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SYNOPSIS 

SUMMARY OF AMENDMENT REQUEST 

The City of San Diego has submitted its first LCP amendment for 1997, which 
includes several components. Part A <Sorrento Hills) is the only portion 
addressed in this report; other components will be scheduled for Commission 
review at an upcoming meeting. In Part A, the City is requesting to amend the 
certified LCP by making revisions to both its Land Use Plan and its 
Implementing Ordinances. The proposed amendment revises the certified North 
City LCP Land Use Plan to incorporate an updated Sorrento Hills Community Plan 
deleting all industrially-designated properties and some medium-density 
multi-family areas within the coastal zone, replacing them with single-family 
residential designations ranging from medium-low to very-low density and open 
space, and making a number of editorial corrections to the document to reflect 
current neighborhood names and the current status of neighborhood buildout. 
The proposed amendment would also rezone properties consistent with the 
proposed land use plan changes. Overall, the rezonings address a total of 
23.09 acres in the coastal zone and would change properties currently zoned 
A-1-10, M-lP and R-1500 to R-3000, Rl-5000 and OS-OSP. 

SUMMARY OF STAFF RECOMMENDATION 

Staff recommends approval, as submitted, of the City's Local Coastal Program 
Amendment (LCPA 1-97A). The appropriate resolutions and motions may be found 
beginning on Page 4. The findings for certification of the land use plan 
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revisions begin on Page 5. and findings for certification of the rezonings 
begin on Page 9. 

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 numerous amendments processed to the certified LCP; 
these are discussed further under LCP History in the report. 

ADDITIONAL INFORMATION 

Further information on the City of San Diego LCP Amendment 1-97A may be 
obtained from Ellen Lirley, Coastal Planner, at (619) 521-8036. 

• 

• 
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• PART I . OVERVI EH 

• 

• 

A. LCP HISTORY 

The City of San Diego has a long history of involvement with the community 
planning process; as a resultt in 1977t the City requested that the Coastal 
Commission permit segmentation of its Land Use Plan (LUP) into twelve (12) 
parts in order to have the LCP process conform, to the maximum extent 
feasiblet with the City's various community plan boundaries. In the 
intervening yearst the City has intermittently submitted all of its LUP 
segments; all of the segments are presently certified, in whole or in part. 
The earliest land use plan (LUP) approval occurred in Mayt 1979, with others 
only occurring in 1988, in concert with the implementation plan. The final 
segmentt Mission Bay Park, was certified in November, 1996. 

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 on 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 nineteen 
major amendments and seven minor amendments processed for it. These have 
included everything from land use revisions in several segments. the rezoning 
of single properties to modifications of city-wide ordinances. While it is 
difficult to calculate the number of land 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, 40 land use plan revisions and 95 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 of the 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 Conunission shall take 
action by a majority vote of the Commissioners present. 

C. PUBLIC PARTICIPATION 

The City has held local workshops, Planning Commission and City Council 
meetings with regard to the proposed Sorrento Hills Community Plan update. / 
All of these local hearings were duly noticed to the public. Notice of the 
subject amendment has been distributed to all known interested parties. 

PART II. LOCAL CQASTAL 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 City of 
San Diego Land Use Plan Amendment 1-97A (Sorrento Hills), 
as submitted) 

• 

~PI • 

I move that the Commission certify the City of San Diego Land Use Plan 
Amendment #1-97A, as submitted. 

Staff Recommendation 

Staff recommends a IE£ vote and the 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 

Th~ Commission hereby certifies the amendment request to the City of San 
Diego Land Use Plan amendment for Sorrento Hills, 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 necessary to achieve 
the basic state goals specified fn 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 21080.5(d)(2)(i) of the California Environmental • 
Quality Act, as there would be no feasible measures or feasible 
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alternatives which would substantially lessen significant adverse impacts 
on the environment. 

B. RESOLUTION II (Resolution to approve certification of the City of San 
Diego LCP Implementation Plan Amendment 1-97A, as 
submitted) 

MOTION II 

I move that the Commission reject City of San Diego Implementation Plan 
Amendment #1-97A, as submitted. 

Staff Recommendation 

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

Reso 1 uti on II 

The Commission hereby approves certification of the amendment to the City 
of San Diego•s Local Coastal Program on the grounds that the amendment 
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 would have on the 
environment. 

PART III. FINDINGS FOR APPROVAL Of THE SORRENTO HILLS COMMUNITY PLAN 

A. AMENDMENT DESCRIPTION AND HISTORY 

The North City LCP land Use Plan is the northernmost coastal community in the 
City of San Diego. This geographically large area is relatively undeveloped 
and contains many of the remaining coastal zone natural resources within the 
City including: portions of San Dieguito Lagoon and floodplain; Los 
Penasquitos Lagoon and Creek; Carme 1 Va 11 ey; and Los Penasqui tos and Lopez 
Canyons. It is a primary goal of the North City LUP to preserve these 
resources to the maximum extent feasible while at the same time providing for 
continued growth. 

The North City LCP segment has been subdivided into several communities, 
including Torrey Pines. University, Mira Mesa, North City West. which the City 
has renamed Carmel Valley, the Future Urbanizing Area and Sorrento Hills, 
which is the subject of this LCP amendment request. Most of the Sorrento 
Hills community is currently undeveloped, although some construction has begun 
in several different areas and permits have been approved for virtually the 
entire community. Also, there is an existing SDG&E substation in the center 
of the plan area. The Commission last reviewed and certified the land use 
plan for Sorrento Hills in 1995, when the entire plan was updated. 
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The proposed Sorrento Hills Community Plan update reflects new neighborhood 
names for already-permitted developments. Within the coastal zone, this 
consists of changing Torrey Reserve Heights and Torrey Reserve Terraces to the 
new name of Torrey Hills. The primary purpose for the update is to change 
some land use designations, removing industrial uses within the coastal zone 
and replacing them, and some medium-density multi-family areas. with 
single-family residential uses ranging from very-low to medium-low densities 
and open space. Further land use redesignations are proposed for portions of 
the community outside the coastal zone. Other changes to the plan are 
strictly editorial in nature. correcting names and reflecting the current 
status of community buildout (i.e .• changing 11Will be" to 11 is 11 or 11 Will 11 to 
11 has 11

). The remainder of the plan remains as approved by the Coastal 
Commission in 1995. 

The greater part of the 784-acre neighborhood is outside the coastal zone. 
with approximately 123 acres. or l6X. of the community in the coastal zone. 
The coastal zone portion includes most of the northern 11 panhandle11 and several 
small corners or projections along the irregular southeastern border of the 
community. located on the northern rim of the Los Penasquitos Canyon 
Preserve. Commercial, residential and open space areas within the proposed . 
community plan update are all included within the coastal zone. The northern 
11 panhandle 11 includes planned commercial and residential areas. and the 
southeastern fringe includes residential areas: some open space is designated 
in both coastal zone locations. For the most part. the open space designation 

• 

corresponds to the steep slope and bluff areas. with the other designations • 
applying to the flatter portions of the community. However, although no 
development is proposed on the bluffs. some encroachments into the steep 
slopes do. and will continue to. occur with implementation of the community 
plan. These encroachments were addressed in the previous Commission action. 
and the policies addressing this concern are not changed in the current update. 

The other main concern in the Commission's 1995 review was a proposal for a 
new circulation element road. designated as Street 11A" at that time, but now 
referred to as Vista Sorrento Parkway in the proposed plan update. This is a 
north-south trending street. located immediately east of I-5, which will run 
south from Carmel Mountain Road (the main east-west trending road in Sorrento 
Hills) to.connect with the existing cul-de-sac at the northern terminus of 
Vista Sorrento Parkway, in the industrial Sorrento Valley complex. 
Construction of this road will require some fill in existing wetlands at the 
western end of Los Penasquitos Canyon Preserve. Again. this issue was fully 
addressed in the Commission•s 1995 action. and no changes to any land use plan 
policies associated with this road or its previously endorsed alignment are 
currently proposed. 

B. CONFORMANCE WITH SECTION 30001.5 OF THE COASTAL ACT 

The Commission finds, pursuant to Section 30512.2b of the Coastal Act. that 
the LCP amendment, as set forth in the resolution for certification, is 
consistent 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: 



• 

• 

• 

City of San Diego LCPA l-97A 
Page 7 

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 of 
private property owners. 

d) Assure priority for coastal-dependent and coastal-related 
development over other developments 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. 

C. CONFORMITY OF THE SORRENTO HILLS COMMUNITY PLAN HITH CHAPTER 3 

The Commission finds that the proposed LCP amendment for the Sorrento Hills 
Community Plan is approvable, as submitted. The proposed revisions are 
relatively minor in nature. although they do involve changes in land use for 
several areas, deleting all industrial uses in the coastal zone, and some 
multi-family uses as well, and replacing them with very-low to medium-low 
density residential uses and open space, and making a number of other land use 
revisions outside the coastal zone. However, within the coastal zone, these 
changes will result in less grading/landform alteration and lower traffic 
counts than the industrial and multi-family uses previously approved by the 
Commission. Therefore, based on the findings enumerated below, the Commission 
finds that the proposed local coastal program amendment is consistent with 
applicable Chapter 3 policies to the extent necessary to achieve the statewide 
goals as set forth in Section 30001.5 of the Act. 

1. Biological Resources. Section 30240 of the Coastal Act requires that 
environmentally sensitive habitat areas be protected against significant 
disruption of habitat values. To provide maximum protection of sensitive 
habitats, including Coastal Mixed Chaparral and Coastal Sage Scrub habitats, 
the proposed plan update requires new development to be consistent with the 
multi-species and multi-habitat preservation goals that are addressed in the 
Natural Communities Conservation Program (NCCP>. of which the City of San 
Diego is a participant. New development must consider the biological 
diversity objectives of this program. in consultation with the_U.S. Fish and 
Wildlife Service and the California Department of Fish and Game, such that 
entire environmental systems are considered and afforded protection . 
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The proposed land use change of industrial uses to residential uses will 
result in less grading/landform alteration, within the coastal zone portions 
of the community. than had been approved in the 1995 plan. Under the 1995 
plan, a total of 3.44 acres within the coastal zone would have been disturbed 
for the permitted industrial and multi-family development; only 2.69 acres, in 
the same geographic location as the 3.44 acres. will be disturbed under the 
current proposal for a range of single-family residential uses. Most of the 
community within the coastal zone is included in the Hillside Review Overlay 
Zone <HR), which establishes development criteria for properties containing 
steep slopes of 25X or more gradient. Although the policies of HR generally ./ 
prohibit disturbance of steep slopes determined to be sensitive (i.e., to have 
biological or scenic resources, or contain geologic hazards), some 
discretionary encroachments may be permitted based on a sliding scale, and 
determined by the percentage of the site having steep slopes. Exemptions from 
the steep slope encroachment limitations are allowed for circulation element 
roads, utilities and local roads or driveways to access the more developable 
(i.e., flatter) portions of a property. The submitted community plan for 
Sorrento Hills includes all of the HR provisions. 

Based on a suggested modification to the 1995 Commission certification of the 
plan, the proposed updated version of the Sorrento Hills Community Plan also 
requires new development to be consistent with the multi-species and 
multi-habitat preservation goals that are addressed in the Natural Communities 
Conservation Program (NCCP), of which the City of San Diego is a participant. 
Thus new development must consider the biological diversity objectives of this 
program, in consultation with the U.S. Fish and Wildlife Service and the 
California Department of Fish and Game. such that entire environmental systems 
are considered and afforded protection. Since these policies are all 
included, the Commission finds that the proposed update adequately addresses 
protection of biological resources such that the proposed level of development 
within the coastal zone should occur with minimal impact on sensitive 
resources, including the los Penasquitos creekbed, its uplands and the 
downstream resources of los Penasquitos lagoon. The Commission finds that the 
Sorrento Hills Community Plan, as proposed for revision. is fully consistent 
with Section 30240 of the Act. · 

2. Traffic Circulation/Public Access. Section 30250 of the Coastal Act 
provides that new development, with a few noted exceptions, should be located 
in close proximity to existing developed areas where adverse impacts on 
coastal resources are less likely to occur. The proposed land use 
redesignations will be located in the same areas as previously permitted uses; 
however, the type of land use is changed from industrial and multi-family to 
single-family residential development and open space. Residential uses will 
range from very-low to medium-low densities and will result in a maximum of 
ten units in the coastal zone. This is compared to a maximum of 36,000 sq.ft. 
of industrial uses and eight units of multi-family development allowed in the 
1995 plan. This change will lower the expected traffic levels on streets 
within the community and those connecting with adjacent communities and the 
freeway system, and is thus considered a less intense type of development. 
The updated plan retains the same general street patterns as the 1995 plan, 
particularly with respect to its circulation element roads. No additional 

• 

• 

• 
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lanes or new configurations are required and no modifications are proposed for 
those streets in the coastal zone. As a result, no additional impacts on any 
resources have been identified. The Commission, therefore, finds the proposed 
LCP amendment consistent with Section 30250 of the Act. 

Many policies of the Coastal Act address the protection, provision and 
enhancement of public access to the coast. However, public access, although 
always an important concern under Coastal Act mandates, is less of an issue in 
the Sorrento Hills community, which has no direct connection to either the 
ocean or a lagoon. It is located just east of Interstate 5, but, within the.~ 
community, Carmel Mountain Road and El Camino Real would be considered coastal 
access routes. Most of these routes are outside the coastal zone. Vista 
Sorrento Parkway is also primarily outside the coastal zone within the 
Sorrento Hills portion of its extent, but is in the coastal zone to the south, 
where it will be located in the Torrey Pines Community Plan area. However, 
this is a north-south trending street. and is unlikely to provide coastal 
access, except to people within the community itself; there are more efficient 
routes for regional beach traffic to access the coast than along Vista 
Sorrento Parkway. 

The plan provides for a bicycle network and transit services, including a 
possible extension of light rail along the I-5 corridor. Many of these 
improvements are located outside the coastal zone, as they are associated with 
the community•s planned interior street system. although their implementation 
will be beneficial for the entire community and region. The plan also 
provides for trails both within the community and connecting with planned 
trails in the Los Penasquitos Canyon Preserve. This system is not 
significantly different in the current proposed update than in the 1995 plan, 
and the same level of access will be provided. Therefore. the Commission 
finds the proposed plan update consistent with the public access and 
recreation policies of the Coastal Act. 

