining roadways of Subarea V in the form of a Class III 
bikeway. Figure 20 illustrates the bikeways. Typical cross sections for 
Class II and III bikeways are illustrated on Figure 21. 
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Figure 20: Bikeways 
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The California Department of Transportation (Caltrans) has a Park & Ride 
facility south of Carmel Valley Road and west of the I-5/SR-56 
interchange. This facility has 68 spaces for commuter parking which are 
not fully utilized. Caltrans has identified the need for one or two Park & 
Ride sites as part of the development process for the middle segment of 
SR-56. However, the locations for these sites and funding sources are not 
yet determined. 

16. Parking 

Required parking facilities will be provided by the developers for their 
respective developments in accordance with zoning requirements. 

17. Street Lights 

The low density development in Subarea V is intended to preserve the 
rural nature of the area. As such, and because of close proximity to the 
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MSCP Preserve area, standard street lighting is not to be provided. 
Pedestrian-scale street lights may be installed only if deemed necessary for 
safety. Lighting is to be provided per the following MSCP guidelines: 

Artificial lighting is generally not a compatible use in 
preserve areas as it can be detrimental to wildlife use, 
particularly to nocturnal species. Artificial lighting is not 
to be provided in preserve areas. Street lights are to be 
installed if essential for roadway, facility use, and safety. 
Low voltage outdoor or trail lights, spotlights, or bug lights 
are prohibited in the preserve. 

18. Off-Road Vehicles 

Off-road vehicle activity is an incompatible use in the open space area, 
except by public agencies for maintenance, management, or emergency 
purposes. Trail access points should include barriers to preclude off-road 
use. 

E. COASTAL ELEMENT 

Portions of Subarea V are located within the Coastal Zone and are 
governed by the North City Local Coastal Program (LCP), adopted by the 
City Council and certified by the California Coastal Commission. These 
include areas designated Estate Residential and Resource Based Open 
Space in the northwest corner of the Del Mar Mesa and open space areas 
primarily in public ownership in the southern part of the subarea (see 
Figure 5). 

The Del Mar Mesa Specific Plan, in addition to the Framework Plan, 
constitutes the land use plan segment for Subarea V within the City's 
LCP. This plan is intended to implement the Framework Plan and the 
North City LCP. 

Both the Del Mar Mesa Specific Plan,·· and plan amendments and 
ordinances necessary to implement the specific plan require certification 
by the California Coastal Commission in order to become effective in the 
Coastal Zone areas. Upon certification of the Del Mar Mesa Specific 
Plan by the Coastal Commission, and after the City Council accepts any 
revisions to the plan requested by the Commission, the City shall assume 
coastal permit authority for Coastal Zone areas within Subarea V. 
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IV. IMPLEMENTATION 

A. RELATIONSHIP Wim mE FRAMEWORK PLAN AND 
GENERAL PLAN 

The NCFUA Framework Plan and Progress Guide and General Plan 
provide the basic policies and underlying standards for the Del Mar Mesa 
Specific Plan. The Del Mar Mesa Specific Plan, however, is a refinement 
of the NCFUA Framework Plan and General Plan, and as such, 
constitutes an amendment to these plans. Specific text and map 
amendments to the Framework Plan and General Plan, as summarized in 
Appendix B, will be adopted concurrently with the Del Mar Mesa Specific 
Plan in order to achieve consistency between the two plans. Wherever the 
policies, or development standards of the specific plan differ from the 
Framework Plan, the Del Mar Mesa Specific Plan shall take precedence. 

The Framework Plan should also be used in evaluating discretionary 
development projects with the exception of recommendations that require 
a phase shift to implement. Specifically, Framework Plan Section 4.8 
"Implementing Principles: Very Low-density and Estate Residential 
Neighborhoods" applies to residential development projects in Subarea V. 

B. FURmER CEQA REVIEW 

It has been determined that subsequently submitted project level detail, 
including tentative maps and development permits, will be considered new 
information which was not known and could not have been known at the 
time the Master EIR was certified as complete. As such, the exemption 
from the requirement of the California Environmental Quality Act 
provided for by Government Code Section 65457 will not be applicable. 
However, the City's intention is to streamline future environmental review 
by analyzing the potential impacts of the specific plan at a level that will 
be sufficient for future projects, where possible, and by providing a 
framework for future impact analysis and mitigation consistent with the 
Master EIR. 

In lieu of the exemption for future projects within the specific plan and 
consistent with the Master EIR process provided for in CEQA, the City 
will prepare an Initial Study when a future project is submitted. The 
Initial Study will determine whether the project may cause any significant 
impact that was not examined in the Master EIR and whether the project 
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was described as being within the scope of the specific plan. If it is 
determined that the subsequent project will have no additional significant 
impacts, and no new or additional mitigation measures or alternatives are 
required, then written findings can be made based on the Initial Study and 
no new environmental document will be required. If the Initial Study 
findings cannot be made, then either a Mitigated Negative Declaration or 
Focused EIR will be required. 

C. ZONING 

The Del Mar Mesa Specific Plan relies on City-wide base zoning to 
implement the specific plan. It also provides criteria for deviations from 
the minimum standards of the zone, if a discretionary planned residential 
development permit is obtained. This is consistent with the goal of the 
Land Development/Zoning Code Update (ZCU) to avoid "tailored zoning" 
for specific areas. Amendments will be required to the A-1 zones, 
planned residential development ordinance, and other ordinances to 
accommodate the development pattern in Subarea V (see Appendix B). 
Changes to these ordinances will be adopted concurrently with the Del 
Mar Mesa Specific Plan. 

In addition, new zones and other ordinances have been developed in draft 
form as part of the ongoing Land Development/Zoning Code Update 
project. The intent of the Del Mar Mesa Specific Plan is to apply these 
new zones and ordinances consistent with Figure 23 when they are 
adopted by the City Council. If these new zones are not adopted, than the 
existing A-1 zones, as amended, shall remain applicable in Subarea V. 
The proposed new zones are outlined in the September 1995 draft and 
subsequent drafts of the Land Development/Zoning Code Update. 

1. Parcels in City Ownership Designated for Open Space and Other 
Mitigation Land 

City-owned parcels, with the exception of those owned by enterprise fund 
departments, are allocated no development in the specific plan. Parcels 
in State or County ownership are allocated 1 dwelling unit/1 0 acres 
consistent with the existing zoning. 

Existin& Zonin& 
Retain the existing A-1-10 or A-1-1 zoning. 

When ZCU adopted and implemented 
The OC-1-1 zone will be applied. 
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2. Parcels designated Open Space/Rural Residential 

Existin& Zonin& 
For these parcels, as designated in Figure 6, the existing A-1-10 and A-l
l zones will apply. Parcels within the A-1-10 areas are precluded from 
applying for the 1 dwelling/4 acre rural cluster option in the PRD 
Ordinance similarly to A-1-10 zoned property outside the FUA. The 
purpose of the Open Space/Rural Residential designation is to provide 
basic existing development rights while at the same time encouraging open 
space set aside or acquisition for habitat preservation prior to or when on
site development occurs. 

When ZCU adopted and implemented 
The OR-1-2 zone will be applied to A-1-10 zoned areas. 
The RE-1-3 zone will be applied to A-1-1 zoned areas. 

3. Parcels in the A-1-1 Zoned Areas with Areas Designated for 
Development 

Existin& Zonin& 
These parcels are permitted to develop consistent with the existing A-1-1 
zone. 

When zcu adQPted and implemented 
The RE-1-3 zone will be applied. 

4. Parcels in the A-1-10 Zoned Areas with Areas Designated for 
Development 

Existing Zoning 
The existing A-1-10 zone will be amended to permit the 1 dwelling 
unit/2.5 acre density designated in the Del Mar Mesa Specific Plan and 
will provide specific development regulations for these areas. These are 
as follows: 

62 



DEL MAR MBStl SPECIFIC PLAN· FINAL DRAFI' 

TABLE 8: A-1-10 ZONE AMENDMENTS 

Permitted Uses 

Permitted Density 

Minimum Lot Dimensions 
-Area 
- Street frontaae 
- Widtli 
-Depth 

Setbacks 
·Front 
·Side 
-Rear 

Height 

Off-Street Parkin& 

When ZCU adopted and implemented 

Same 

1 du/2.5 ac 

1 acre 
100 feet 
100 feet 
150 feet 

2Sfeet 
20 feet 
2S feet 

30 feet (same) 

20 percent 

Same with exception that improvement of driveways 
with asphaltic concrete is not required. If the above 
improvement is not proposed. four inches of 
decomposed granite or suitable alternate material 
may be approved by the City Engineer in lieu of 
more durable on residential driveways. 

A RE zone will be applied with similar regulations as stated above. 

D. SUPPLEMENTAL DEVELOPMENT REGULATIONS 

The following provides development regulations for use in reviewing 
deviations from the minimum standards of the zone permitted with a 
discretionary planned residential development permit. These apply to all 
areas within Subarea V unless more specific development requirements are 
provided below. 

1. Minimum Lot Size - .5 acres unless a specific lot size is specified in 
the Del Mar Mesa Specific Plan. 
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2. Minimum Street Frontage - The requirement for mmtmum street 
frontage can be deviated from to implement a more rural development 
pattern. 

3. Driveways -

a. The number of driveways accessing public streets shall be kept to a 
minimum. However, U-shaped driveways could be accommodated that 
have two access points to the public street. 

b. The appropriate use of shared driveways is encouraged. Where lots 
will access a public street, shared driveways shall be used where 
appropriate to minimize the number of access points to adjacent 
roadways (see Figure 24). 

c. The maximum number of units served by a shared driveway shall be 
four. 

d. Minimum shared driveway width: 16 feet with two-foot graded and 
stoned shoulders on both sides. 

e. Paving shall be required in areas where driveway grade is in excess 
of six percent. 

f. Maximum length of shared driveway: 1,000 feet. 

g. All driveways in excess of 500 feet shall provide a turnout approved 
by the Fire Department. 

h. Improvement of driveways with asphaltic concrete is not required. 
If the above improvement is not proposed, four inches of decomposed 
granite or suitable alternate material may be approved by the City 
Engineer in lieu of more durable paving on residential driveways. 
Shared driveways shall conform to all other driveway standards for a 
single driveway other than property line location. 

i. PRD permits that include shared driveways shall include a condition 
requiring a driveway maintenance agreement. 

4. Landscaping-

a. Street trees should be clustered and set back various distances from 
the roadways, where possible, to avoid uniform design and permit a 
minimum 6-8 foot root zone for optimal growth of large trees. The 
multi-use trail can meander through the public right-of-way and a 0-10 

64 



Shared Driveways f24l 
l.=J 

STREET 

Use of common drives for frontage lots is encouraged. 

D E L M A R M E S A 



DEL MAR MESA SPECIFIC PLAN- FINAL DRAFI' 

foot landscape easement to achieve this goal. Suggested street tree 
species include Pepper, Oak and Sycamore. 

b. Where possible, native vegetation should be maintained. Landscape 
design should seek to incorporate the color palette of surrounding 
native vegetation. Manufactured slopes should be replanted with fire 
retardant native species, where possible, to control erosion. 

5. Fencing -For residential development, if fencing is needed, 4-5 foot 
post and rail fencing is recommended in the front and street side yards 
to preserve the rural character of the Del Mar Mesa. 

6. Gated access- The Framework Plan states that "gated neighborhoods 
restricting public access are prohibited" (page 70). If a Council Policy 
is adopted to address this issue on a City-wide basis, this Council 
Policy could be used to evaluate discretionary development proposals 
within Subarea V. 

7. Lot configuration and site design should emphasize canyons, hillsides 
and ridges as the visual focal points of the neighborhood. The layout 
of the lots and streets with contour grading shall adapt to the existing 
topography and natural features, avoiding standard lot sizes and shapes 
and minimizing cut and fill. A grading plan shall be prepared for the 
Bougainvillea project. 

8. Brush Management: Brush Management in Subarea V shall be 
consistent with City-wide regulations except in cases where more 
specific brush management measures are defined in the Del Mar Mesa 
Specific Plan. 

9. Signage: For residential developments, signage will be limited to 
access, litter control and educational purposes. A Comprehensive Sign 
Plan shall be prepared for the Bougainvillea project. 

10. Site-specific Development Regulations 

The following provides minimum standards for specific parcels within 
Subarea V to be applied when reviewing tentative maps and 
discretionary development permits. A PRD permit is necessary to 
implement these where there are conflicts with the base zoning. 

a. Shaw Texas (Area No. 61 on Figure 29) 

- Minimum Lot Size: 10,000 square feet 
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- Within the approximately 70-acre area located within the southwest 
portion of the Shaw property, residential and accessory uses, including 
public streets and any other facilities, shall be limited to up to 25 
percent of the area and clustered on the flatter portions, with no 
disturbance on slopes or the remainder of the lots. Development in this 
area may also be 1 0-acre lots. All brush management shall be 
accommodated within the defined development area. 

- Two acre minimum lots shall be located adjacent to the approximate 
7Q-acre area located within the southwest portion of the Shaw property. 
In this area, no development except Brush Management Zone 2 shall 
occur within 100 feet of the designated open space and fencing shall be 
located at the limits of the development area. 

- A culvert to facilitate wildlife movement shall be provided where 
Carmel Mountain Road crosses the Urban Amenity Open Space area on 
the northern portion of the parcel. This project is a DIF funded 
improvement in the Facilities Financing Plan. 

- Per a private agreement, Area No. 62 on Figure 29 may be conveyed 
to the Bougainvillea property owner. The density associated with Area 
No. 62 corresponding to the allocation for A-1-10 parcels designated 
for development will be transferred to the Shaw Texas site. This 
equates to 7 dwelling units corresponding to the 1 dwelling unit/2.5 
acre allocation. This should be memorialized in the discretionary 
permit for each project. 

-A conceptual layout of the Shaw Texas project is shown in Figure 25. 
This figure is intended to show the approximate development envelope 
and may be revised based on further City review of the tentative map. 

b. Goodell Property (Area Nos. 19, 20, 22, 29 and 43 on Figure 29) 

-Minimum Lot Size: 15,000 square feet 

- Minimum Setbacks: 25 feet (front), 15 feet (side), 25 feet (rear) 

- Brush Management: Consistent with City-wide regulations 

- Defined development area is specified in Figure 26 
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c. Bougainvillea (Area No. 75 on Figure 29) 

- Minimum Lot Size: 10,000 square feet 

- Brush Management: For residential lots adjacent to the golf course, 
Brush Management Zone 1 shall be located within the defined 
development area with the remainder of brush management, per City
wide regulations, l6cated in the designated open space. 

-Permitted Uses: Uses adjacent to the open space and preserve areas 
can include recreation, golf courses and driving ranges, streets, parking 
lots, utility lines, essential public projects, agriculture, resort hotel and 
dwelling units. 

- Road Standards: Rural road standards should be encouraged for the 
Bougainvillea project. This would discourage curbs, gutters, sidewalks 
and street lights. Private roads may be considered with approval of a 
PRD permit for the property. 