3. Visual Resources. Section 30251 of the Coastal Act provides for the 
protection of scenic coastal resources and for the compatibility of new and 
existing development. For the coastal zone, such resources are found in the 
steep canyon slopes connecting Sorrento Hills with Los Penasquitos Canyon. 
with bluff escarpments in the northern part of the community adjacent to 
Carmel Valley, and with views into the community from the I-5 corridor. The 
precise plan preserves the majority of these areas in their natural state, 
consistent with the HR Overlay provisions, although some encroachments 
associated with future buildout are anticipated. The plan, as proposed, 
contains development criteria addressing the siting and design of development 
to avoid and/or minimize visual impacts. particularly with respect to Carmel 
Valley and the Los Penasquitos Canyon Preserve. In addition, the revisions 
proposed herein will slightly reduce grading and landform alteration within 
the properties immediately north of. and potentially visible from. the Los 
Penasquitos Canyon Preserve from the level of disturbance certified in the 
1995 plan. Therefore. the Commission finds the Sorrento Hills Community Plan. 
as modified, consistent with Section 30251 of the Act . 

4. Hazard Areas. Section 30253 of the Coastal Act requires that 
development in hazardous areas, which include steep slopes, not contribute 
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significantly to erosion, nor lead to destruction of the site or surrounding 
areas. As drafted by the City, the precise plan includes policies 
incorporating all of the City•s hillside review components, its grading and 
erosion controls and its brush management requirements. A small portion of 
the community, in the far northwestern corner, is located with the 100-year 
floodplain of Carmel Creek and contains riparian vegetation. The area is 
designated as open space and is part of the Carmel Valley Restoration and 
Enhancement Plan, which was approved by the Commission in 1990. Thus, the 
Commission finds the Sorrento Hills Community Plan consistent with Section 
30253 of the Act. 

PART IV. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO IMPLEMENTATION 
PLAN AMENDMENT 1-97A 

A. AMENDMENT DESCRIPTION 

Several rezonings are proposed in the Sorrento Hills community, consistent 
with the land use redesignations previously addressed. Existing multi-family 
and industrial areas will be rezoned to single-family residential uses and to 
open space. Specifically, a total of 23.09 acres in the coastal zone will be 
rezoned from Al-10, M-IP and R-1500 to R-3000, Rl-5000 and OS-OSP. Existing 
areas that have been mapped in the Hillside Review Overlay Zone will remain so 
designated, with the overlay continuing to apply_ to the new base zone. The 
three new zones to be applied within the coastal zone are further described 
below. 

B. FINDINGS FOR CERTIFICATION 

1. R-3000 Zone 

a) Purpose and Intent of the Ordinance. The R-3000 Zane, as applied in 
the Sorrento Hills Community Plan, is designed to allow small-lot, 
single-family residential development at a maximum density of one unit for 
every 3,000 sq.ft. 

b) Major Provisions of the Ordinance. The proposed zone is one of 
several residential zones applied throughout the City of San Diego. It 
includes development standards establishing minimum lot sizes, yard setbacks, 
lot coverage requirements, etc. · 

c) Adequacy of the Ordinance to Implement the Certified LUP Segment. The 
proposed LCP amendment does not modify the existing zone in any way, but only 
incorporates some additional coastal zone sites into it. These include 
portions of the Torrey Hills property currently zoned A-1-10 and M-IP. Al-10 
is a designation used by the City of San Diego as a holding zone for its 
undeveloped outlying lands and Ml-IP is one of the City's industrial 
classifications. Although permits to accommodate industrial development were 
processed pursuant to the certified 1995 Sorrento Hills Community Plan, the 

I 
/ 

• 

• 

City, and the property owner, have now determined that residential development • 
is preferable in this location. The Commission finds the City is 
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appropriately rezoning this property to R-3000, which is designed to 
accommodate medium-low density residential development, and which is 
consistent with and adequate to carry out the amended North City LCP Land Use 
Plan, of which the updated Sorrento Hills Community Plan is a part. 

2. Rl-5000 Zone 

a) Puroose and Intent of the Ordinance. The Rl-5000 Zone is designed to 
allow single-family residential development on minimum 5,000 sq.ft. lots. 

b) Major Provisions of the Ordinance. The proposed zone is one of 
several single-family residential zones applied throughout the City of San 
Diego. It includes development standards establishing minimum lot sizes. yard 
setbacks, lot coverage requirements, etc. 

c) Adeguacy of the Ordinance to Implement the Certified LUP Segment. The 
proposed LCP amendment does not modify the existing zone in any way, but only 
incorporates some additional coastal zone sites into it. These include 
portions of the Torrey Hills property currently zoned A-1-10 and R-1500. 
Al-10 is a designation used by the City of San Diego as a holding zone for its 
undeveloped outlying lands and R-1500 is one of the City 1 s multi-family 
residential classifications. Although permits to accommodate multi-family 
development were processed pursuant to the certified 1995 Sorrento Hills 
Community Plan. the City. and the property owner, have now determined that 
less intense single-family residential development is preferable in this 
location. The Commission finds the City is appropriately rezoning this 
property to R1-5000, which is designed to accommodate low to very-low density 
residential development, and which is consistent with and adequate to carry 
out the amended North City LCP Land Use Plan, of which the updated Sorrento 
Hills Community Plan is a part. 

3. OS-OSP Zone 

a) Purpose and Intent of the Ordinance. The OS-OSP Zone is one of the 
City 1 S open space subdistrict classifications. It is applied to all open 
space parks consisting of City-owned land acquired to provide scenic vistas, 
preserve natural resources and provide outdoor recreation opportunities. 

b) Major Provisions of the Ordinance. Allowed uses within the OS-OSP 
Zone are limited to those directly associated with the purposes described 
above, and could include public facilities, utilities and recreational 
amenities. Development regulations. such as setbacks, building coverage, 
parking and landscaping are determined on a case by case basis, as deemed 
appropriate by the City to maintain and enhance the specific open space values 
of each individual park. 

c) Adeguacy of the Ordinance to Implement the Certified LUP Segment. The 
proposed LCP amendment does not modify the existing zone in any way, but only 
incorporates some additional coastal zone sites into it. These include 
portions of the Torrey Hills property currently zoned A-l-10, M-IP and 
R-1500. Al-10 is a designation used by the City of San Diego as a holding 

·' 
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zone for its undeveloped outlying lands, M-IP is one of the City•s industrial 
zones and R-1500 is one of the City•s multi-family residential zones. 
Although permits to accommodate some industrial and residential development 
were processed pursuant to the certified 1995 Sorrento Hills Community Plan, 
most of the currently-proposed open space areas were also shown as open space 
on those plans, although they may not have been officially designated in that 
manner. The City is now formally designating these lands, which are adjacent 
to the Los Penasquitos Canyon Preserve, as open space. The Commission finds 
the City is appropriately rezoning this property to OS-OSP, which is designed 
to permanently protect these areas for passive public recreational use. The / 
proposed rezonings are consistent with and adequate to carry out the amended 
North City LCP Land Use Plan, of which the updated Sorrento Hills Community 
Plan is a part. 

PART V. CONSISTENCY HITH THE CALIFORNIA ENVIRONMENTAL QUALITY ACT <CEOA> 

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. In the case of the subject LCP amendment 
request, the Commission finds that approval of both the land use plan and 
zoning amendments would not result in significant impacts under the meaning of 
the California Environmental Quality Act. Because no significant 
environmental impacts have been identified in relation to this item, it is not 
necessary to address possible alternatives to the action. Future individual 
development projects relying on this amendment will be reviewed for CEQA 
consistency by the City or Coastal Commission when they are proposed. 
Therefore, this amendment can be found consistent with the provisions of the 
California Environmental Quality Act. 

(1796A) 
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RESOLUTIONNUMBERR- 288441 

ADOPTED ON MAR ·17 1997 

(R-97-823) 

WHEREAS, City Council Policy 600-7 requires the Planning Commission to schedule 

concurrent public hearings to consider revisions to the Progress Guide and General Plan and agy 

Community Plan in order to retain consistency between such plans; and 

WHEREAS, the Planning Commission held concurrent public hearings on February 20, 

1997, to consider amendments to the Sorrento Hills Community Plan, the Progress Guide and 

General Plan and North City Local Coastal Program (referred to herein collectively as "Plan 

Amendments"); and 

WHEREAS, the Planning Commission also held a public hearing on February 20, 1997, 

to consider an amendment to the existing Sorrento Hills Public Facilities Finan~ing Plan; and 

WHEREAS, the Planning Commission approved and recommended adoption by the City 

Council of the Plan amendments and the amendment to the Sorrento Hills Public Facilities 

Financing Plan; and 

WHEREAS, the amendment to the Sorrento Hills Community Plan may modify portions 

of the existing North City Local Coastal Program adopted on March 31,1981, by Resolution No. 

R-253933; and 

WHEREAS, the City Council has reviewed the proposed amendments and heard 

additional public testimony; NOW, THEREFORE, 

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

• 

• 

1. The City Council hereby approves that document entitled the Sorrento Hills • 
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Public Facilities Financing Plan, a copy of which is on file in the office of the City Clerk as 

• Document No. RR- 288441-- / , and rescinds the existing Sorrento Hills Public 

Facilities Financing Plan previously adopted by the City Council by Resolution R-285095 on 

· December 6, 1994. 

2. The City· Council hereby approves the Sorrento Hills Community Plan, a copy of 

which is on file in the office of the City Clerk as Document No. RR-2 8 8 441 * J- , and 

rescinds the existing Sorrento Hills Community Plan previously adopted by the City Council by 

Resolution R-285095 on December 6, 1994. 

3. The City Cl;>uncil hereby approves the amendment to the Progress Guide and 

General Plan for The City of San Diego to incorporate the above-described Sorrento Hills 

Community Plan amendment. 

• 4. The City Council hereby approves the amendment to the North City Local Coastal 

Program for The City of San Diego to incorporate the above-described Sorrento Hills 

Community Plan amendment. 

5. · The Community and Economic Development Department is hereby authorized to 

submit the amendment to the North City Local Coastal Program to the California Coastal 

Commission to comply with the California Coastal Act of 1976. 

6. The City Council finds that this comprehensive update of the Plan is consistent 

with the City's adopted Regional Growth Management Strategy, and directs the City Clerk to 

transmit a copy of this resolution to the San Diego Association of Governments in its capacity as 

the Regional Planning and Growth Management Review Board. 

• 7 . The Plan amendments will become effective within the coastal zone upon 
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California Coastal Commission certification of the amendment to the North City Local Coastal 

Program. 

APPROVED: ~ASEY GWINN, City Attorney 

By _;Z~/t_u;_;_:. vJ-{=-=--...:...._,)~j)~.::.:::,..p:::::.:::.,___ 
Prescilla Dugard 
Deputy City Attorney 

PD:cdk · 
02/10/97 
Or.Dept:Dev.Svcs. 
Case 95-05 54 
R-97-823 
Reviewed by John Fisher 
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ORDINANCE NlJMBER 0-_--"-1_8_3_9_3 ____ (NEW SERIES) 

ADOPTED ON _M_Wl_3_1_iWf'_l __ 

A1'-T ORDIN.'-\t'-TCE INCORPOR.A. TING 491.4 ACRES LOCATED 
EAST OF I-5, NORTH A..ND SOUTH OF CA.RlvfEL MOUNTAIN 
ROAD At"l'D NORTH OF LOS PENASQUITOS CA.t"iYON 
CREEK, W1THIN THE SORREf-iTO HILLS COi'tf1vH.Jl'-i'ITY 
PLA.t~ThG AREA, IN THE CITY OF SA.t"'f DIEGO, 
CALIFORi'JIA, FROM THE A-1-10, M-IA, M-IP, M-lB, R-1500 
Al"'l'D HILLSIDE REVIEW OVERLAY ZONES INTO THE A-1-
10, M-lA, M-IP, R-1500, R-3000, Rl-5000, OS-P, OS-OSP, CA 
Al"'l'D HILLSIDE REVIEW OVERLAY ZONE, AS DEFINED BY 
SAN DIEGO 01fUNICIPAL CODE SECTIONS 101.0404, 
101.0405, 101.0407, 101.0410, 101.0428, 101.0435.1, 101.0436 
At~TI 101.0454 .A.l"'l'D REPEALING CERTAIN ORDfl'LA..i"'ICES 
OF THE CITY OF SAN DIEGO INSOFAR AS THE SAJ.v!E 
CONFLICT HEREWITH . 

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

Section 1. That 491.4 acres located east ofi-5, north and south ot' Carmel Mountain 

Road and north of Los Penasquitos Canyon Creek and described as Torrey Reserve Heights Unit 

No.1, Map No. 13358, excepting therefrom Lot "G" of said Map, all ofParcel Map No. 17371, 

all of Sorrento Hills Corporate Center Phase II Unit No. 1, Map No. 12606, all of Sorrento Hills 

Corporate Center Phase II unit No. 6, Map No. 12611, all of Sorrento Hills Corporate Center 

Phase II Unit No.7, Map No. 12609, Sorr.ento Hills Corporate Center Phase II Unit No.2, Map 

No. 12610, excepting therefrom Lot "B" of said Map, and Sorrento Hills Corporate Center Phase 

II Unit No.3, Map No. 12607, excepting therefrom Lots 78, 79 and 80 of said Map, and portions 

of Sections 29, 30, 31 and 32 of Township 14 South, Range 3 West. San Bernardino Meridian, in 

.. I 

• The City of San Diego, County of San Diego, State of California, rezoned property from A- I -10, 
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M-IA, M-IP, M-IB, R-1500 and Hillside Review Overlay Zones into the 

A-1-10, M-lA, M-IP, R-1500, R-3000, Rl-5000, OS-P, OS-OSP, CA and Hillside Review 

Overlay Zone, as designated on Zone Map Drav.ing No. C-880 filed in the office of the City 

Clerk as Document No. ro .... 18393 I be, and it is hereby incorporated into the 

A-1-10, M-IA, M-IP, R-1500, R-3000, Rl-5000, OS-P, OS-OSP; CA and Hillside Review. 

Overlay Zone, as such zones are described and defmed by San Diego Municipal Code sections ., 

101.0404, 101.0405, 101.0407, 101.0410, 101.0428, 101.0435.1, 101.0436 and 101.0454. 

Section 2. That Ordinance No. 10936 (N.S.), adopted October 5, 1972, and 

OrtFnance No. 18151 (N.S.), adopted January 9, 1995, of the ordinances of The City of San 

Diego be and they are repealed insofar as the same conflict herewith. 