- A 300-room resort hotel may be considered for the Bougainvillea 
project consistent with Section III.A.3. of the Del Mar Mesa Specific 
Plan. 

- Per a private agreement, Area No. 62 on Figure 29 may be conveyed 
to the Bougainvillea property owner. The density associated with this 
parcel corresponding to the allocation for A -1-10 parcels designated for 
development will be transferred to the Shaw Texas site and shall not be 
included in the residential density calculation for the Bougainvillea 
project. This should be memorialized in the discretionary permit for 
each project. 

- The designated Urban Amenity Open Space area through the 
Bougainvillea property provides an alternative east-west corridor for 
wildlife movement. If fencing is proposed within the proposed golf 
course on the Bougainvillea property, it should not inhibit wildlife 
movement through this area. In areas where fencing is appropriate, 
split-rail type not to exceed four feet in height is recommended. No 
night lighting of the golf course, driving range or other accessory 
facilities is permitted except low-sodium lights for safety purposes. 

- Consistent with the agreements made with the California Department 
of Fish and Game and U.S. Fish and Wildlife Service, a two-lane 
access road from Carmel Country Road may be constructed to enter the 
project. The precise size and alignment of this road will be defined 
during review of the tentative map and associated discretionary permits. 
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d. Del Cumbre project (Stephens parcel, Area No. 67 and 79 on Figure 
29) 

- Approximately 18 acres within Area No. 67 is located within the 
Carmel Valley Neighborhood 8 Precise Plan, and is within the 
"Planned Urbanizing" area. The Neighborhood 8 Precise Plan 
designates this area as Open Space and it is zoned A-1-10. The density 
associated with this parcel corresponding to the 1 dwelling unit/10 acre 
density (rounded down to the lower whole number) may be clustered 
on the flatter portion of the site located within Subarea V. 

-In addition, a portion of Area No. 79 is located within the Planned 
Urbanizing Area within Carmel Valley Neighborhood 8. Consistent 
with the above paragraph, the precise acreage designated Planned 
Urbanizing shall be determined and the density associated with this area 
corresponding to the zoning (1 dwelling unit/10 acres rounded down to 
the lower whole number) may be clustered on the flatter portions of the 
site. 

-The density of the remainder of Area Nos. 67 and 29 within· Subarea 
V shall correspond to the dwelling unit allocation shown for parcels in 
the A-1-10 zone with areas designated for development, or one 
dwelling units/2.5 acres. The total density for the project equals this 
number plus the dwelling units associated with land within the Planned 
Urbanizing Area. For Area No. 67, this equates to a maximum of 18 
dwelling units. 

- The MSCP Preserve boundary may be adjusted consistent with 
Section III.B.5 of the Del Mar Mesa Specific Plan. Consideration shall 
be given to increasing the development area shown on APN 308-010-
021 in exchange for the preservation of APN 308-010-019 as open 
space. 

- Lot configuration and site design should emphasize canyons, hillsides 
and ridges as the visual focal points of the neighborhood. The layout 
of the lots and streets with contour grading shall adapt to the existing 
topography and natural features, avoiding standard lot sizes and shapes 
and large amounts of cut and fill. 

- The Del Cumbre project shall give special attention to the street edges 
and landscaping to enhance the rural character of homes, open space 
and views. The street edge should be designed to retain existing 
natural features and limit site improvements to landscape elements. 

71 



DEL MAR MESA SPECIFIC PLAN- FINAL DRAFT 

-An 8-foot-wide unpaved multi-use trail shall be provided adjacent to 
Shaw Ridge Road West. In addition, Figure 19 shows an equestrian 
trail to the north of Shaw Ridge Road along the ridge. This trail shall 
be located within the defined development area. 

- Streets, drives, parking and emergency vehicle access shall be aligned 
to conform, as closely as possible, to existing grades to minimize the 
need for graded slopes. Contour grading should be used to minimize 
the amount of 2: 1 slopes. 

- Grading shall be limited to building areas and corridors essential to 
development of the dwelling units. 

- Private streets may be considered for this project with a planned 
residential development permit. 

e. Lorenz Parcel (Area No. 70 on Figure 29) 

- According to the dwelling unit assignment for Subarea V, the Lorenz 
parcel could accommodate a approximately 31 units (78.4 acres at 1 
dwelling unit/2.5 acres). In addition, per a proposed development 
agreement related to Carmel Valley Neighborhood 8A and other areas, 
an additional 9 dwelling units could be transferred from the Deer 
Canyon parcel (Area No. 50 on Figure 29) to the Lorenz Parcel 
resulting in a maximum of 40 units. The Deer Canyon parcel would 
be transferred to City ownership. This is consistent with the Del Mar 
Mesa Specific Plan. 

- All brush management shall occur within the defined development 
area for lots contiguous to the MSCP Preserve. Deviations from brush 
management standards shall be considered it they are consistent with 
the Alternative Compliance provision of the Landscape Technical 
Manual. Fencing will be located at the limits of the development area. 

- Minimum Lot Size: .4 acres. This can be adjusted to 
accommodate the dwelling unit allocation. 

- Conceptual Land Use Areas for the Lorenz Parcel is shown on Figure 
27. 

f. Schlacter Parcel (Area No. 58 on Figure 29) 

- The area of disturbance for residential development on this parcel and 
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Brush Management Zone 1 shall be limited to 25 acres and be located 
in the defined development area as shown on Figure 5 and Exhibit A 
adopted concurrent to the specific plan. 

- With a PRD permit, minimum lot size can be deviated from in order 
to achieve the dwelling unit allocation for this parcel. 

-The project shall incorporate an 8-foot-wide trail connection as shown 
on Figure 19 to maintain a linkage to designated trail areas to the east. 

- The area utilized for residential development and Brush Management 
Zone 1 on this parcel shall be limited to 25 acres. Areas located within 
the MSCP Preserve that are necessary for public trails, required Road 
Survey 65 right-of-way, other subarea-wide facilities, and Brush 
Management Zones 2 and 3 shall not be included within the area 
limitation. 

- Grading and cut/fill slopes are generally prohibited outside the 25-
acre development area boundary. "Daylight" cuts and fills are 
encouraged where grading is necessary adjacent to the MSCP Preserve. 
However, due to the presence of several ravines, avoiding grading 
outside the defined development area in accordance with the above 
policy would result in an irregular or inefficient lot or street pattern. 
Therefore, under limited circumstances, graded slopes may extend 
outside the 25-acre development area, but only within the limit of the 
Zone 2-3 brush management area. Where this occurs, the area of 
grading disturbance shall be revegetated in-kind with native plant 
species as a condition of the implementing tentative map and/or planned 
residential development permit. Variable slope gradients and contour 
grading shall be utilized where feasible to simulate adjacent natural 
slope conditions. 

g. Schmid Parcel (Area No. 59 on Figure 29) 

- Minimum Lot Size: 15,000 

- Road access shall be located along the southwestern edge of the 
property adjacent to the Urban Amenity Open Space. 

- The easternmost lot shall accommodate all brush management within 
the defined development area subject to the Alternative Compliance 
provision of the Landscape Technical Manual. 
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E. RESOURCE PROTECTION ORDINANCE (COUNCIL 
POLICY 600-40) 

The Resource Protection Ordinance (RPO) was adopted by the City in 
1989. The purpose and intent of this ordinance is "to protect, preserve, 
and, where damaged, to restore the environmentally sensitive lands of San 
Diego". The provisions of the ordinance are applicable to floodways and 
100-year floodplain fringe areas, all wetland and wetland buffer areas, all 
natural hillside areas of 25 percent or greater, biologically sensitive lands, 
and significant prehistoric and historic sites and resources. Permitted uses 
and development regulations relative to these environmentally sensitive 
lands are established in the ordinance and are described below for the 
specific plan area. 