Section 3. This ordinance shall take effect and be in force on the thirtieth day fro:rD: 

and after its passage, however, the provisions of this ordinance shall not be applicable \>tithin the 

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

unconditionally certifies tbis 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 provisions of this ordinance shall be null and void in the Coastal Zone. 

Section 4. In areas of The City of San Diego other than the Coastal Zone, no permits 

for development inconsistent with the provisions of this ordinance shall be issued unless 

application therefor was made prior to the date of adoption of this ordinance. 

Se!=tion 5. Within the Coastal Zone, no permits for development inconsistent with the 

provisions of this ordinance shall be issued unless application therefor was made prior to the date 

the California Coastal Commission unconditionally certified this ordinance as a local coastal 
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program amendment. 

• .t\.PPRO"~l~D: CASEY GWINN, City Attorney 

• 

• 

By 
Prescilla Dugard U 
Deputy City Attorney 

PD:cfk 
02/10/96 
Or.Dept:Dev.Svcs. 
Case 95-0554 
0-97-80 
Reviewed by John Fisher 

-PAGE 3 OF 3-



d 
ll 
ll 
m 
-< 
:::1: 
r­
r­
tn -- ----·-

Cily~l~Di~ 
LCPA I-9?A 

' " 

• 

• 

• 



• ,. 
•• 
• • • • • • • • • -• • • • • • • • • • e_:-==--

RECORD PACKET COPY 

....__j - SOR R F;NTO 
5-----------I:TILLS 

• • • • • • • • • • • • 

ITT PLAN 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
• • • • • • • • • • • • • • • • • • • • • • .. 



• • • • ! • 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

SORRENTO HILLS 
COMMUNITY PLAN 

Approved by: 
THE PLANNING COMMISSION 

October 27, 1994 
Resolution Number: 2139 PC __ 

Approved by: 
THE CITY COUNCIL 

December 6, 1994 
Resolution Number: R 285095 __ 

Certified by: 
THE CALIFORNIA COASTAL COMMISSION 

March 8, 1995 



• • • • ======================================================• 

CITY OF SAN DIEGO 

MAYOR 

Susan Golding 

Council 

Harry Mathis 
8eo1:t Harvey Bvron Wear 
Chris Kehoe 

Barbara Warden 
Valerie Stallings 
Judy McCarty 
Juan Vargas George Stevens 

8eott H. Bemet 
Christopher Niels 
Karea MeBHioa: 
William Anderson 
Vema Quinn 

City Manager 

Jack McGrory 

Planning Commission 
Frisco White 
Andrea Skorepa 
David Watson 
Patricia Butler 

Planning Department 

Ernest Freeman, Planning Director 
Jeff Washington, Deputy Planning Director 

Mike Stang, Principal Planner 
Mike Westlake, Senior Planner 

DRAFT: Januarv 1997 

... 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • e: 
-----------------------------------------•1 • 

• 1 
! • • 



• • • • • • • • • :e 
le 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

SORRENTO Hrus 
COMMUNITY PLAN 

TABLE OF CONTENTS 

SECTION PAGE 

• EXECUTIVE SUMMARY ............................................ 1 

Plan. Vision . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . I 
Key Policies ................................................................... 5 

INTRODUCTION .................................................... 6 

Purpose of the Plan ............................................................ 6 
Plan. Organization .............................................................. 6 

How the Plan Was Developed .................................................. 7 

• PLANNING CONTEXT .............................................. 9 

The Community Plan Area ..................................................... 9 

Development an.d Planning History ............................................. 9 

Background . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 11 

Local Coastal Program ........................................................ 13 

Urban. Setting . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 13 

Environmental Setting . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 16 

• COMMUNITY LAND USE ELEMENTS ............................. 24 

Residential Lan.d Uses ......................................................... 26 

Industrial/Business Park Lan.d Uses ............................................ 41 

Commercial Lan.d Uses ........................................................ 56 

Transportation ................................................................ 65 

Open Space and Resource Man.agement ........................................ 85 

Community Facilities ......................................................... 95 

i 



• • SORRENTO HilLS • 
COMMUNfTY PLAN 

~TAB~LE::O:F=C=ONm::=NM==================================================== 
SECI'ION PAGE 

• COMMUNITY DESIGN ELEMENT ................................ 104 

Grading Concept . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 104 

Building Placement . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 110 

Landscape Concept . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 113 

Community/Planning Area Entries ............................................ 117 

COASTAL ZONE POLICIES ....................................... 122 

Residential Land Uses ........................................................ 122 

Industrial Laad Uses . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 199 

Commercial Land Uses ....................................................... 124 

Transportation ............................................................... 124 

Open Space and Resource Management ....................................... 125 

Community Design .......................................................... 127 

APPENDICES 

Legislative Framework . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . Appendix A 
Land Use Intensity Comparison - 1994 Plan and 1996 Plan . . . . . . . . . . Appendix B 
Land Use Intensity and Traffic Generation ...................... Appendix C 
Community Plan Recommended Zoning . . . . . . . . . . . . . . . . . . . . . . . . Appendix D 
Relationship to Progress Guide and General Plan . . . . . . . . . . . . . . . . . Appendix E 
Plan Update and Amendment Process . . . . . . . . . . . . . . . . . . . . . . . . . . Appendix F 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
------------------------------------------------------------· 

ii • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

SORRENTO HilLS 
COMMUNITY PLAN 

LIST OF FIGURES and TABLES 

FIGURE PAGE 

1 Land Use Plan .......................................................... 2 

2 VICinity Map . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 o 
3 Coastal Zone Boundaries . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 14 

4 Relationship to Surrounding Communities . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 15 

5 Physical Constraints . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 17 

6 Sorrento Hills Vegetation Map . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 18 

6 Communitv Planning Areas ............................................. 25 

7 Residential Land Uses .................................................. 28 

8 Industrial/Business Park Land Uses ..................................... 43 

9 Commercial Land Uses ................................................. 58 

10 1991 Average Daily Traffic ............................................. 66 

11 Vehicular Circulation Plan .............................................. 68 

12 Community Plan Traffic Volumes ....................................... 70 

13 Community Trails System .............................................. 74 

14 Bikeway Plan .......................................................... 76 

15 Bicycle Facilities Classifications ........................................ 77 

16 Open Space Map ....................................................... 89 

17 Sorrento Hills Community Facilities Map ................................ 96 

18 Surrounding Communitv Facilities ...................................... 98 

19 Sorrento Hills Parks and Recreation Facilities ............................ 93 

19 Community and Planned Entries . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 118 

20 Coastal Zone Steep Slopes ............................................. 128 

TABLE 

1 Land Use Development of Intensities ..................................... 4 

2 Residential Land Uses .................................................. 27 

3 Industrial/Business Park Land Uses ..................................... 42 

4 Commercial Land Uses ................................................. 57 

5 25% Slope Encroachment Allowance ................................... 130 

iii 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

Executive Summ~ I 
~ Plan Vision 
~ Key Policies 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II 
SORRENTO HiLLs 
COMMUNITY PLAN 

EXECUTIVE SUMMARY 

EXECUTrvESU~Y 

Plan Vision 

The Sorrento Hills Community Planning Area is characterized by its high visibility from 
adjacent freeways and its varying natural topography. As aBe af the Ciey's few 
FemaiBiBg Hftaevelef'eEI f'laHftiHg Meas, fl.! is uniquely located between two regionally 
significant open space areas: Carmel Valley on the north, and Los Peiiasquitos Canyon 
Preserve on the south. This location, with its coastal influences combined with the 
relati'lely HHEiisft:tfi:Jea Battlre natural features of the planning area, results in the presence 
of potentially important native habitats and wildlife species. Additionally, the planning 
area is situated in proximity to existing employment centers and residential development 
which provides an opportunity for the Community Plan to balance land uses in the area . 

The primary vision of the Community Plan, which will guide development in Sorrento 
Hills over the next 15-20 years, is: 

Develop the community with land uses that complement surrounding 
developing areas and maximize mobility opportunities; that reflect the 
variety of landforms characterizing the community; that protect and 
enhance important wildlife habitat; and that provide for a high quality 
urban form reflective of the area's unique location and natural 
attributes . 

The focus of this plan is to implement this vision through the creation of cohesive land 
uses which provide residential densities supported by an integrated circu Jation network 
and mobility and transit opportunities; which supplement the employment base 
developing in the area; which iBtegFB;te combine land uses in and around the community 
to create a viable balance; and which are compatible with regional open space plans and 
important wildlife habitats . 

The Land Use Plan appearing in Figure 1 and the Land Use Table (Table I) represent 
a development scenario for the community which implements the Plan Vision . 

1 
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II SORRENTO HiLLS 
COMMUNITY PLAN 

EXECUTIVE SUMMARY 

Resitleafial 

• 

Iatlastri&I/Prefessieaal Offieel 
Seieaftfie Researelt 

Tet&lladastri&I/Prefessieaal Offiee/ 
. ~ . . . . . 

._ f !. I 

Neiglt&erlleed Park 

Ope& Spaee 

YftiHy 
eSDG&E St:tb!HatieH 

TaiJle 1 
LAND GSE ~+.BLE 

~ 

GGMMUNITY 

PMN 

lnd't«iefi itt Village 
Ct'J'I'f'llfftH'Cit:tl 

~'tEI.~I8NT 
INBNSITY 

2,424,999 Sfltl&re feet 

1Tfte Carmel Vall~· Cefftfftereial iHel'tlE!es llJ'f'reMifftatel; 4 49,999 SEJtlftf'e feet ef eept3erate effiee laHEII:Jses aHa 37 999 
f; f . . . 'al ' SEJI:It'IA! ~et e ¥tstter servtftg eefftffteret laftd 1:1ses as llf'flFeVeel ia fke Terrey Reserve Pier .:Heel Cefftfftereial De·leletJffteftt PEII'fftit 

(PCD 'He. 8S 9824). 
2TA "'II C C . I . I el . e • 1 ageeftterefftfftEIFeta tfle t1 es ltflf'Femfftately 2Q,QQQ SEjtllilfe feet efretail eefftfftereiallafla ttses MEl 3,SQ9 

SEJtlftf'e feet ef SI:Jflf'BI't eefftfftereial effiee I MEl tiSes. 
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II 
SORRENTO HILLS 
COMMUNITY PLAN 

EXECUTIVE SUMMARY 

Revised Table 1 
PROPOSED LAND USE TABLE 

%OF 

LAND USE ACRES COMMUNITY 

PL-\N 

Residential 

• Very Low ")") .1 = 
• Low 203 26 

• Medium Low 38 5 

Total Residential 263 34 

Commercial 

• T orrev Reserve J 
• Support Commercial Center :! 1 -
• Torrev Hills Neighborhood 13 1 -

Commercia! Center 

Total Commercial 41 5 

Industrial/Business Park 

• Torrev Hills lndustria!!Business 47 .{i 
Park 

• Sorrento Hills Gatewav 30 4 

Total Industrial/Business Park 77 10 

Communitv Suorts Park Comulex 14 " !!:!. 

OJ!en Space 283 36 

Utili tv 
•SDG&E Substation 40 5 

Streets~ Freeways 66 8 

TOTALS 784 100%, 
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DEVELOPMENT 

INTENSITY 

123 units 
1.211 units 

770 units 

2,104 units 

477.000 sguare feet 
40.000 square feet 

130.000 square feet 

647,000 sguare feet 

1.099.775 sguare feet 

250.225 sguare feet 

1,350,000 sguare feet 
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EXECUTIVE SUMMARY 

Key Policies 

The following key policies have been developed to respond to the plan's vision of land 
use balance, integration and cohesiveness; sensitivity towards open space and wildlife 
habitat and a reflection of underlying landform; and densities of land uses supported by 
accessibility and employment base. These key policies have been interwoven throughout 
all elements of this Community Plan. 

1. Develop a mix efland uses which integrates and balances existing and planned land 
uses in the community as well as takes advantage of view opportunities and 
accessibility. 

2. Provide employment. recreation and housing opportunities situated in a manner 
which encourages walking and bicycle use to assist in reducing single-occupant 
automobile travel. 

3. Develop industrial areas with predominately light industrial, manufacturing, 
professional oftice and scientific research uses. Such developments shall reflect 
sensitivity in design and complement residential developments. 

4. Provide adequate retail and support commercial uses to meet community demand. 

5. Develop specific development controls and special design standards through the 
permit review process to assure compatibility with adjacent residential and regional 
park uses. 

6. Adhere to community-wide landscape design guidelines to ensure that Sorrento 
Hills has a distinctive and cohesive community image. 

7. Encourage more efficient use of land compatible with and sensitive to existing 
natural ecological, scenic and open space resources through innovative grading 
techniques and design standards. 

8. Preserve and, if necessary, enhance or restore open space areas identified within the 
community. Protect open space areas from development pressures through 
dedication, er acquisition or open space easements. 

9. Assure compatibility with the existing energy developments in the community by 
minimizing the impacts of development on the existing facilities, and by 
minimizing the impacts of the facilities on the development. 

10. Provide for land development projects within the community which are sensitive 
to landform and adjacent uses, which have adequate internal circulation and linkage 
to regional vehicular and transit transportation systems, and which demonstrate 
high quality design and construction. 
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COMMUNITY PLAN II SORRENTO HIUS 

INTRODUCTION 

INTRODUCTION 

Purpose of the Plan 

The SORRENTO HILLS COMMUNFIY PLAN and accompanying Environmental Impact Report 
(EIR) are required by the City of San Diego for the orderly and sensitive development 
of land in the Sorrento Hills area of the City. In this manner, the SORRENTO HILLS 

COMMUNITY PLAN is a set of proposals intended to serve as a guide for future public and 
private development within the community. The plan includes a series of goals and 
actions which are consistent with City policy. These goals and actions provide direction 
as to how the proposals within the plan should be carried out 

This Community Plan should not be considered as a static document. It is the intent of 
this plan to provide guidance for the orderly and controlled growth of the Sorrento Hills 
community. In order to respond to unanticipated changes in environmental, social, or 
economic conditions, the plan shall be continually monitored and amended when 
necessary, so as to remain relevant to the needs of the Sorrento Hills community and the 
City of San Diego . 

Plan Organization 

This document is comprised of five distinct Sections that together make up the SORRENTO 

HILLS COMMUNFIY PLAN. Supporting the text in these sections is the Land Use Map 
(Figure I. page 2), which depicts land use designations throughout the community, and 
other graphic representations to assist in understanding the plan elements . 