RPO acts to protect environmental resources on a parcel by parcel basis, 
as land is developed. Council Policy 600-40 which addresses the 
preparation of long range plans was adopted in 1991 to ensure that 
comprehensive analyses of larger planning areas be conducted consistent 
with RPO. The Council's objective was to ensure that long range plans, 
such as this specific plan, are prepared consistent with the purpose and 
intent of RPO so that conflicts between long range plans and future 
development permits which would be subject to RPO are reduced. 

Specifically, the purpose of the policy is to provide guidelines for the 
preparation of long range plans that: 

1. Ensure thorough analysis of site constraints.and opportunities early in 
the planning process; 

2. Aid in the review of permits and maps for projects in the planning 
areas; 

3. Ensure the protection of environmental resources by preserving 
contiguous open space systems and providing mechanisms to acquire 
or protect those resources; and 

4. Ensure that adopted land use policies and objectives are considered in 
the context of the suitability of the planning area for development. 

An analysis, focused on biologically sensitive lands as described in the 
Draft Multiple Species Conservation Program and Draft MSCP Subarea 
Preserve Plan, was conducted by the City's MSCP staff for the Del Mar 
Mesa Specific Plan. The open space and MSCP Preserve boundaries were 
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developed in cooperation with the U.S. Fish and Wildlife Service, the 
California Department of Fish and Game, property owners, developers, 
and environmental groups in an effort to achieve consolidation of larger 
habitat areas and preservation of ecosystem connections within the specific 
plan. The Del Mar Mesa Specific Plan addresses the City's resource 
preservation goals by clustering development in the western portion of the 
plan area. 

Because resource preservation is a fundamental consideration in the 
definition of development area boundaries, projects within the 
development area are not subject to citywide limitations on impacts to 
steep hillsides or biologically sensitive lands. As part of implementation 
of the Del Mar Mesa Specific Plan, the Resource Protection Ordinance 
shall be amended to provide an exemption for projects where development 
is wholly located in the development area, and where development activity 
observes a one hundred foot setback from wetlands, designated floodplains 
and identified archeological resources or when development would not 
demolish or substantially alter a designated historical resource. The RPO 
Ordinance will also be amended to delete the exemption for single family 
residences that do not meet the criteria above. 

Proposed development in Subarea V is subject to the following 
Supplemental Regulations for Resource Management. These regulations 
apply to resources where there is insufficient information available at this 
time. These regulations implement provisions of the Land 
Development/Zoning Code Update and supersede the corresponding 
regulations of the City's Resource Protection Ordinance. The Resource 
Protection Ordinance shall also be amended to delete the exemption for 
single family residences for parcels wholly or partially within the MSCP 
Preserve area. This is necessary to allow sufficient review of ministerial 
permits to minimize encroachment into the preserve and sensitive resource 
areas. 

All development in Subarea V is subject to requirements of the California 
Environmental Quality Act (CEQA). It is anticipated that environmental 
review of future projects within the defined development area will be 
facilitated by the adoption of a tiered environmental document addressing 
development within the North City Future Urbanizing Area generally, and 
Subarea V specifically. 
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F. SUPPLEMENTAL REGULATIONS FOR RESOURCE 
MANAGEMENT 

The Del Mar Mesa Specific Plan addresses the existing Resource 
Protection Ordinance by providing the following Supplemental Regulations 
for Resource Management. These regulations are consistent with the 
negotiated draft MSCP Preserve boundaries and the proposed 
modifications to the adopted Municipal Code relative to environmentally 
sensitive lands and historical resources based on the level of resource 
information available at this time. 

1. Wetlands and Wetland Buffers 

Wetlands are defined as land which is transitional between terrestrial 
and aquatic systems where the water table is usually at or near the 
surface or where the land is covered by shallow water, and waters of 
the United States. Wetlands include all waters subject to the ebb and 
flow of the tide, including lagoons, estuaries, marshes, mudflats, 
rivers, streams (including intermittent streams) and associated riparian 
habitat, natural ponds and lakes, vernal pools, and man-made 
impoundments and drainages with biological value. Wetlands typically 
display hydrophytic vegetation, hydric soils and characteristic 
hydrology. Due to seasonal fluctuations and past disturbances by 
humans all three components may not be present. To be considered a 
wetland within this definition, the area must have one or more of the 
following characteristics: 

a. At least periodically, the land supports predominantly hydrophytes, 
as defined in the Unified Federal Method Manual (Federal Manual 
for Identifying and Delineating Jurisdictional Wetlands, January 
19, 1989), on file in the City Clerk's Office as Document No. 
00-17602; 

b. The substrate meets the criteria for hydric soils, including aquic 
soils, as described in the Unified Federal Method Manual; or 

c. The substrate is saturated with water or covered by shallow water 
at some time during the growing season of each year, or if the 
hydrologic conditions meet the criteria in the Unified Federal 
Method Manual. 
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Wetland Buffers are defined as lands which provide a buffer area of an 
appropriate size to protect the environmental and functional habitat 
values of the wetland. 

Permitted uses within wetlands are limited to wetlands-related scientific 
research, wetland restoration projects where the primary purpose is 
restoration of the habitat, and essential public service projects where it 
has been demonstrated that there is no feasible less environmentally 
damaging location or alternative, and where mitigation measures have 
been provided that assure there is not net loss of wetland habitat 
function or value. Permitted uses in wetland buffer areas are limited 
to the uses permitted in wetlands, passive recreational uses such as 
access paths, public viewpoints, and informational signs, provided that 
all necessary mitigation measures are incorporated to protect the 
adjacent wetlands, and improvements necessary to protect adjacent 
wetlands, provided that such uses are compatible with protecting 
wetlands. 

A wetlands delineation has not been conducted for the specific plan 
area; however, based on the vegetation mapping provided in the 
accompanying EIR, it is anticipated that wetlands may occur on site 
within areas designated for development. A wetlands delineation shall 
be required with future discretionary actions to map the precise 
locations and analyze the potential impacts to wetlands. Development, 
other than that described above as permitted uses, shall not be allowed 
within wetlands and wetland buffers. Additionally, numerous vernal 
pools (approximately 111 acres of habitat) are present in the eastern 
portion of the specific plan area which is not designated for 
development. 

2. Floodplain Fringe 

The floodplain fringe is all that land in a 100-year floodplain not lying 
within a designated floodway. The floodway and 100-year floodplain 
are identified in the most currently available set of Federal Emergency 
Management Agency (FEMA) maps covering the City of San Diego, 
on file with the City's Floodplain Administrator. Permitted uses in the 
floodplain fringe shall be those uses permitted by the underlying zone 
subject to the following regulations and the regulations and restrictions 
of the underlying zone. 

New roadways and roadway expansions, except local access roadways, 
shall be allowed only where indicated in an adopted community plan, 
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the Del Mar Mesa Specific Plan, or identified in the Circulation 
Element of the General Plan. Low-intensity recreational uses may be 
permitted. 