The first three Sections of the document serve as an introduction by explaining the 
document's purpose and organization, and by discussing existing site-related conditions: 

EXECUTIVE SUMMARY. This Section is located at the very beginning of the 
document and contains the long-term vision statement for development of the area, 
as well as key policies which will serve to guide growth in the plan area over the 
next decade or so . 

INTRODUCTION. This Section follows the Executive Summary and includes the 
Community Plan's purpose, the plan organization, and the background history of 
the plan to-date . 

PLANNING CONTEXT. This Section includes a description of the location and 
boundaries of the Community Plan area, a development and planning history, and 
descriptions of existing environmental conditions in the Sorrento Hills community . 

6 



II 
SORRENTO HILLS 
COMMUNI'IY PLAN 

INTRODUCTION 

The following three Sections fonn the core of the SORRENTO HILLS COMMUNITY PLAN by 
establishing the land uses, development standards, policies and action statements that 
will guide development in the area for years to come. 

COMMUNITY LANP USE ELEMENTS. This Community Plan includes six separate 
land use elements (i.e., Residential, Industrial/Business Park, Commercial, 
Transportation, Open Space and Resource Management, and Community Facilities) 
that will dictate the development pattern in Sorrento Hills. Each element provides 
specific goals, policies, and recommended action plans, as well as background 
infonnation and specific development proposals. For development located within 
the Coastal Zone, the Coastal Zone Policies shall also apply. 

The Goals and Policies set forth in each element are intended to provide direction 
to City staff, the Planning Commission, and the City Council which will assist them 
in evaluating development proposals within Sorrento Hills. The Action Plans are 
provided in a matrix fonnat and contain more concrete recommendations which 
may be used by City staff, the Planning Commission, and the City Council as a 
project implementation tooL 

COMMUNITY DESIGN ELEMENT. Landscape, siting, and general grading concepts 
have been included in this Section of the Community Plan. These Guidelines are 
intended to complement the Land Use Elements by introducing selected design 
features that will give Sorrento Hills a strong, distinctive community image. 

COASTAL ZONE POLICIES. Portions ofthe community lie within the Coastal Zone 
for the State of California. The State Coastal Commission has adopted the North 
City Local Coastal Program which provides direction for development within those 
portions of Sorrento Hills located in the Coastal Zone. This Community Plan 
document is iHteftaeEl to supersede~ the Coastal Zone Policies specific to Sorrento 
Hills. All development located in the Coastal Zone shall comply with these 
policies, as well as with other applicable goals and policies presented in other 
elements of this plan. 

Finally, the document also contains a series of TECHNICAL APPENDICES that include the 
legislative framework for processing and approving the Community Plan, a comparison 
of 1994 ~and current land use intensities, the relationship of land use intensity and 
traffic, recommended zoning for the community, the relationship of the plan to the City's 
Progress Guide and General Plan, and infonnation on the updating and amending of this 
document. 

How The Plan Was Developed 

Preparation of the SORRENTO HIUS COMMUNITY PLAN and the required Community and 
General Plan Amendment was officially made possible by action of the San Diego 
Planning Commission on July 2, 1981, when the Commission instructed the San 
Diego Planning Department to work with the property owners to develop a policy 
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II SORRENTO HIL.LS 
COMMUNI1Y PLAN 

INTRODUCTION 

document and plan for the area. The original Community Plan was subsequently 
adopted by the San Diego City Council on March 8, 1983 . 

An +J:H.s-updated version of the SORRENTO HILLS COMMUNITY PLAN was prepared in 
1994. which allocated land uses to an approximate 178-acre addition to the 
community resultin!:! from an action by the voters of San Diego in 1986 to trade this 
area, previouslv a part of Los Pefiasguitos Canyon Preserve. for approximatelv 288 
acres of privatelv owned land regarded as hh?:her gualltv park land. Other land use 
changes were incorporated into the Communitv Plan at that time including a !!Teater 
focus on residential uses and the addition of Street "A·· (or Vista Sorrento Parkway . 
as it has been subseguentlv named), an important north-south access through the 
communitv benefining communitv residents and emplovees as well as motorists 
accessing adjacent communities. In 1996. a subsequent amendment to this communitv 
plan occurred resulting in a refinement of land use chan!:!es which occurred with the 
1994 update . 

Both the 1994 and 1996 amendments have been prepared by a private consultant team 
working closely with the City of San Diego Long Range and Facilities Planning 
Department staff. The consultant team was largely responsible for conducting the 
necessary research, drafting the Plan elements, soliciting input from neighboring 
groups, and acting as a liaison between the property owners and the City. The City 
of San Diego Long Range and Fadlities Planning Department staff provided technical 
assistance and evaluated the materials prepared by the consultant team for consistency 
and compliance with established City policies and regulations . 

Because there are no inhabitants residing in the area of the SORRENTO HILLS 

COMMUNITY PLAN, the San Diego Planning Commission acted as the Community 
Planning Group per City Council Policy 600-5 for the review and approval of thls the 
Plan in 1983. as well as subsequent amendments in 1994 and 1996. In this capacity, 
the Planning Commission conducted workshop sessions and public hearings prior to 
adoption of the Community Plan . 
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-
PLANNING CONTEXT 

PLANNING CONTEXT 

The Community Plan Area 

The SORRENTO HILLS COMMUNITY PLAN area is located in the north central part of the City 
of San Diego (see Figure 2, Vicinity Map). The entire planning area contains 
approximately =J..f# 784 acres and is bounded on the south by Los Pefiasquitos Canyon 
Preserve, on the west by Interstate 5, and on the north and east by the Carmel Valley 
Community Planning Area . 

The Sorrento Hills Community is adjoined by two other existing community planning 
areas: Torrey Pines across Interstate 5 (I-5) to the west and south, and Carmel Valley 
to the north and east. In addition, there are two other planned communities in the 
immediate vicinity: Mira Mesa is located immediately across Los Pefiasquitos Canyon 
Preserve to the south; the University community is situated across Pefiasquitos Canyon 
and I-5 to the southwest. 

Development and Planning History 

The Sorrento Hills area has an interesting planning history that is tied to the planning 
efforts for Los Pefiasquitos Canyon Preserve. For nearly ten years, prior to the adoption 
of the City of San Diego Progress Guide and General Plan in 1979, the City and County 
had been conducting studies on Los Pefiasquitos Canyon as an open space park. During 
that period, the Carmel Valley community was being planned, and the Sorrento Hills 
area was specifically excluded so as not to preempt the determination of a precise park 
boundary. By the time the City's Progress Guide and General Plan was adopted in 
1979, the precise boundary ofthe park still had not been determined, and the Sorrento 
Hills property was designated as "Future Urbanizing" on the General Plan until the 
boundary of the preserve could be determined . 

In February 1980, Genstar-Penasquitos (now AG Land Associates, LLC) dedicated a 
total of 1,806 acres of Los Pefiasquitos Canyon to the City for use as a preserve. This 
action precisely defined the boundaries of the preserve as it borders the Sorrento Hills 
property. This action subsequently cleared the way to initiate a community planning 
program for the Sorrento Hills property and to amend the City's Progress Guide and 
General Plan which transferred the original plan area from Future Urbanizin2:ftfiefl. to 
Planned Urbanizing . 
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II SoRRENTO HILLS 
COMMUNITY PLAN 

PLANNING CONTEXT 

Background 

SiHee the OFigiHal aaoptioH of the 8oRRENFO HlHS COU-MbG~l.fTYP£1N OH MaFeh 8, 1983, 
t:lfbaH aevelopmeHt has HOt )'et oeel:lFFea iH the COffiffil:lHit)'.. llovteVeF, &Development 
plans have been submitted and approved for seYeFal all planning areas within the 
community. Tentative Maps, Planned Industrial Development Permits, Planned 
Residential Development Permits, Planned Commercial Development Permits. Hillside 
Review Permits. Coastal Development Permits and Rezone :t\_g_pplications have been 
approved, and final maps have been recorded. Development has be2:un in the 
community with the construction of basic infrastructure and roads. such as El Camino 
Real and Carmel Mountain Road. and construction of the Torrev Reserve commercial 
development and Torrev View residential development in the no1thern portion of the 
communitv. Additionallv. 2:rading has occurred in other p01tions of the community in 
preparation of implementing approved projects . 

Prior to 1986, approximately 178 acres located adjacent to the Sorrento Hills community 
planning area was designated as "Future Urbanizing" on the San Diego General Plan 
Map. On November 4, 1986, the citizens of San Diego approved a ballot measure which 
directed that a 166-acre parcel owned by the City and located at the western boundary 
of Los Pefiasquitos Canyon Preserve adjacent to Interstate 5 (1-5) be traded for 288 acres 
of privately owned land located adjacent to the preserve and just north of the area known 
as "the falls". An additional12 acres located between the 166-acre parcel and I-5 was 
also incorporated into the ballot measure in order to avoid creating a small island of 
Future Urbanizing area between the 166-acre parcel and the freeway. This total178-acre 
addition to Sorrento Bills is was referred to as the "Park Trade" property. Approval of 
the ballot measure resulted in a transfer of this property from Future Urbanizing to 
Planned Urbanizing. This SORR£11/TO HH,£8 GOUMl::HlllTY P-LL>.,' 1:1paate, aloHg with a 
GeHeFal PlaH AmeHameHt, will 

In 1994. the Citv Council approved an amendment to the SORRENTO HILLS COMMUN!TJ" 

PL1A' and the Citv's Progress Guide and General Plan which serve.Q. to implement the 
results of the initiative, vrhieh converts.ing the Park Trade property from "Future 
Urbanizing" to "Planned Urbanizing", and providing for expanded industrial and 
residential opportunities for the community. IH aaaitioH to this majoF aaaitioH to the 
CommHHit)' PlaH aFea, aH impoFtaHt ehaHge to the f&bFie of the laHa 1:1se plttH is the 
expttHsioH of resiaeHtial laHa 1:1ses. The 1994 amendment This 1:1paate providesQ. for a 
substantial medium-low density residential land use component and additional single 
family housing opportunities as a reaction to the need for these types of housing in the 
area and the community's opportune location adjacent to I-5 and the planned heavy rail 
commuter train line in Sorrento Valley. Recent adopted and pending legislation, both 
at the local and state levels, is beginning to direct the concentration of compatible and 
supporting land uses adjacent to transit corridors in order to reduce emissions and 
improve traffic congestion. Additionally, the inclusion of a medium-low density 
residential component within the Residential Land Uses element supports key policies 
of this plan directed at providing affordable housing for workers within the community 
and providing housing in an area where easy accessibility and transit opportunities occur . 
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Other minor changes which occured in this the 1994 update include.Q.-:-A-!! restructuring 
of industrial uses diminishing the focus on professional office use:-; Pt'Ofessierud office 
uses "tvill ee J'CffftitteEI ia iaEluswial flfC&S as iEleBaf.ieEI iB this f'lflB. However, the feeus 
of the IBElustrial LMEI Uses elemeBt Stif'J'Bfts leBg teffft regieBal tfeBEls directed at the 
creatieB of cemmuBities ·.vfl:ieh provide a ealflBeeEI mix. of heusiBg eppemmities aBEl 
etHf'lO)'fHCBt eeaters ia pFBKimity to e&eh ether flftd to local M:d regieaal tfftBspeftfttieB 
liBkages. Also, it is the iBteat of the IBdustfial Lflftd Uses ElemeHt to promote 
iBdtistfially erieftted lflftd uses iB respeBse to the IUltieif'&ted e·.•er supply of pFefessieHal 
office uses in 8elitheffl Califefflia flftd the 8flft Diego flfCfl flftd te create a stfBHg reseftfeh 
MEl develepmeat cempeBeat te the cemmuft~··s btElustrial Elemcat. This pre·tisieB fer 
ex.pflftdeEllight iBEluStfial flftd seieHtif.ie flftd reseMeh laftd use eppefttiBities has resulteEI 
ifl flft iHerease ifl de::,•elepmeftt iateasities fer iadustfially eases lflftd uses iB the 
cemmuaity. the ilnclusion of 1.3 acres previously shown within the Carmel Valley 
Neighborhood 8A Precise Plan;,;, and the The realigameftt efEl CB:fHiHe Real she'lfft ia 
this flftd the previous Celftfftuaiey PIM, caused the separatieH efa 1.3 &ere preperf)' ffem 
resideHtiallaftEI uses iH ~*eigheerheed 8A eftfl:e Cflf'fftel Valley CemmuBit,· PlaH. With 
this physical sepMatieH, the property is Bev; mere &f'f'FBJ'ria:tely Eleveleped uader the 
goals, aetieas flftd pFBpesals of the 89R-REHFO HI/::1:.8 COAHJlNI.JTY P!AN. This update 
reeemmeBds iHdustfial laBEl uses, similftf te the eeatigueus 8oFFCBte llills property fer 
this Mea of the plflfl. The City's Pt'&g1'CS!J Gttitle anti Ge1tet'al }2./an ·.viii ee ameBded te 
iBeerpera:te this efiftftge. A!!ddition of Street "A" (Vista Sorrento Parkwav). the northern 
extension of which . Street "A" is iBeluded iB this update te provide~!! north-south 
access through the community between Carmel Mountain Road and Sorrento Valley 
Boulevard. The aeFthCfft pertiea ef 8i:reet "A" will eceur 'NithiH SeFFCHto Hills wltile the 
soot:h:em poftieB is withiH the TeFFCy PiHes Commuaity. This vt'ill reqeire 8:ffleBdilig the 
City's Pt·eg~-ess Gttitle arffi Ge1terwl 1r.>.Jan to add this eifeulatieB liBk te the Cireulatioa 
ElemeBt. 

The most recent amendment to this Community Plan involves a further refinement of 
planned land uses. primarilv in the southern portion of the communitv. and minor 
adjustments to the circulation system. Area devoted to industrial land uses has been 
reduced and concentrated in the western portion of the communitv, where easv access 
to I-5 and Vista Sorrento Parkwav is available. Recognizing the potential to market this 
high profile area to corporate headquarters and professional office users, the land use 
designation for this area has been re-named lNDUSTR!AliBUS'fNE.SS PARI\. The 1996 
amendment provides a broader range of residential land uses. varying from apartments. 
condominiums and to"vnhomes. to smaller lot detached residential and traditional single 
familv subdivisions. A. Neighborhood Commercial Center has been added. providing for 
retail commercial uses typicallv serving residential neighborhoods. In anticipation of an 
increase in students associated with more traditional familv neighborhoods. the 1 996 
amendment provides the option for an elementarv school site located central to 
l'esidential developments planned for the southern portion of the communitv. 
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II SORRENTO HILLS 
COMMUNI1Y PLAN 

PLANNING CONTEXT 

Local Coastal Program 

The passage of the Coastal Initiative in 1972 estab1ished temporary Coastal Commissions 
to prepare a plan for sound conservation and development of coastline areas. The plan 
was completed in late 1975 and served as the basis for the California Coastal Act of 
1976. This legislation established State policies on coastal issues and the requirements 
for local coastal program preparation by government entities. The local coastal programs 
include local government's land use plans, zoning ordinances, zoning maps, and other 
implementing actions. When the local plans have been certified by the Coastal 
Commission as being consistent with Coastal Act policies, the permitting controls now 
exercised by the Coastal Commission will be returned to local governments, subject to 
a system of appeals to the Coastal Commission. 

The northern portion and the southern perimeter of the plan area, consisting of 
approximately 123 acres, are included within the Coastal Zone, as defined by the Coastal 
Act of I 976 (see Figure 3, Coastal Zone Boundaries). The primary reason for this 
inclusion is to provide additional upstream protection for the environmentally sensitive 
wetland of Los Pefiasquitos Lagoon. Because portions of the community are situated 
within the Coastal Zone, this plan has the additional responsibility of containing specific 
land use and development policies pursuant to the adoption of a Local Coastal Program 
(LCP). These are contained in the Coastal Zone Policies Element of this Community 
Plan . 

The City of San Diego has prepared and submitted the North City Local Coastal Program 
Land Use Plan and the related Implementation Ordinances. The Land Use Plan (LUP) 
includes land uses for those portions of the communities of University City, Mira Mesa, 
Torrey Pines, Carmel Valley, and Sorrento Hills which are located within the Coastal 
Zone. Subsequent to adoption of the North Citv Local Coastal Prouram, and in 
conjunction with approval of the I 994 amendment of this Communitv Plan. the State 
Coastal Commission certified this Communitv Plan as superseding the Coastal Zone 
Policies specific to the Sorrento Hills portion of the North Citv Local Coastal Proe:ram . 
PortiOHS of ihe 8offeHtO Hills CommHHity ftf:Pt'e eeeH eertifiea B)' the Coa:stal 
CommissioH. IH these area5, EIDevelopment proposals which occur in the Coastal Zone 
will require approval of a Coastal Development Permit (CDP) from the City . 
Improvements associated with Street "A" portions of the extension of Vista Sorrento 
Parkway occurrim! within the Coastal Zone ·.viii Fefll:lire peffftit:s fi:em have been 
approved bv the State Coastal Commission . 

Urban Setting 

The Sorrento Hills community is largely undeveloped; for this reason, consideration of 
surrounding development, community plans and other planning efforts is essential in the 
development of community goals, policies and actions which create a balanced 
community with its own identity. Figure 4, Relationship to Surrounding Communities, 
illustrates Sorrento Hills' relationship to surrounding communities . 
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PLANNING CONTEXT 

In the northwestern extent of Sorrento Hills, Carmel Valley's open space designation 
corresponds with the 1 00-year floodplain of Carmel Creek and is contiguous with 
Sorrento Hills' open space and commercial land uses. Along Sorrento Hills' northeastern 
boundary, Carmel Valley proposes Very Low density residential uses which corresponds 
to Sorrento Hills' designation of Very Low density residential uses in this area . 

Los Pefiasquitos Canyon Preserve adjoins the planning area along its entire southern 
boundary. Los Pefiasquitos Canyon Preserve is a regional resource under the authority 
of the County and City of San Diego. A Draft "Master Plan for Los Pefiasquitos Canyon 
Preserve" has been prepared for the Preserve, but has not yet been adopted by either the 
City or County of San Diego . 

The entire western boundary of Sorrento Hills is I-5. West of I-5 is the Torrey Pines 
Community Plan, the southern portion of which is the Open Space designation for Los 
Pefiasquitos Lagoon. South of the lagoon and immediately west of I-5 is the existing 
Sorrento Valley Industrial Park that also extends east into Los Pefiasquitos Canyon . 
West of the Torrey Pines Community is the University Community that contains 
scientific research development along North Torrey Pines Road. Torrey Pines State Park 
is located on the southern extent of the Torrey Pines Community. Although Sorrento 
Hills does not share a contiguous border with the Park, some development within the 
community will be visible from a distance to park users . 

Environmental Setting 

A complete and thorough investigation of the Sorrento Hills property has been conducted 
as part of the community planning process. The existing conditions on the property are 
outlined here, and presented in greater detail in the Environmental Impact Reports; 
prepared for the orie:inal communitv plan and subsequent amendments (EQD No . 
81-12-33, DEPNo. 91-0361, DEPNo. 93-0142, DEPNo. 95-0554). Figure 5, Physical 
Constraints, ana Figefe 6, 881"1'tmta Hills Vegetati8t'i l..lctp, provide§. a graphics which 
summaryizes &f.-important physical and environmental characteristics of the planning 
area . 

Landform 

Sorrento Hills is characterized by topographic diversity ranging from a series of narrow 
ridges with steep slope faces, to deep eroded erosional gullies, and broad mesa tops. The 
property has considerable terrestrial relief with elevations ranging from 20 feet above 
mean sea level (MSL) at the northwestern boundary, to approximately 393 feet above 
MSL in the east central section. The prominent topographic features of the property are 
the sandstone escarpments in the northwest section, a major canyon running east-west 
through the central section, and the mesa tops in the east central section (see Figure 5) . 
The city's Hillside Overlay Zone has been applied to slopes in the communitv which 
have w#lt-a gradient greater than 25 percent. 
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PLANNING CONTEXT 

A dominant ridgeline generally runs in an east-west direction and establishes the major 
drainage pattern for the property which ultimately flows into Los Pefiasquitos Lagoon. 
The drainage running north off the ridgeline flows into a major drainage valley and 
subsequently north and west into Carmel Valley. The drainage running south off the 
ridgeline eventually flows south and west into the Interstate 5 drainage system or Los 
Pefiasquitos Canyon. 

A small portion of the northwestem paA:ieft part of the communi tv property is in the 
Carmel Valley floodplain. There are certain development restrictions within the 
floodway and floodway fringe, and these restrictions have been incorporated into this 
Community Plan. 

Geology and Soils 

Similar to its topographic diversity, the community's underlying geology and soils are 
varied. Ardath Shale, Torrey Sandstone, Scripps Formation and alluvium soils are found 
in the community. Geologic reconnaissances have revealed the potential of ancient 
landslides occurring in the Ardath Shale component of steep canyon slopes. 

Torrey Sandstone, Scripps Formation and alluvium are subject to erosion requiring 
implementation of erosion control measures, particularly during construction activities 
and prior to establishment of landscape material. Three northeast-trending faults have 
been identified based on field mapping and review of linear features on topographic 
maps and photograph~. Urban development within the planning area will require project 
specific geotechnical reconnaissance and exploration to determine subsurface suitability 
for development and to define necessary remediation. 

Paleontological Resources 

The geologic substructure of the planning area has the potential to contain important 
paleontological resources. Regionally, Ardath Shale has yielded significant amounts of 
fossils and nannoplankton. In the general area of Sorrento Hills, invertebrate fossils are 
also abundant. Fossil mollusks occur at several locations in exposed areas of Ardath 
Shale. The Scripps, Bay Point and Torrey Sandstone formations also contain fossils but 
not in as great abundance as Ardath Shale. The Linda Vista formation is not expected 
to yield regionally important paleontological resources. 

Paleontological resources are evident on portions of the site where erosion has exposed 
fossil-bearing materials. Grading operations can increase exposure of substrate and 
additional resources can be exposed. For this reason, development activities in areas of 
Ardath Shale will require coordination with a qualified paleontologist to ensure optimal 
documentation of resources and to enable resource collection if important fossils become 
exposed during grading operations. 
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Wildlife and Vegetation 

The Sorrento Hills Community has undergone varying degrees of disturbance due to past 
grazing activities and numerous dirt roads traversing the property. Nearly half The 
majoritv of the sire communitv has been graded and/or brushed in accordance with 
approved maps . 

Native vegetation originallv occurring in the community-is was dominated by the coastal 
sage scrub plant community. Coastal sage scrub is a coastal plant community composed 
of a variety of soft, low, aromatic shrubs. Coastal sage scrub is considered sensitive, 
because of its potential to support sensitive plant and wildlife species and its 
considerable reduction in acreage throughout Southern California. It is also the focus 
ofthe State of California's Natural Communities Conservation Program . 

Chaparral plant communities, including southern mixed chaparral, southern maritime 
chaparral, and chamise chaparral, are the H:eJfi fftest were also abundant H:ative 'f'egetatieH 
eee1:1rriHg in Sorrento Hills. Southern mixed chaparral occurs on dryer, north-facing 
slopes and in tributary canyons within the community. It is a drought and fire adapted 
plant community of broad-leafed shrubs typically forming dense stands. Southern 
maritime chaparral is similar to southern mixed chaparral, but typically occurs closer to 
the coast and develops on sandstone soils. Today, ~!his plant community is concentrated 
on the bluffs and hillsides protected as open space in the northwestern area of Sorrento 
Hills. In addition to the typical southern mixed chaparral plant species, several endemic 
shrubs and sensitive species occur in this area of the Sorrento Hills community. Chafftise 
eha13arral is alse sifHilar te se1:1them fftbtea ehliJ3arral, Bl:lt is EiefftiHatea B)' ehafftise aHa 
is eharaeterizea B)' a Iewer Sfleeies aiversit)·. Chaffiise ehftJ3arral is reJ3reseH:tea iH the 
SO!?REl.,'TO HILl£ GOMMLG>·,lfTYPiAN area e;· se'reral Sffiall 13atehes, J3rifftarily ift the eastem 
J3eFtioH ofthe site . 

Wetland habitats occur in the community as willow scrub, riparian woodland, and vernal 
pools. Southern willow scrub occurs within the community as a moderately homogenous 
riparian woodland located in the extreme northwestern corner of the community, and as 
a small, poorly-developed patch in the southwestern portion of the community. Vernal 
pools comprise a unique habitat type characterized by a variety of organisms adapted to 
ephemeral aquatic conditions that are present in the late winter and early spring 
following seasonal rainfall. Vernal pools once occured in the northeastern portion of the 
Sorrento Hills community. Although vernal pools often support highly sensitive species, 
those which occured in Sorrento Hills de did not provide habitat for the typical sensitive 
vernal pools species. Impacts to vernal pools which occured within areas planned for 
development in Sorrento Hills have been assessed in conjunction with approved maps 
and associated environmental documentation. Mitigation has occurred through monetary 
contributions toward off-site purchase . 

Smaller areas of native grassland (valley needle grassland) and areas of non-native 
annual grassland also occur within the Sorrento Hills community. For the most part, 
valley needlegrass occurs as small patches within coastal sage scrub habitat. Non-native 
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grassland occurs in areas of the community where native vegetation has been degraded 
severely or repeatedly. 

All ,of the habitat types occurring in Sorrento Hills support distinct faunas that rely 
primarily on the resources confined to a particular habitat. Because of the extremely 
limited amount of grassland and riparian habitat historically occurring within the 
communitv, well developed grassland and riparian fauna are not present. lftsteae, 
e~dstiHg Remaining native and the non-native plant communities offer habitat to a high 
diversity of shrubland wildlife species, including birds, mammals, reptiles and 
amphibians. 

Los Pefiasquitos Lagoon 

The SORRENTO HILLS COMMUNITY PLAN area is located within the watershed of Los 
Pefiasquitos Lagoon. Los Pefiasquitos Lagoon covers about 385 acres and is recognized 
as an important coastal resource because of its unique flora and fauna. As urban 
development occurs within the watershed, viability of the lagoon's flora and fauna can 
be adversely affected. The sensitive ecosystem of the lagoon is affected by urban runoff 
which often carries pollutants that can upset the delicate balance of the lagoon. 

Partly as a result of problems associated with sedimentation caused by development, the 
Los Pefiasquitos Lagoon Foundation was formed and a Pefiasquitos Lagoon Management 
and Enhancement Plan and Program was prepared. The Enhancement Plan establishe~e 
a fee program for development projects within the Los Pefiasquitos Lagoon watershed. 

Cultural Resources 

When the community planning area was surveyed for the presence of archaeological 
resources in conjunction with approval of the 1983 Community Plan, several sites were 
encountered. These sites were found not to be "important"; data recovery was conducted 
and determined adequate for mitigating resource loss. 

Through an evaluation of information retrieved from the data recovery phase of past 
cultural resource surveys, it appears that this region was settled by people from the La 
Jollan and Dieguefio cultures. The La Jollan occupation is evidenced by shell middens, 
groundstone, and an assortment of flaked food processing tools. Late prehistoric 
Dieguefio people have left a record of their occupation of the area, both archaeologically 
and ethnohistorically. The village of Ystagua (also known as the Rancheria de 
Pefiasquitos) was encountered by Gaspar de Portola, Juan Crespi and others in their 
Spanish exploratory party in 1769. This village is located approximately one mile south 
of the community. Excavation in this area has revealed numerous ceramic, bone, shell 
and stone items indicating a variety of subsistence and spiritual activities. 

Historic land uses within the community plan area included primarily agricultural uses. 
The first major alteration of the environment took place as ranchers grazed cattle. 
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Beginning around 1823 and continuing through the 1960's, this agricultural activity 
probably began when Captain Francisco Maria Ruiz was granted the Los Pefiasquitos 
Rancho . 

Los Pefi.asquitos Canyon Preserve 

The southern border of the Sorrento Hills community is formed by Los Pefiasquitos 
Canyon Preserve, a regionally significant open space resource. A master planning effort 
is underway to provide a comprehensive management plan for the Preserve. The Master 
Plan will identify a variety of uses including passive hiking opportunities and 
interpretive centers. Development adjacent to the Preserve must occur in a manner 
which does not detract from the park experience. Setbacks along the canyon rim and 
landscape and architectural treatments will aid in buffering development. Identifying 
points of access will focus activity areas and protect areas of sensitive habitat. 

Utilities and Other Easements 

The San Diee:o Gas and Electric Companv ( SDG&EJ owns an approximately 40-acre 
parcel in the center of the community. This 40-acre site has been expanded to its build­
out facility and accommodates a 230 KV substation. High tension power lines run east 
and southeast from the substation (see Figure 5). Additionally, a utility corridor carrying 
major utility lines underground traverses the planning area in a north-south and east-west 
direction radiating out of the substation . 