Within the one hundred (100)-year floodplain fringe, permanent 
structures and/or fill for permanent structures, roads and other public 
improvements will be allowed only if the applicant can demonstrate 
that: 

a. The development is capable of withstanding periodic flooding, and 
does not require the construction of off-site flood protective works 
including but not limited to artificial flood channels, revetments 
and levees. Flood protection works may be permitted to protect 
new or existing roads which are identified in the Circulation 
Element of The City of San Diego's Progress Guide and General 
Plan, and applicable community plans; 

b. Existing biologically sensitive lands and wetlands and wetland 
buffers will not be disturbed; 

c. Grading and filling are minimized and harm to the environmental 
values of the floodplain fringe is minimized; 

d. The design of the development incorporates the findings and 
recommendations of both a site-specific and watershed hydrologic 
study in order that: (a) there will be no increase in the peak runoff 
rate from the fully developed site as compared to the discharge that 
would be expected from the existing undeveloped site as a result 
of the most intense rainfall expected once every ten (10) years 
during a six (6) hour period; and (b) the development neither 
significantly increases nor contributes to downstream bank erosion 
and sedimentation of wetlands or other biologically sensitive lands; 
and 

e. There will be no significant adverse water quality impacts to 
downstream wetlands and other biologically sensitive lands. 

Floodplains subject to the 100-year flood have been identified by 
FEMA for portions of the specific plan area. Specifically, Shaw 
Valley Creek, a tributary of Carmel Valley Creek, is located in the 
western portion, Deer Canyon Creek is located along the northern 
boundary and joins with McGonigle Canyon Creek to form Carmel 
Valley Creek and unnamed tributaries of Los Peiiasquitos Creek are 
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along the southern boundary of the specific plan. Areas within the 
floodplain of Shaw Valley Creek are designated for development; 
however, a hydrologic study has not been prepared as part of the 
specific plan. Future development within the floodplain will be 
required to meet the above regulations if fill for permanent structures 
or roadways is proposed. 

3. Sensitive Biological Resources (other than Wetlands and Wetland 
Buffers) 

Sensitive biological resources are defined as land which supports 
sensitive vegetation or the habitats of rare, endangered, or threatened 
species or subspecies of animals or plants as defined by the California 
Endangered Species Act, or the Federal Endangered Species Act, or as 
otherwise defined in the Municipal Code. Within the Del Mar Mesa 
Specific Plan area, all lands located within the City of San Diego 
Multiple Species Conservation Program Preserve are considered 
sensitive biological resources. Sensitive biological resources also 
include the area needed to link together regional preserves and areas 
which are critical to maintaining a balanced natural ecosystem. 
Sensitive biological resources may also include areas that support 
sensitive species of plants or animals. 

Permitted uses in sensitive biological resources shall be those uses 
permitted by the underlying zone (including natural resource 
preservation, private stables, single family dwelling units of no more 
than one dwelling per lot, and small family day care homes and other 
limited and conditional uses as provided in the Municipal Code) subject 
to the following regulations and the regulations and restrictions of the 
underlying zone. 

Development that proposes encroachment into sensitive biological 
resources shall be subject to the following regulations. This 
encroachment must not adversely impact the habitat of state or 
federally-listed rare, threatened or endangered species which are not 
covered by Take Authorizations issued to the City by the federal or 
state governments under the MSCP Plan or by individual Take 
Authorizations issued to a property owner prior to adoption of the 
MSCP Plan. Within the boundaries of the Del Mar Mesa Specific 
Plan, encroachment into sensitive biological resources is not limited 
within the development area, except as set forth above. For properties 
located wholly outside the development area, a maximum of 25 percent 
of the site may be developed with any necessary encroachment 
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occurring in the least sensitive areas first. For properties located 
partially outside the development area, any development must occur on 
the portion of the site within the development area first. If the portion 
of the site within the development area equals less than 25 percent of 
the site area, then encroachment into sensitive biological resources may 
be permitted to achieve a 25 percent development area. 

Detailed vegetation and sensitive species mapping has been completed 
for the specific plan area. The majority of the site, greater than 1,800 
acres (approximately 90%), is comprised of native vegetation. It is 
anticipated that the loss of sensitive biological resources associated with 
development in Subarea V will total 242 acres. Approximately 300 
additional acres of native vegetation will be lost as a result of 
development. The development area is largely confined to the western 
portion of the plan and was determined as part of the preparation of the 
Draft MSCP Preserve boundaries. The development scheme provides 
for large, connected open space areas in the eastern portion of the plan 
in order to preserve the most sensitive biological areas and provide 
wildlife connections between Peiiasquitos Canyon to the south and Deer 
Canyon to the north. · 

Encroachment into sensitive biological resources shall be limited to the 
development area, as shown in the specific plan and as described 
above. All future development proposals will require a site specific 
analysis to determine the allowable development area, the precise level 
of impacts to sensitive biological resources and the corresponding 
mitigation requirements. 

4. Steep Hillsides 

Steep hillsides are defined as all lands having a slope with a natural 
gradient of twenty-five percent (25%) or greater, (twenty-five (25) feet 
of vertical distance for each one hundred (100) feet of horizontal 
distance) and a minimum elevation differential of fifty (50) feet. 

Permitted uses in the hillside areas shall be those uses permitted by the 
underlying zone subject to the following regulations and the regulations 
and restrictions of the underlying zone, and the Hillside Review 
Overlay Zone when applicable to the hillside portion of a parcel. 

All development occurring in steep hillsides must comply with the 
Hillside Guidelines and the City's Grading Regulations. The proposed 
development shall minimize the alteration of natural landforms and 
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create only new slopes that topographically resemble natural landforms 
of the surrounding area. Structures proposed on steep hillsides shall be 
designed to fit the hillside by incorporating construction techniques that 
minimize alteration of the existing hillside conditions. Newly created 
slopes shall not exceed a gradient of 50 percent. Disturbed portions of 
the site in 25 percent or greater slopes shall be revegetated or restored 
in accordance with the City's Landscape Regulations. 

Hillsides occur throughout the specific plan area with the majority of 
steep slopes located in the northeastern and southern portions of the site 
which are associated with Deer Canyon, Shaw Valley and Pefiasquitos 
Canyon. The development area is concentrated in the western portion 
of the plan and would result in the loss of approximately 51 acres of 
hillsides through future grading and development. Encroachment into 
steep hillsides shall be limited as described above. All future 
development proposals will require a site specific analysis to determine 
the allowable development area, the precise level of impacts to steep 
slopes and the corresponding mitigation requirements. 

5. Significant Prehistoric and Historic Sites and Resources 

Significant prehistoric and historic sites and resources are defined as 
locations of prehistoric or historic resources that possess unique 
cultural, scientific, religious or ethnic value of local, regional, state or 
federal importance. These resources are limited to designated historical 
resources and historical districts (i.e., prehistoric or historic districts, 
sites, buildings, structures, or objects included in the State Landmark 
Register, or the City of San Diego Historical Sites Board List, or 
included in or eligible for inclusion in the National Register of Historic 
Places), important archaeological sites (i.e., areas of past human 
occupation where important prehistoric or historic activities or events 
occurred such as villages or permanent camps), and traditional cultural 
properties (i.e., locations of past or current traditional religious or 
ceremonial observances of importance to an identifiable ethnic group 
or which are central to a group's origins as a people such as burials, 
pictographs, petroglyphs, solstice · observation sites, traditional 
gathering areas and sacred shrines). 

Permitted uses in lands containing significant prehistoric and historic 
sites and resources shall be those uses permitted by the underlying zone 
subject to the following regulations and the regulations and restrictions 
of the underlying zone. 
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Substantial alteration, demolition, destruction, removal or relocation of 
any designated historical resource or any historical building or structure 
located within a historical district shall not be permitted. Minor 
alteration of any designated historical resource, or any historical 
building or historical structure located within a historical district, or 
any new construction within a historical district may be permitted if the 
minor alteration or new construction would not adversely affect the 
special character or special historical, architectural, archaeological or 
cultural value of the resource. 