Land uses in the community have been sited to respond to the SDG&E substation and 
major utility corridors. Development proposals and grading activities must be 
coordinated with SDG&E to avoid conflict with transmission lines and undergrounded 
utilities . 

NAS Miramar 

Naval Air Station (NAS) Miramar, which is located approximately five miles southeast 
of Sorrento Hills, accommodates between 250,000 - 350,000 flight operations per year . 
The San Diego Association of Governments (SANDA G), in its authority as the region's 
Airport Land Use Commission, has adopted a Comprehensive Land Use Plan (CLUP) 
for NAS Miramar to protect the airport from incompatible land uses and provide the City 
with development criteria that will allow for the orderly growth of the area surrounding 
the airport . 

Although all land use development within Sorrento Hills is considered compatible with 
the NAS Miramar CLUP, future residents may experience concern over aircraft noise 
and overflight. Northerly departures from NAS Miramar from both rotary and fixed 
wing aircraft may generate varying degrees of noise and vibration . 
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Under the 1993 round of military Base Closure and Realignment, NAS Miramar will 
realign to a Marine Corps Air Station no later than 1999. This realignment will affect 
flight operations and will increase operational tempo. In order to acknowledge these 
noise concerns, the Department of the Navy recommends full disclosure of noise 
generated by flight operations. In addition to Real Estate Transfer Disclosure Statements 
and Airport Noise Disclosure forms, the Navy recommends full disclosure on all 
exchanges of title, recorded to deed. 
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COMMUNITY LAND USE ELEMENTS 

The SORRENTO HILLS C0:\4/i!IJN!TY PLAN Land Use Plan. \vhich appears as Figure l on page 2 of this 
document. divides land uses planned for the community into general categories. Table 1. Land Use 
Table. appearing on page 4. further defines the planned land uses based upon a generalized development 
intensitv and land area devoted to each land use categorv in the community . 

This chapter describes in greater detail the various land use tvpes planned for the community and 
presents specific proposals to implement planned land uses. Specific proposals presented in this chapter 
refer to areas in the communitv which have been further broken down to create definable nei£hborhoods . 
These appear in figure 6. Community Plannin? Areas. and include the follovving: 

• Torrev Reserve - Located in the northernmost portion of the communitv and 
planned for visitor serving commercial and professional office uses: 

• Torrev View- A verv low densitv detached sin2:le familv neighborhood south 
of Torrev Reserve and north of Carmel Mountain Road: 

• Sorre11to !:hils Gatewav- Located immediatelv south of Torrev Vinv and east 
ofl-5. planned tor light industrial land uses: and 

• Torrev Hills- Comprising the majority of land acreage and development in the 
communitv with a varietv of land uses including commercial retail. indus­
trialibusiness parks. low densitv single family residentiaL higher densitv 
residential land uses in the fonn of condominiums and townhomes. a 
neighborhood park and optional elementarv school site. The SDG&E 
substation also occurs within the Torrev Hills area . 

This chapter also describes the circulation svstem intended to serve the various land uses and planning 
areas within the communitv: addresses communitv open space areas and the management of important 
environmental resources: and discusses the important communitv-serviJU! public facilities and utilities . 
including parks and recreation. schools. sewer and water services. fire and police protection. libraries . 
and solid waste disposal. 
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Residential Land Uses 

Goals 

Residential Land Uses 

1. Provide compatibility with the Carmel Valley community by 5i#ftg identifVing 
residential uses on ltmdfofffi:s in the northern portion of Sorrento Hills to reflect 
similar land uses extendiRg frem within the adjacent Carmel Valley community . 

2. Create flexibility in residential building type. As market conditions change, a 
change in product type may be warranted while maintaining the overall residential 
goals and land use intensities . 

3. Provide convenient access to open space and employment areas . 

4. Develop residential land uses through application, review and approval ofPlanned 
Residential Development (PRD) permits . 

5. Provide for a variety ofhousing products available to a range of income levels . 

Background 

Residentially designated areas will provide a variety of housing types and opportunities 
ranging from single-family detached to attached apartments and townhomes. The 
varietv of residential land uses planned for Sorrento Hills will provide a range of is 
J3hmned in the Rorthwestem and north eefliml parts of the eommunity adja.eem to similar 
residemial developmeRt plliflned as part of the Clifffi:el Valley eommunity. Higher 
density residential de·1elopmem is planned for the eemral part of SorreRto I lilts lifld at 
the iftterseetioR ofCf:lffllel Mottfltain ~ad aRd El Camino R:eal. These areas will J'FO¥ide 
housing opportunities in proximity to employment based land uses within the community 
and within adjacent communities . 

Single family detached development predominates residential land uses planned for the 
communitv and occurs as minimum 4.000 square foot lots to lots 5.000 square teet or 
greater in size. This residential land use type is located in the north and northeast 
portions of the communitv. adjacent to similar land uses planned for the Carmel Vallev 
community: along a prominent ridge line in the western part of the community: in the 
central portion of the communitv: and along the southern communitY boundarv. where 
Los Pefiasguitos Canyon Preserve abuts . 

Higher density residential land uses in the form of units centered around a central 
courtvard. standard apartment complexes. townhomes and condominium projects are 
also planned for the communitv. This land use tvpe is generally located internal to the 
community. where landform permits flatter pad developments. and as transitional land 
uses bet\veen larger lot residential and non-residential land uses . 
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The Sorrento Hills Community has the potential to supply affordable housing in 
proximity to employment opportunities and alternative modes of transportation. In this 
way, the Sorrento Hills Community can balance land uses, reducing home to work travel. 

Specific Proposals 

The SORRENTO HILLS COMMUNITY PLAN provides a range of f)f9f)eses 1:\ve 5ef)ftftlte 

residential land use densit~ fftfiges to meet the goals of the Plan and housing needs in 
the area. Standard single family detached residential units wil1 generallv fall in the Verv 
Low densitv range of 0 - 5 dwelling units per acre (DUlAC) and the Low density range 
of 5 - 15 DU/ AC: courtvard units wiH also fall within the Low density range of 5 - 15 
DUI AC; while apartment and condominium projects will occur at the Medium-LO\V 
density range of 15 - 29 DUlAC. The residential land uses will total 34 ~percent of all 
land uses in Sorrento Hills providing approximately 2.104 2,859 dwelling units. 

The eteet-location of the twe residential land use~ categories. community planning areas 
and neighborhoods are is illustrated in Figure 7, Residential Land Uses. Table 2, 
Residential Land Uses, provides a tabulation of units and acreage included in each 
residential land use designation. 

Table 2 
RESIDENTIAL LAND USES 

R:I>SIBBm'IA:L ~.~ I:Jg :D:ESISNIJ:TION hSRili .. S:E 

,T, T 1""\o, . I' I\ J:. ...,.., I r:l 62-

11. Jr • ..3~ T T"\. . £1 c "')I\ ...... rl. r:i +34 
--··~ .. ~,._.__ .... 

~Q~AI, ±% 

·.· 

REsiDENTIAL LAND USE AREA DENSITY ACREAGE 

Torrev View • Very LQw 22 
(0-5 DUlAC) 

Torrev Hills • Low 203 
(5-15 DUlAC) 

• Medium-Low 38 
(15-29 DUlAC) 

I TOTAL I 263 

~OTAL N9. ()If 

D~LLI:NS~S 

2-Q. 

2;469 

~ 

TOTALNO.·OF 

DWELLING UNITS 

123 

1.211 

770 

I 23104 I 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • -----------------------------------------------------------· 
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Residential Land Uses 

The Very Low density residential development within the community plan area will be 
characterized by single family, detached housing with a large amount of land area 
devoted to private yards and open space. Approximately @ 22 acres, or 3G three percent 
of all residential land uses in Sorrento Hills, shall be developed with Very Low density 
residential uses. Densities of0-5 dwelling units per developable acre (DUlAC) shall be 
permitted within those areas designated as Very Low density residential. This land use 
density range has been specially applied to two areas within the Torrey View community 
planning area, as described below . 

• Torrey View. The Torrey View single family residential area is located in the north­
central part of the community proximate to the residential development in the 
Arroyo Sorrento neighborhood of the Carmel Valley community. Characterized by 
a mesa top set above the community, residential development in this area will be 
afforded panoramic vistas. This area is separated from other non-residential land 
uses within Sorrento Hills by steep natively vegetated slopes, which create a buffer 
and transition for the land uses. This Very Low Density residential development 
will also be characterized as a single family residential product with private yards 
and surrounding open space. This area of the community will accommodate 121 
aeo1:1t 132 dwelling units . 

Because this residential area is located adjacent to 1-5, special design considera­
tions will be implemented FeEJ:Hirecl to ensure adequate attenuation of vehicular 
noise. Noise studies have been conducted as part of the development approval 
process. stttclies vt'ill ee FeEJ:HiFecl as pftft of cle¥eloptHeHt pFOposals. If s.$.ound 
walls will be required along portions of the western perimeter of residential 
development life PeEJ:Hirecl to attenuate noise levels which exceed City standards for 
residential uses., these sho1:1lcl ee These walls have been aesthetieall~· designed to 
avoid visual impacts from off-site views such as motorists traveling on 1-5 and 
visitors to Torrey Pines State Park . 

A portion ofthis Very Low Density residential area borders industrially designated 
land uses. Special landscaping treatment and site design have been shoHlcl ee 
provided to ensure compatibility and transition of land uses. This Very Low 
Density residential area will also be visible to existing large lot residential 
development in the Arroyo Sorrento neighborhood of Carmel Valley. Development 
within this area of Sorrento Hills has been desi2:ned in a manner which is shoHlcl ee 
compatible with the adjacent residential land use . 

A small portion of the Verv Low Densitv residential development planned for 
T(:>rrev View is north ofEl Camino Real, south of Arrovo Sorrento and contiguous 
with existing large lot development in the Arrovo Sorrento area of Carmel Vallev 
Neighborhood 8B. The communitv plan recommends two. minimum 1-acre lots . 
in this area to afford compatibilitv with Arrovo Sorrento . 
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The northern portion of Torrey View lies within the Coastal Zone as shown in 
Figure 3. and the approved Torrev View project has received coastal approvals. 
Development within this area will f'l'tttSt-be consistent with Section 6 - Coastal Zone 
Policies Element- of this Community Plan. 

LOW DENSITY RESIDEl'l"TIAL USES 

Low density residential developments of the communitv are planned as traditional single 
family homes on lots of about 5.000 square feet in size and smaller lot (minimum lot 
sizes of about 3.150 sguare feet) single family detached residential communities intended· 
to accommodate small families. couples and single persons. Approximately 203 acres 
or 26 percent of all residential land uses in Sorrento Hills. are planned for Low densitv 
residential land uses as described below. 

• Torre;' .Hills North l>l8,'th &rf''l'ettt8 Hills R:.esitlemi:til. The Torrtn' Hills North Neftlt 
8et'feftte Hills Rresidential area consists of fw& four residential neighborhoods itt 
the aeftbeestem eemer ef the eelflft'Hlftiiy, north of Carmel Mountain Road;,. 
Neighborhoods in Torrev Hills North will have easy access to community facilities 
in both Sorrento HiJis to the south and Carmel Vallev to the north. It is anticipated 
that standard single family 5.000 sguare foot lots and larger would occur in the two 
neighborhoods located in the north and east portions ofthis planning area. while 
opportunities for smaller lot detached single familv units occur along Carmel 
Mountain Road. west of the northern extension of "C" Street. •FB'f"l'ey Rese'l'i>'e 
Heights. iBteFSeetieA efBI CamiRe Reel &Be C&f'fftel MettRteiH R:e&EI. IH this &Pe&; 

Neighborhoods along the community's northern and northeastern boundaries are 
planned for Vlhieh pre•+'iae l:lses eei:'RJ'&tiele with the Very Low density housing 
proximate to similar densities planned for &Pea ef the adjoining Carmel Valley 
Community Plan. Single familv neighborhoods in this area SfeB: has eJre&Eiy eeeft 
a:ppr&".rea hy the Ciiy es a PlanRea ResiaeHtiel DevelepmeHts (PRD) &Be Teftteave 
Map, &AS B: tetel ef 129 siRgle famil-y aetaehea l:lHits 'Ntltiltl ee J'f6"+'iaea ift this 
leee.aeft. A FiA&I Map hes eeeA reeel'tiea ift the mere e&Stem &l'e&. provide 
minimum 5.000 sguare foot lots along a ridgetop landfonn with access north into 
Carmel Valley Neighborhood 8A. Access to this area is provided bv the northern 
extension of Street C from Cannel Mountain Road. A total of 150 single tami1y 
detached units would be provided in this portion of Torrev Hills North. 

For neighborhoods in the western portion of the Torrev Hills North planning area. 
the plan provides for approximately 19 acres of Meail:lffi Lew aeAsity courtvard 
residential development. This leeetieft previaes resiaeftts ea:s-y e.eeess te eemml:l 
Rity fe.eilities iA CBf'fftel Ve.lley B;)' •Nay ef the eeHHRtlHity st:reet systefft ana is 
eefttftlll-y leeetea te the 8eFFeHte Hills eemmtlHity's iaEltlst:ria:lpe.rk B:Ha eeftHftereiel 
l:l5e5-: A maximum of 496 195 units should be developed at this location. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------· 
30 • • • • 



• • • • • • • • • • • • • • • • • • • • I. ,. 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II SORRENTO HILLS 
I COMMUNITY PLAN 
---
COMMUNITY LAND USE ELEMENTS Residential Land Uses 

The vallev bottom portion ofTorrev Hills Norih is also designated for Low densitv 
residential land uses. A total of 220 units are planned for this area as small lot 
developments. Access would be trom internal local and/or private streets which 
provide direct connections to Carmel Mountain Road . 

• Torrev Ridge. A prominent ridgeline continues from the Torrev Vie·w area of the 
communitv. in a 2:eneral southeast direction. tenninating at the SDG&E substation . 
Torrev Ridge is planned as residential neighborhoods atop this ridgeline land torm . 
flanked by Carmel Mountain Road on the north and the Communitv Sports Park on 
the east. Torrev Ridge shall develop as Low densitY residential land uses, on 
minimum 5.000 square foot lots, taking advanta2:e of spectacular view opportunities 
from this location. Access to this area \Viii be from the "'A'' Street connection to 
Vista Sorrento Parkway and from an extension of"C" Street. A total of 135 single 
familv homes can occur within Torrev Rid':{e . 