Important archaeological sites shall be preserved in their natural state, 
except that up to 25 percent encroachment into any important 
archaeological site may be permitted if necessary to achieve a 
reasonable development area. This 25 percent encroachment includes 
all grading and construction. An additional encroachment of up to 15 
percent, for a total encroachment of 40 percent, into important 
archaeological sites may be permitted for publicly-owned parks and 
recreation facilities, public schools and major streets if the development 
is sited, designed and constructed to minimize adverse impacts to 
important archaeological sites and where it has been demonstrated that 
there is no feasible, less environmentally damaging location or 
alternative. Any encroachment into important archaeological sites shall 
include preservation through avoidance of the remaining portion of the 
important archaeological site and implementation of a research design 
and excavation program that recovers the scientific value of the portion 
of the important archaeological site that would be lost due to 
encroachment. 

Development shall not be permitted in any traditional cultural property 
unless all feasible measures to protect and preserve the resource are 
required as a condition of development approval. 

Alterations and improvements to prehistoric and historic sites and 
resources that enhance, restore, maintain or repair the site or resource 
and which do not adversely affect the special character, or special 
historical, architectural, archaeological or cultural value of the 
prehistoric and historic site or resource may be permitted. 

A survey to identify prehistoric and historic sites and resources has 
been completed for the subarea plan. Only the resources located within 
the Bougainvillea property have been evaluated to determine their 
significance and no resources within this property have been deemed 
significant. The remaining portions of the specific plan contain 
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numerous (more than 30) sites or resources that have not been 
evaluated. Site specific evaluation shall be completed for any future 
subdivision or development plan to determine the allowable 
development area, the precise level of impacts to significant prehistoric 
or historic sites or resource and the corresponding mitigation 
requirements . 

G. FACILITIES FINANCING AND FEES 

Public Facilities Financing Plan 
In conjunction with development of the Del Mar Mesa Specific Plan, a 
public facilities financing plan for Subarea V that would replace the 
existing interim development impact fee is intended to be adopted 
concurrently with the Del Mar Mesa Specific Plan. The Framework Plan 
was adopted with the assumption that a phase shift would take place. The 
proposed Del Mar Mesa Specific Plan is predicated on no phase shift. 
Because any financing element needs to be inclusive, the revised fee 
analysis addresses financing of those facilities that are specific to 
Subarea Vas well as a share of the facilities in other areas of the NCFUA 
assumed necessary that will serve Subarea V. 

In addition to the facilities outlined above, the financing element includes 
an anticipated phasing schedule and estimated cost for the identified 
facilities. The revised Development Impact Fee (DIF) for Subarea V is 
based on the facilities needs specific to Subarea V, and the fair share of 
the projects needed for the total Future Urbanizing Area. For the purpose 
of developing a DIF, staff has made assumptions as to the likely buildout 
in the remainder of the NCFUA. 

The interim development impact fee currently in place for the Future 
Urbanizing Area was developed per Council direction in November 1992. 
The interim schedule includes all projects listed in the NCFUA 
Framework Plan, estimated costs, and projected year of need for the 
identified facilities. A fee schedule was then developed based upon the 
approval of a phase shift. These interim fees were to be in effect only 
until a comprehensive financing plan could be developed in the NCFUA 
after the phase shift occurred. Since a phase shift has not yet been 
approved by the voters, no NCFUA-wide financing plan was prepared, 
nor is one anticipated anytime soon. 
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Specific Plan Pfe.\wation Fee 
In accordance with Government Code Section 65456, a Specific Plan 
Preparation Fee shall be assessed on a per unit basis prior to the issuance 
of building permits to partially recoup City costs in preparing the plan. 

School Financin& 
The impact of development within the Del Mar Mesa on regional school 
facilities shall be borne by property owners within the specific plan area 
on a fair share basis. The effected school districts have developed 
financing plans which identify impacts attributable to projected 
development and revenue generation mechanisms necessary to mitigate 
these impacts. The financing plans rely upon development fees, collected 
prior to building permit issuance or alternatively special taxes 
implemented on a per unit basis through Mello-Roos community facilities 
districts (CFD). 

In conducting its review of any subdivision, planned development or other 
residential development application, the City shall require adherence to 
applicable school financing plans and consider the impacts of projects on 
regional school facilities. Prior to approval of any such application, the 
City shall require each applicant to submit a Certificate of Compliance 
demonstrating conformance with the financing plan of each effected school 
district. 

Until sufficient students have been generated from this and adjacent areas, 
and sufficient mitigation payments, special taxes or other funds are 
collected to fund the property acquisition and development, the identified 
school/park site property shall retain development rights consistent with 
A-1-10 parcels designated for development in the Del Mar Mesa Specific 
Plan, except where density is further defined in the specific plan. If, prior 
to acquisition by the DMUSD and/or City of San Diego, the property 
owner makes application for a subdivision of land or other discretionary 
action, the City and the DMUSD shall have the opportunity to negotiate 
purchase of the identified property. 

H. OPEN SPACE ACQUISITION PROGRAM 

Based upon the significant biological resources contained in the open space 
in Subarea V, and the importance of its inclusion in the MSCP as a 
preserved core area, a main goal of the Del Mar Mesa Specific Plan is, 
to the greatest extent practicable, the retention as open space the eastern 
portion of the Del Mar Mesa designated Open Space/Rural Residential. 
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As stated earlier in the MSCP/Open Space Element, the Del Mar Mesa's 
proximity to the Los Peiiasquitos Canyon Preserve results in an area that, 
if preserved, provides the single most important component of the open 
space system in the NCFU A. 

Due to the overall low density zoning throughout Subarea V, density from 
the preserve area could be clustered onto the area designated for higher 
density development without impacts to the circulation system. To that 
end, development in the A-1-10 areas will partially fund acquisition of 
the Open Space/Rural Residential areas through an Open Space 
Acquisition Fee, adopted by ordinance concurrent with the specific plan. 
The potential result is a semi-rural residential community adjacent to a 
permanently protected interconnected viable habitat area. 

In addition to the Open Space Acquisition Fee, other funds for open space 
acquisition will include the direction of mitigation funds associated with 
the construction of SR-56, and other development projects in or outside 
Subarea V. Other possible funding sources include the use of an open 
space acquisition fund, if established, from the potential six million dollars 
from the proposed Bougainvillea resort hotel, revenue bonds guaranteed 
by this future income stream, or possible federal funding. 

Once funds become available, an approach to facilitate resource 
preservation could be the purchase of options on the open space area to 
remove properties from the market to allow for time to raise funds for the 
balance of the purchase price. It should be noted that property owners in 
the Open Space/Rural Residential areas can develop consistent with the 
underlying zoning until such time as a determination is made, and funds 
are available, to acquire such properties. 

I. TRANSPORTATION PHASING 

As shown on Table 7, page 42, the Subarea V Transportation Study 
assumes a total of 688 residential dwelling units (DUs), a 300-room resort 
hotel, and a golf course, that are expected to generate 9,880 daily trips. 
The Bougainvillea project includes the resort hotel, the golf course, and 
approximately 140 of the 688 dwelling units. The Transportation Study 
also assumes two public projects: a 9-acre neighborhood park that 
generates 450 daily trips and a 4-acre school that generates 240 daily trips 
for a grand total of 10,570 daily trips. Since the publication of the 
Subarea V Transportation Study, the number of dwelling units and 
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distribution of park vs. school acreage have been revised slightly. This 
does not affect the recommendations below. 

The phasing of transportation improvements assumes the Alternative 3 
network of the Transportation Study that includes the central alignment for 
SR-56, the Camino Santa Fe connection with the western alignment, and 
Shaw Ridge Road as a 2-Lane Residential Local street. 