• Torrev Vista. South of the Torrev Rid':{e neighborhood. a total of240 homes are 
planned on minimum 4.000 square toot lots as part of the central portion of the 
Tt)rrev Hills neighborhood. This area generallY occurs north and east of the interior 
loop road and southwest of the SDG&E substation. Due to the proximity of the 
SDG&E substation to a portion of this planning area. special site plannin2: and 
design considerations are necessarv to promote position transition of land uses . 
AdditionallY. residential neighborhoods in the eastern portion of this planning area 
abut a large internal open space preserve. Transition treatments along the 
development edge should be provided to ensure a successfu I interface of residential 
and open space land uses. These guidelines are detailed later in this chapter . 

An optional school site is designated for ten acres located in the southern po1tion 
of this area, bounded bY '"C' Street on the west and "'B'' street to the south. In this 
location, an elementarv school could be constructed to serve grades K-6. If it is 
determined that a school shall occur at this location. lo\.v density residential uses 
would not occur on this 10 acre site. but could be reallocated elsewhere in the 
communitv through a PRO amendment. 

• Torrey Hills South. This portion of Sorrento Hills is strategically located on the 
canyon rim overlooking Los Pefiasquitos Canvon Preserve and is planned for single 
family detached housing in two product rvpes. A total of 175 homes are planned 
on minimum 4.000 square foot Jots adjacent to the Medium-Low densitv 
neighborhood planned south of the Torrev Hills Neighborhood Commercial Center 
and east of the SDG&E substation. Along the southern community plan boundarv . 
a total of96 homes on minimum 5.000 square foot lots are planned. south of"C'' 
Street and generallv east of I-5. In accordance with the Communitv Design 
Guidelines included in Section 5 of this plan, special site design considerations 
must be implemented to ensure sensitive treatment alon2: the canvon edge and to 
avoid conflicts with this open space resource. The southern ed2:e of Torrev Hills 
South is within the Coastal Zone as shown in Figure 3. Development within this 
area must be consistent with the Community Plan's Coastal Zone Policies Element 
(Section 6 of this plan). 
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MEDIUM-LOW DENSITY RESIDENTIAL USES 

The Medium-Low density residential land use category permits the development of 
between 15-29 DUlAC. This development will most likely consist of low rise structures 
such as townhomes, satelEea ilas, condominiums and apartment units. Approximately 
~+8-percent of the community will develop with this land use designation. Develop­
ments should occur as Planned Residential Developments (PRDs) which will provide 
the design review and development standards necessary to meet the goals and objectives 
of this plan. Two areas within the Torrey Hills Community provide for development of 
Medium-Low densitv residential land uses as described below. PPeseatea belew is a 
aeserif)tiea efthe Meaittffi Lew aeasiey Pesiaeatial areas ia the eemmttaiey. 

• Torrev Village. Approximately 11 .J-1.6-acres located ia the eefl:ter efth:e east of and 
adjacent to Vista Sorrento Parkwav aeighberheea lmevm as Teffey R:esep,•e 
Heights J)FeViaes the ef)J)eftuaity are planned to develop with a maximum of 340 
+;848-Medium-Low density residential units. Develef)meats shettla be sittiatea 
areHHa the "Viii~ Gettler". The Village Ceater ·.viH J)Feviae a feeal J)eiHt fer the 
ae•;elef)ffiefl:t as well as SHJ)Jleft sep,·iees ana PeePeatieaal ef)Jlefttiaities fer PesiaeHts. 
Located between planned Industrial/Business Park land uses on the west and low 
densitv residential land uses on the east. the Medium-Low densitv residential land 
uses planned for this area will provide a land use transition. Additionallv. the 
location of a higher densitv residential development proximate to emplovment 
opportunities offered in the adjacent industrial/business parks will afford workers 
an opportunity to live closer to the work place and walk to work. Special landscape 
treatments and/or changes in pad elevations should be considered to ensure a 
compatible interface of industrial/business park and residential land uses. 

• Torre,y Mesa. The second opportunity for Medium-Low density residential 
development occurs Te~· R:eset"Ve Heights is alse stffttegieally leeatea on 
approximately 22 acres of the canyon rim overlooking Los Peiiasquitos Canyon 
Preserve. In this area. a total of 430 units are planned. In accordance with the 
Community Design Guidelines included in Section 5 of this plan, special site design 
considerations must be implemented to ensure sensitive treatment along the canyon 
edge and to avoid conflicts with this open space resource. The southern edge of the 
Torrey Hills R:eset'Ve Heights site is within the Coastal Zone as shown in Figure 3. 
Development within this area must be consistent with the Community Plan's 
Coastal Zone Policies Element (Section 6 of this plan). 

• T8t'fAeY Resef"Ve Teri'6Ce. AJ)J)re"Kimately 9 aeres eeatigttetts v;itk T8t'fAeY Reset"'te 
Heights ea the •Nest aaa setith: efthe SDG&E sttbsattiea ha'f'e eeea iaeatifiea fer 
a tetal ef 296 Meaittffl Lew aeasity attaehea ttaits. Beeattse this aPea '+Viii tal<e 
aeeess ifem T8rYsey Resct"ve Heights, Jlroattet tyj)e aaa laaaseaf)e thefftes shettla ee 
similar te aveia l:lfBan aesiga eeailiets ana Jlfeffiete eehesi .. ·eaess. A Jleftiea efth:e 
Te~· Reset'Ve Teffftees site is leeatea '+Vithia th:e Ceasatl Zeae as shevm ia Figttfe 
3. De•ielef)fftefl:t ia this area ffittst be eeasisteat with the Ceastal Zeae Pelieies 
Elemefl:t efthis J)lan. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------. 
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II SORRENTO HILLS 
COMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS 

BALANCED COMMUNITY 

Residential Land Uses 

The City of San Diego promotes economically and racially balanced communities. The 
Housing Element of the General Plan identifies four components of balanced communi­
ties: economic, ethnic, housing type (concentration of detached housing) and housing 
tenure (concentration of owner-occupied housing). The Planning Department staff 
should work with the San Diego Housing Commission and other appropriate authorities 
to ensure a balanced community through implementation of programs such as the 
following: 

Density Bonus Program: This is an incentive program that allows developers to build 
up to 25 percent more units than a property's zoning would ordinarily allow. In 
exchange for this density bonus, the owners must rent the units to low income 
households for 20 years . 

Multi-family Bond Program: Through the sale of bonds, this program provides low 
interest loans to developers of multi-family housing. In exchange for the loans, 
developers must rent 20 percent of the units to low income households for 10 years . 

Public Housing: Public housing units are managed by the San Diego Housing 
Commission and rented to very low income households. Residents pay 30 percent of 
their gross monthly income for rent. 

Section 8 Rental Assistance Program: This program offers certificates and vouchers to 
very low income households who use them to rent privately owned apartments. These 
households pay 30 percent of their gross monthly income for rent and the Housing 
Commission pays the difference to the landlords . 

Senior CUP Program: This conditional use permit (CUP) program provides a density 
bonus of up to 50 percent to developers who agree to rent all of the units in their project 
to senior citizens and physically impaired persons for the life of the project. 

Mobile Homes and Modular Housing: Mobile homes and modular housing offer 
alternatives to reduce housing costs and still meet the demand for single-family detached 
housing . 

Residential Design Guidelines 

1. Residential structures should relate to neighboring buildin2:s in mass and bulk . 
Architecture should be of a stvle and massing to complement and enhance the 
natural environment. 

2. The style, scale and architecture of multi-family residential buildings shall be 
selected based on underlying topography. GradiHg anti elevatioH iH m1:tlti family 
resitiefttial IJrojeets sho1:tlti be ftllceH l:lfJ 'Nithift Hftits, throegh The 1:tse ofsSplit level 
design, anti withiH parkiHg areas, throegh teffil:eiHg 8:ftd plaeemeHt of seYeml small 
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parkiftg areas Ff:lffteF than efte large perkiftg let mav be used in residential projects 
to accommodate erading and elevation change. 

~.3. Walls of uninterrupted structures shall be avoided. Breaks iH Sffuemres sltall 
previae see th:reaghs fer vi&\'+' eppeftliftif:ies ana aesth:etie aesigH. Facade 
articulation shall be used to provide architectural interest. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
----------------------------------------------------------------· 

34 • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II SoRRENTO HIU.S 
COMMUNITY PLAN 
COMMUNITY LAND USE ELEMENTS Residential Land Uses 

3-:4. Private recreation areas shall be provided for each major multi-family residential 
project. Combining smaller recreation areas in adjoining residential projects to 
create a larger facility which serves more residents is encouraged. Private 
recreation facilities and shall 1lli!Y include such amenities as a pool, spa and 
barbecue areas. Additional amenities, such as a meeting room, tennis courts and 
volleyball courts, should also be considered in larger projects . 

4:5. Private outdoor space shall be incorporated into multi-familv units through the use 
of balconies and patios. Rooftops also may be considered for use as private open 
space . 

~. 6. Roofs shall be designed to screen roof-top equipment and provide pleasant views 
from higher elevations . 

35 



II SORRENTO HILLS 
COMMUNITY PLAN 
COMMUNITY LAND USE ELEMENTS Residential Land Uses 

6:- 7. Carports and garages shall be easily accessible to residents and architecturally 
integral to the building design. Long expanses of carports within public view shall 
be avoided. 

8. Garage setbacks may be varied in order to enhance the appearance of the 
streetscene. Garages should be fully integrated into the design ofthe architecture. 
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& 9. Single-family residential buildings should be oriented to maximize solar access and 
take advantage of passive solar heating techniques. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------· 
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II SORRENTO HILLS 
I COMMUNITY PLAN ---

COMMUNITY LAND USE ELEMENTS Residential Land Uses 

TREATMENT ADJACENT TO LOS PENASQIJITOS CANYON PRESERVE 

Contour gradimr techniques should be used for manufactured slopes in areas visible 
fl·om the Los Pcfiasguitos Canvon Preserve to emulate natural topo2:raphic features . 

Buildings constructed alon£ the mesa edge should be low profile. Building shapes 
and roof lines should be desi2:ned so that structures blend with the natural landf(.)rm 
rather than contrast a2:ainst it Building roof lines should slope in a manner which 
complements the contours of the natural mesa edge landform. Individual building 
stories may be staggered. contiguous to the mesa edge. in a manner desi2:ned to 
eliminate views of structures from the canyon bottom . 

3. Earthtone colors should be used on structures along the mesa edge to lessen their 
prominence fi·om the canyon . 

• 

i 
I • 

~ C//11-/)/J.I~ ~ 
1!!/fo? ~ CA</~N 

\ 

4. Site desi!m for development areas along the canvon rim should incorporate features 
which minimize visibilitv from Los Pefiasquitos Canvon Preserve. such as 
vegetation screening, berming. setbacks and building orientation/configuration . 
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TREATi\'lENT ADJACENT TO SDG&E SUBSTATION 

7. Residential areas that border the San Diego Gas & Electric (SDG&E) substation require 
special design consideration when preparing site plans for development. For these areas, 
the following design guidelines shall apply: 

l.tr. Buildings which occur in residential areas that border the SDG&E substation shall have 
a variable building setback of a minimum 1 00-feet in width to avoid creating a uniform 
building edge adjacent to the substation. 

2.~ Within the 100-foot building setback, a minimum 40-foot landscape buffer area shall be 
provided to screen the substation from views within the residential areas. Communitv 
Circulation Element roadwavs. private recreation facilities. parking. service drives and 
uses accessory to the residential development (such as trash receptacles and recreation 
areas) may occur within the 100-foot building setback. Where these uses fall within the 
40-foot landscape buffer, sutlicient landscaping shall occur such that the substation is 
satisfactorily screened from residential views. 

SQG IFEst!BSTAUON TORREY BILLS r.R.D. .. 

. . . TORREYWLLSPJU). SDG&:EsuBSTATION .. 

100' MIN. 81.00. 

• • • • • • • • • • • • • • • • • • • • • • • • . : 
• • • • • • • • • • • • • • • • • • • 
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II SORRENTO HILLS 
COMMUNITY PLAN 
COMMUNITY LAND USE ELEMENTS Residential Land Uses 

e. PMkiBg, seFViee efi-"ves &He 1:1ses aeeessof)' to the fesidefttial develo~meBt (s1:1eh as tt'ft5h 
Feee~taeles Me reefeatioB areas) m~· oeetlf viithiB the l 00 foot ettffef, ~fOYiaed that the 
miflimttm 40 foot I&Hdsea~e Mea is maiBtaiBea . 

3.&- Temporary~ to the SDG&E substation shall be provided through the M1"1"eJl Ritlge 
BeigheoFhood 'NithiB tke Torrey ReseFVe Heights PRD Hills and the Communitv Sports 
Park from the teffftiBI:lS of Street "D", ttfttil stteh a time that ~effftMeBt aeeess to the 
sttbstatioB is ~fOYiaed tflFOI:lgh the Mesa lBal:lstfial ~laBBiBg ftfeft • 

Policies 

1. Cohesive neighborhoods shall be created which provide pedestrian and vehicular 
circulation, access to open space, views and well-designed parking areas . 

2. Interior open space areas shall be integrated as part of the design phase instead of 
as an afterthought. 

3. Site planning and project design shall be based on natural site features such as open 
space and hillsides. Building design and project developments shall respond to 
natural topographic features, to the extent feasible . 

4. Pedestrian and transit access through and beyond residential developments shall be 
created which provide easy and safe travel between residential developments, the 
Community Sports Park Village CeBtef, employment centers, the Torrev Hills 
Neiffhborhood Commercial Center and open space . 

5. Community Design elements presented in Section 5 of this plan shall be utilized in 
designing and developing residential land uses . 

6. Where provided, private recreation areas shall be designed as focal points for 
residential projects . 
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Residential Element Action Plan 

TIMING 

I : 

IMPLEMENTATION 
Adopt I Within I Within 

I 
with I s 1 20 I 

Plan I Years I Years I I 

Ensure that requirements for I I 
I I 

affordable housing are met 
I 
I 

tltreugh the JlfEI"Iisieft ef ef I 

../ ../ 
I 

../ I 
feRiaele hettsi:B:g ttftits withift I 

I 
the eefffffttHl~' in accord \\'ith I 

I 
Citv re!rnlations .. I 

Provide private recreational I 
I 

facilities for multi-family eaeh ../ .I I .I I 
I 

residential projects. I 

Screen all rooftop equipment. .I .I I ../ I 

Avoid long expanses of car- I 

.I .I I .I ports within public view. 