Special effort has been made to reduce Subarea V's dependence on road 
improvements outside of the subarea with the exception of Carmel 
Country Road, between SR-56 and the northern boundary of 
Neighborhood 10. The segment of Carmel Country road between SR-56 
and Neighborhood 8's southern boundary (including its interchange with 
the freeway) is already constructed and fully operational. The segment of 
Carmel Country Road south of Neighborhood 8 to the Neighborhood 10 
northern boundary is to be a 4-Lane Major street. This roadway is 
currently being designed and is scheduled to be fully constructed in 1997. 
The segment south of the Neighborhood 10 northern boundary is also 
being designed and is expected to be fully constructed in 1998. 

The following pages describe the two phases of the Transportation Phasing 
Plan. 

Phase 1 

Carmel Country Road is a vital road that se~es Subarea V and 
developments in Carmel Valley. According to the City-approved traffic 
study for Neighborhoods SA and 10 Combined Transportation Phasing 
Plan (SA/10 CTPP), June 26, 1995, Carmel Country Road is classified as 
a 4-Lane Major street from SR-56 to south of Neighborhood lO's northern 
boundary (see Figure 13). 

The 4-Lane Major street segment of Carmel Country Road has a 
maximum desirable traffic volume of 30,000 daily trips. Of this 30,000 
daily trips, about 14,994 are from Neighborhoods SA, 10, and Sorrento 
Hills (see Table 9). The remaining maximum desirable volume is 
therefore approximately 15,000 daily trips, of which 5,000 daily trips 
would be utilized by the existing development in Carmel Valley 
Neighborhood 8 (Palacio Del Mar, located east of Carmel Country Road 
and north of Shaw Ridge Road). 

This would result in a 10,006 (30,000 maximum desirable traffic- 19,994 
trips from Sorrento Hills, Neighborhoods 8, SA, and 10) traffic volume 
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reserve on this segment of Carmel Country Road that could be utilized by 
Subarea V developments. Given the special distribution of Subarea V 
developable land ownership, substantial amount of property is on the east 
side of the subarea. Therefore, not all of the 10,006 daily trips may be 
utilized at this stage of development. It is expected that the equivalent of 
6,600 daily trips will be generated in the first phase of Subarea V 
developments. 

In addition to improvement of Carmel Country Road (north of 
Neighborhood tO's northern boundary) as a 4-Lane Major street, Shaw 
Ridge Road is also recommended to be improved as a 2-Lane Residential 
Local street (38 ft. c/c width) with a maximum desirable volume of 2,200 
Average Daily Traffic (ADT). 

At this phase, traffic signals need to be installed at Carmel Country Road 
at the entrance to the Bougainvillea project (to be paid for by the 
developer only) if this project is to proceed in this phase, and at the 
intersection of Carmel Country Road at the entrance to the Neighborhood 
8 development (Palacio Del Mar). Cost for installation of this signal is 
to be paid for by Carmel Valley FBA and the Subarea V DIF on a fair 
share basis. 

A list of Phase 1 improvements follows: 

1. Carmel Country Road constructed as a 4-Lane Major street, from SR-
56 to south of Neighborhood tO's northern boundary. This 
improvement is in Carmel Valley's Neighborhoods 8A/10 CTPP. 
Subarea V is to pay its fare share of this project through the formation 
of an reimbursement district. 

2. Shaw Ridge Road constructed as a 2-Lane Residential Local street from 
Carmel Country Road to Camino Santa Fe. This improvement is 
considered internal and it is to be paid by subdividers. 

3. Traffic signals to be installed at Carmel Country Road at the entrance 
to Neighborhood 8's development (Palacio Del Mar). This 
improvement is to be paid for by the Carmel Valley FBA and the 
Subarea V DIF on a fair share basis. 

4. Traffic signals to be installed at Carmel Country Road/Bougainvillea 
entrance (if this project is to proceed at this phase). This improvement 
is to be paid for by the developer .. 
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TABLE 9: DISTRIBUTION OF DAILY TRIPS BY DEVELOPMENT ON 
CARMEL COUNTRY ROAD FOR PHASE 1 

Neighborhood SA 3,950 3,950 

10 9,604 9,604 

Subarea V, with 
Maximum Potential 6,600 
Development 2 

TOTAL 26,594 14,994 

1. The source for Sorrento Hills and Neighborhood SA & 10 trips is Table 13 of the Transportation 
Analysis for Cannel Valley/Neighborhood SA, by Urban Systems Associates, June 26, 1995. 

2. Potential development at this phase may be the Bougainvillea development with 4,400 daUy trips and 
an additional 220 dwelling units, or any other combination of development totaling the equivalent of 
6,600 ADT. 

Pbasel 

The remaining dwelling units and/or other developments may be 
constructed at the second phase of development in Subarea V. The 
required infrastructure to support the rest of developments in the subarea 
are shown in Figure 28 and described below: 

5. A 4-lane arterial road (as an interim improvement prior to Caltrans' 
completion of SR-56), from the existing eastern terminus of SR-56 to 
Camino Santa Fe, and a grade separated interchange. Costs for the 
interchange bridge is to be paid for by the City. Costs for the 
interchange ramps at Camino Santa Fe are to be paid for by the FUA 
and Subarea V DIF on a fair share basis. 

6. Camino Santa Fe connection constructed as· a 2-Lane Collector street 
from SR-56 to Shaw Ridge Road. This improvement is to be paid by 
Subarea V developments. 89 
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Street improvements in Phase 2 conclude the required transportation 
phasing improvements for all of Subarea V. 

Phasin& Plan Summary: 

For ease of reference, a phase-by-phase summery of land use thresholds 
and their associated transportation improvements are listed in Table 10. 
Figure 28 illustrates all the improvements referred to in Table 10. The 
details of Subarea V financing and its relation to adjacent neighborhoods 
are discussed in detail in the Subarea V Facilities Financing Plan. 
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TABLE 10: TRANSPORTATION PHASING PLAN FOR SUBAREA V 
REQUIRED IMPROVEMENTS & BUILDING PERMITS NOT 
TO EXCEED 1 1 

1 6,600 

2 3,280 

1. Carmel Country Road constructed as a 4-Lane Major street 
from SR-56 to south of Neighborhood tO's northern 
boundary. 3 

2. Shaw Ridge Road constructed as a 2-Lane Residential Local 
street, from Carmel Mountain Road to Camino Santa Fe 
along its current alignment. Developer only. 4 

3. Traffic signal to be installed at Carmel Country 
Road/Neighborhood 8 development (Palacio Del Mar) 
entrance. A fair share to be paid by the Carmel Valley FBA 
and the Subarea V DIF on a fair share basis. 

4. Traffic signal to be installed at Carmel Country 
Road/Bougainvillea entrance. Developer only. 4 

5. A 4-lane arterial road (as an interim improvement prior to 
Caltrans' completion of SR-56), from the existing eastern 
terminus of SR-56 to Camino Santa Fe, including a grade 
separated interchange. Costs for the 4-lane arterial road and 
the interchange bridge are to be paid for by the City of San 
Diego. Costs for the interchange ramps are to be paid by the 
FUA DIF and Subarea V DIP on a fair share basis. 

6. Camino Santa Fe connection constructed as a 2-Lane 
Collector street from SR-56 to the access road to Shaw Ridge 
Road. This improvement is to be paid by the Subarea V DIF. 4 

1. This Transportation Phasing Plan is intended as a guideline to sequentially provide the roads that are 
required to support the developments in Subarea V. It must be updated on a regular basis to reOect 
the actual land development and trip distribution patterns in the area. 

2. Building permits may not be obtained to construct any dwelling units beyond the daily trips threshold 
that is listed under column 2, unless the projects that are listed under the "Transportation 
Improvements" column are: completed; under contract; bonded; scheduled in the City's Capital 
Improvements Program for the same year building permits are requested; or programmed in the State 
Transportation Improvement Program (STIP) for the same year that building permits are requested. 

3. Construction of Carmel Country Road is also a condition of development for any or all of the following 
developments: Carmel Valley Neighborhoods SA and 10, and Sorrento Hills for which Subarea V must 
pay its fair share contribution through the formation of a reimbursement district. 

4. "Developer only" means the improvement is to be constructed and be 100% paid for by the adjacent 
developer. 
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Appendix B 

DEL MAR MESA SPECIFIC PLAN 
AMENDMENTS TO LAND USE PLANS AND ORDINANCES 

Progress Guide and General Plan 
1. The Del Mar Mesa Specific Plan constitutes an amendment to the 
City's General Plan and the land use map will be amended to reflect the 
Subarea V land use designations. 

North City Local Coastal Program 
1. Amend to reflect the development and open space areas in the specific 
plan. 

Framework Plan 
1. Amend the Land Use, Open Space, Transportation, Facilities and 
Implementation Elements to reflect the dwelling unit allocation, road 
system, facilities, and development and open space areas in the Del Mar 
Mesa Specific Plan. 

2. Amend the Implementation Element to permit processing of a specific 
plan in place of a subarea plan. 

3. Amend to reflect the revised Subarea V boundary. 

A-1 Zones (Municipal Code Section 101.0404) 
1. Amend to accommodate the approximately 1 dwelling unit/2.5 acres 
density and associated development standards outlined in the specific plan. 

2. Amend to delete the 1 dwelling unit/4 acre rural cluster option for the 
specific plan area. 

Planned Residential Development Ordinance (Municipal Code Section 
101.0901) 

E. DECISION PROCESS [PRD permits within the Del Mar Mesa 
Specific Plan area will be considered in accordance with "Process 
Three".] 

E.6. FUTURE URBANIZING AREA FINDINGS [Findings for PRD 
permits within Subarea V will be the same as those outlined in 
Paragraph E.3. Projects in conformance with the Del Mar Mesa 
Specific Plan are deemed consistent with the findings that apply to 
the Future Urbanizing Area as defined in this paragraph. Amend 



to delete the 1 dwelling unit/4 acre rural cluster option for the 
specific plan area] 

1.1. DENSITY [The maximum density for parcels within Subarea V 
with areas designated for development shall be a maximum of 1 
dwelling unit/2.5 acres. Amend to delete the 1 dwelling unit/4 
acre rural cluster option for the specific plan area] 

1.2. OPEN SPACE [The required open space per dwelling unit as 
shown in Table n of Municipal Code Section 101.0901 shall not 
apply to Subarea V. This is because of the rural nature of the area 
and the substantial amount of designated open space.] 

1.6 LANDSCAPING [The Del Mar Mesa Specific Plan will contain 
landscaping regulations that promote the preservation of native 
vegetation within the development area, the installation of drought 
tolerant plant material, and other measures, where appropriate, to 
preserve the rural character of the Del Mar Mesa.] 

Resource Protection Ordinance (RPQ) (Municipal Code Section 
101.0462) 

1. Amend to provide a limited exemption for projects within Subarea V 
where development is wholly within the defined development area and 
provides appropriate setbacks from designated floodplains, wetlands, 
identified archeological resources and designated historical resources. 
Supersedes RPO regulations with the Regulations for Resource 
Management contained in the specific plan. 

2. Amend to delete the exemption of single family residences for parcels 
wholly or partially within the MSCP Preserve area. 
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Ownership Patterns j2s 
figure 

Summary ______________ _ 

Area APN 
No. 

1 308-020-10 
2 308-020-07 

308-02D-06 
3 308-020-43 
4 308-020-64 
5 307-041~12 

6 308-020-64 
7 307-041-09 
8 308-020-59 
9 308-010-15 
10 309-010-14 

309-010-13 
309-010~24 

11 308-021-05 
308-021-04 

12 309-010-28 
309-010-26 

13 308-021-08 
308-021-06 
308-021-07 
308-041-05 
308-031-06 

14 306-050~12 
15 306-050-11 
16 308-020-66 
17 307-041-08 
18 306-050-21 

306-050-07 
19 308-020-74 

308-020-57 
20 308-020-41 
21 308-020-01 
22 308-020-22 
23 308-010-16 
24 309-010-15 
25 309-010-02 
26 306-050-29 
~7 308-020-73 
28 306-050-30 
29 308-020-23 

Approx. Area APN Approx. 
Plan 
Ac. 

Plan No. 
Ac. 

5.0 30 308-020-76 2.3 
20.0 31 307-041-19 1.4 
10.0 32 308-010-14 19.5 
10.0 33 308-020-78 25.9 

1.0 308-02o-n 
5.0 308-020-68 
2.5 308-010-17 
8.0 34 308-020-56 3.6 
1.0 35 307-041-11 5.6 

19.5 307-041-20 
47.9 36 308-02D-65 2.0 

37 308-020-02 10.0 
38 307-041-18 3.0 

34.9 307-041-17 
39 306-050-22 9.0 

12.3 40 308-020-63 35.0 
308-020-19 

251.5 308-020·17 
308-020-09 

41 308-020-49 5.0 
42 305-041-03 80.0 
43 308-020-42 20.0 

20.0 308-020-05 
17.5 44 308-021-11 15.6 

1.0 308-020-45 
1.2 45 308-020·16 5.1 

30.0 46 309-010-19 7.5 
47 307-041-06 2.8 

15.2 48 307-041-07 1.0 
49 308-030·19 20.0 

10.0 50 308-050-20 60.0 
15.0 51 306-050-09 40.0 
5.0 52 308-020-75 3.7 

19.6 53 308·020-12 8.3 
18.7 308-020-11 
20.0. 308-020-08 
32.3 54 306-050-05 20.0 

1.3 55 308·020-13 2.0 
29.4 56 306-050-23 1.0 
15.0 57 308-020-31 5.0 

58 308-020-72 80.0 
308-020-71 

59 308-021-12 14.7 

D E L 

Area APN 
No. 

Approx. 
Plan 
Ac. 

60 
61 

62 
63 
64 

65 
66 

67 
68 
69 
70 

71 
72 
73 
74 
75 

76 
n 
78 
79 

309-01D-18 29.2 
308-041-01 192.9 
308-030-05 
308-021-10 
308-021-01 
307-041-03 69.6 
308-020-53 10.0 
309-010·31 83.7 
309-010-30 
309-010-29 
309-010-27 
309-010-25 
309-010-23 
309-010-20 
309-010-10 
309.;.010-09 
309-01D-08 
309-010-07 
309-010-05 
309-010-04 
306-050-31 
309-010-22 5.7 
308-020-62 6.0 
308-020-25 
308-020-24 
307-040-58 62.9 
307-041-14 1.0 
307-041-15 1.0 
308-021-09 78.4 
308-021-03 
308-020-48 5.0 
308-020-14 2.2 
307-041-13 10.0 
308-020-67 1.0 
308-011-09 347.9 
308-011-08 
308-011-07 
308-011-06 
308-011-05 
308·011-04 
308-011-03 
308-011-02 
308-010-08 
306-050-14 6.7 
308-020-52 5.0 
306-050-26 32.5 
308-010-21 42.5 
308-010-19 

Total 2,172.0 
• 130.0 

(Extend Outside 
Subarea) 

2,042.0 
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