Provide easy and safe pedes-
trian access between residen-
tial developments, the ¥il::lege .I .I .I Geri£ef' communitv snorts gark. 
employment centers, parks and 
open space. 

Integrate transit facilities to 
encourage ridership. This can I 

I 
be accomplished through pro- I 

I 
vision of a shuttle connection I 

../ I ../ .I to the commuter rail station I 
I 

piMfteS fer in Sorrento Valley I 
I 

or to the LRT Station (if fund- I 
I 

ed and built). I 

RESPONSIBILITY FuNDING 

Private developer, 
City of San Diego Private & 
Housing Commis- Public 
sion 

Private developer Private 

Private developer Private 

Private developer Private 

Private developer Private 

Private developer/ Private/ 
MTDB MTDB 

SEE FOR 
MORE 

DETAILS 

pg.27 

pg.35 

pg.35 

pg.36 

pg.39 

pg. 39& 
MTDB 
Policy 40 
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II SORRENTO HILLS 
COMMI.JNJIY PLAN 

COMMUNITY LAND USE ELEMENTS Industrial/Business Park Land Uses 

Industrial/Business Park Land Uses 

Goals 

1. Provide region-wide employment opportunities in a high-end industrial/business 
park complexes that remains sensitive to community resources and adjacent land 
uses . 

2. Provide employment centers in proximity to transit opportunities and residential 
development to reduce single occupant vehicular travel. 

3. Provide well designed industrial/business park developments that will be 
aesthetically pleasing . 

4. Ensure integration of industrial/business park land ~ through a circulation 
network of roads, bikeways and pedestrian paths . 

5. El'lsure eompetieility of il'lflust:rial la:fta uses a:Eija:eefl:t to Los Pefiasquites Cftl'l)'Ol'l 
PFesef"r'e ftl'ltl fhe SDG&E suestatiol'l Htt-ough speeial aesigl'l eriteria . 

6:-5. Provide an efficient community circulation network, particularly along Carmel 
Mountain Road and Vista Sorrento Parkwav, by limiting driveway access. Access 
should be encouraged through the use of internal circulation and cui-de-sacs . 

=1-:6. Develop Sorrento Hills as a balanced community. with eel'lt:ralizea sSupport 
commercial uses should be easilv accessible to tll'lt.:J.-industrial and residential uses 
in a manner designed to meet the social, recreational and shopping needs of area 
residents and workers . 

8. Cofteefttfaie employee servil'lg uses withil'l the Village Cefl:tef MEl pFo¥iae for easy 
peaestrian ana automoeile aeeess . 

------':!-7. Encourage satellite support uses within industrial/business park planning areas 
sue&Feas to serve employees . 

Background 

Approximately 76.8 +64-acres of the Sorrento Hills Community have been designated 
for industrial/business park development; makil'lg the ll'lflustrial Lftl'la Uses Elemefl:t ~he 
seeOl'lEI most Elomiaftl'lt lMEI use il'l the eommul'lity. For this Feasol'l, tlndustrialibusiness 
park developments will play a major role in estaelishil'lg balancing the character of the 
community and must exhibit a high degree of design sensitivity to topography, to 
adjacent development within the community and to land uses contiguous to the 
community's borders. Industrial/business park uses in Sorrento Hills will focus on light 
industrial, manufacturing, ftl'lEI: research and development and professional office uses 
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COMMUNITY LAND USE ELEMENTS Industrial/Business Park Land Uses 

which can be implemented through the M·lB and M·IP zones. A:claitieBall;', J'lfefes 
sieBSl effiee t~ses, as pamftteci tlftaer theM IB ~He, ·.vill eeetlr as th:e fftark:et clemanas. 

Specific Proposals 

Industrial/business park land uses occur in th:fee two separate planning areas in the 
western portion of the cornmunitv, as shown in Figure 8, Industrial/Business Park Land 
Uses. Th:ese pi8HBiHg areas iBelt~cle: (1) Westeffl Riege IBtitlstrial; (2) Valley IHaastrial; 
SH£1, (3) Mesa IHaastrial. Table 3, Industrial Land Uses, provides the anticipated 
development intensity of industrial lands in the community based on these planning 
areas. 

Table3 
INDUSTRIAL LAND USES 

lflrDYS~ b.~ l:JSE.Ili;SIQ~IQN :AGR&h:GE 

nr. n•..J. 4& 

,r .. u. 61-

Me5ft * 
896&1!: SahstaaeH 4G 

!J'!9!J!A:J:, ~ 

INDUSTRIAL LAND USE DESIGNATION ACREAGE 

Torrev Hills Industrial/Business Park 47 

Sorrento Hills Gatewav 30 

SDG&E Substation 40.0 

TOTAL 117 

DEVE~t:ENT 
.... J'Q'I7\ 

1,919,999 

999,999 

t,f~9,999 

-
3,669,999 

DEVELOPMENT 
INTENSITY (SF) 

1.029.775 

250.225 

---
1350 000 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------· 
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LEGEND 

I 1 I Western 

I 2 I Vall~y 
I a 

. . 

Industrial Land Uses 

AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 
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LEGEND 

~ Torrey Hills 
~ Industrial Business Park 

Sorrento Hills Gateway 

t:S'?S§SS Support Commercial 

Industrial/Business Park Land Uses 

SORRENTO HILLS 
COMMUNITY PLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 

43 

Rgure 8 

• • • • • • • • • • • • •• •I .I 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II 
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CoMMVNITY PLAN 

COMMUNITY LAND USE ELEMENTS IndustrialfBusiness Park Land Uses 

IH a:elelitioH to fhe iHEIHstFial Hses, B:Hel iH aelelitioH to SH~~oFt eom:ffteFeialfFeereatioH 
featares of the Village CeHteF, it is im:~oFta:Ht fhatsSupportive commercial and private 
recreational uses should &tse-be provided within industrial!business park developments . 
The supportive commercial uses include such services as delicatessens and day care 
centers. The private recreational uses include such amenities as on-site ~aFIE:s Mel 
athletic facilities and sports courts. These uses must clearly be accessory to the 
industrialibusiness park area. The amount of these commercial and recreational uses 
should be directly related to the number of employees within the industrial planning area . 

The communitv plan also provides for a centralization of important commercial uses 
which are needed to support the industrial/business park land use base. Approximately 
four acres at the southeast comer of Vista Sorrento Parkwav and "A'' Street and adjacent 
to the Sorrento Hills Gatewav and Torrer Hills Industrial/Business Park areas of the 
community have been designated for Support Commercial uses. The Support 
Commercial Center land use designation in this area is intended to accommodate a 
congregation of retail commercial uses. such a delicatessens. restaurants. dli! cleaners . 
copv stores, liguor stores. shoe repair shops and barbers/hair stvlists. A gas station is 
also an allowed use in this area. with approval of a Conditional Use Pennit. The 
underlying zone for the Support Commercial Center shall be M-1 A: development shall 
occur through the application of a Planned Industrial Development permit, in order to 
establish necessarv design control and permitted land uses. For a detailed discussion of 
the COMMERCIAL USES, please see the COMMERCIAL LAND USES element of this plan . 
Should this area not develop as Support Commercial uses. other uses which can occur 
in this area include those permitted in the adjacent Torrev Hills Industrial/Business 
parks. Such alternate uses shall occur through a PlD . 

WESTERN RIDGE INDUSTRIAL 

The Westem Rielge IHEIHstfial PlaHHing Area iHeh:teles ~JlfOKim:ately 4 8 a:eres loeateel iH 
the •Nestem ~oFtioH of the eofftfHHBity. Car-mel Mol:lHtaiH Reael, ~fovieliHg a elireet 
eOHHeetiOH to I 5, eiseets this B:fea flftel COHHeets vlith El Cam:iHO Real/Ca:rm:el MoHffia:iH 
Roael, the m:aiH east \'f'est eireHlatioH elemeHt fop the eom:m:HHity. Street "A" has its 
eegiooittg withiH this iHEIHstfial ~l&fi:Hiog Mea. Fl:lHetioHiHg as a ffoHta:ge roael t:o I 5, 
Street "A" ~ro'vieles eas;r aeeess ~o SoFFeHto Valley soHfh of SoFFeHto Hills, B:Hel HoFth to 
the CB:HHel Valley eom:m:HHity . 

The Westem Riege IHelHstfiel flfea is m:aele \:1~ of fhree 
elevelo~mCHt sttb areas (laeeleel "a" thfoHgh "_ e" oH FigaFe 8). Sl:leflfea "a" is loeateel 
Oft fhe fiel:ge HOFth of CB:HHel MoHHtaiH Reael aHel is eiseeteel a,· the eastem leg of the 
Tomy View resieleHtial ele'velo~m:eHt. It offeFs e:KeelleHt vievls iHelHEliHg Los 
Pe8asqHitos La:gooH B:Hel the Pa:eifie Oeea:H to the vvest. Beea:l:lse it eom:m:&fl:els e:KeelleHt 
Fielge to~ vievi am:eHities, it is most attmetive fof eom:~&fl:)' heaelqHar-tefs. De>telo~meHt 
iH fhis SHearea will he S\iffOHHeleel ey Very Low eleHsity Fesieleotial elevelo~ffteHt; 
therefore, earefHl ElesigH of tf&fl:sitioH flfeas B:Hel laHelseape eHffeFs are esseHtial iH 
iHtegmtioH of l&fl:el Hses . 
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The &ther fltve suJ,areas '+YithiH tfte Westem Riege lHausfi'ial PlanHiHg :Acree relaft!s iH 
seme Yl'ey te tfte eemftttlfl:ity efl:tfy at Street "A" Elfl:S Cftftflel MeuHtaiH R:eaa. SuJ,area 
"t," is ean;reH eriefl:tea while SuJ,area "e" eriefl:ts ifl: a sfeJ' aewH fashieH tel S. The 
aevelej'mefl:t ef these suJ,areas is very ~ertafl:t in ereMffig an eHtry staremeHt fer the 
eemffl:tl:fl:ity. These areas aajeifl: resiaeHtiallftfl:a use areas J'lanHea fer Teffey R:esepye 
Heights.SeHsitive site aesigH tma arehireeftlre is esseHtiel te eHSHre aesthetie EfU&lit:y, 
trtmsitiefl:s tma hma use eemj'&tiailiiy. 

SORRENTO HILLS GORPORATE 6£NTER 

TORREY HILLS INDUSTRIAL/BUSINESS PARK 

The Torrey Hills Industrial/Business Park is planned for high end light industrial. 
manufacturing and professional office uses on approximately 47 acres in three subareas 
within the communitv. These subareas are noted as "a''. "b" and "c" in Figure 8. 

• Subarea "a", Subarea "a'' is located in the northwestern portion ofthe commu­
nitv. Situated in proximity to I-5. at the northwest guadrant of the Carmel 
Mountain Road/El Camino Real intersection. this industrial/business park land use 
area is easily accessible to regional transportation improvements. The western 
portion of this area is afforded excellent view opportunities. including Los 
Peiiasguitos Lagoon and the Pacific Ocean to the west. Because it commands 
superior ridge-top view amenities. it is most attractive for companv headquarters. 
This subarea is flanked on the east bv Low densitv residential land uses and on the 
north and west bv Verv Low density residential land uses. Special consideration 
must be given to the residential - industrial/business park interface at the prQject 
design level. Sensitive design treatment such as landscape setbacks and buffers and 
elevational differences. should be implemented to ensure compatibility. 

• Sub-area "b ". Subarea ''b ,. is located east of Vista Sorrento Parkwav and includes 
the Suwort Commercial Center. This sub-area offers excellent views toward Los 
Penasguitos Lagoon and the Pacific Ocean. Because of the ridgetop view 
opportunities afforded this area of the communitY. companv headquarters would be 
most appropriate as the predominant industrial/business park land use in this area. 
The east boundary of this sub-area is contiguous with the Torrey Village plannine: 
area. As such, site planning in this area should be coordinated to ensure a smooth 
land use transition. Appropriate landscape treatment shall occur along lot lines to 
provide a buffer between land uses. and elevational differences between residential 
and industrial/business park area are encourage to provide separation of land uses. 
The design of Sub-area "b" must also consider the Surmort Commercial Center 
through an integration of architecture and/or pedestrian elements. so that the 
Support Commercial Center does not appear as an after thought to the overall 
planning for the communitv. 

• Sub-area "c". Subarea "c., is located east of Vista Sorrento Parkwav. west of"C" 
Street and north of Low density residential land uses planned for the Torrev Hills 
South residential neighborhoods. Site design. architectural treatment. landscaping 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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and rooftop treatments must consider this sub-area's relationship with residential 
land uses to ensure sensitive transitions and compatibility of land uses . 

With the exception of the Support Commercial Center planned for the northern portion 
of S'ub-area ''b ··. which should be zone M-1 A as discussed in the COMMERCIAL LAND 

USES section of this Element. +!he M-IP Zone ha:s 8eeft should be applied to the Torrev 
Hills lndustrial/Busines:·; Park planning area. Sueftfeas la and 18 'Because, eA.s stated 
under the Purpose and Intent of the M-IP Zone, it "will generally adjoin freeways or 
other major vehicular thoroughfares" and "will provide for attractive boundaries to 
heavily traveled highways." Secondly, the M-IP Zone is intended "to ensure industrial 
parks which are both attractive and efficient. " It is essential that industrial development 
in this portion of the communitv· \Vestem Ridge PIB:ftBiBg A:rea: be attractive and 
efficient, because of the high-end, company headquarters and scientific research and 
development uses that are intended for this subarea. Because of its relationship to both 
freeway views and adjacent residential areas, development in this area also requires a 
sensitive combination of site planning, landscaping and architecture. The review 
requirements for landscaping and architecture in the M-IP Zone establish some of the 
controls necessary to assure sensitive development . 

SORREJ'\TO HILLS GATEWAY 

Sorrento Hills Gatewav encompasses approximately 30 acres at the western edge of the 
communitv. I-5 provides the western boundarv of this area. Carmel Mountain Road. 
providing a direct connection to 1-5, bisects this area and connects with El Camino 
Real/Carmel Mountain Road. the main east-west circulation element for the community . 
Vista Sorrento Parkwav has its northern beginning in this area of the community . 
Functioning a-; a fronta!!e road to f-5, Vista Sorrento Parkwav provides easv access south 
to Sorrento Valley and north to the Carmel Vallev community . 

Very Low density residential land uses (i.e .. TtJrrev View) occur along a portion of the 
northern border of this subarea. Similar to subarea "a" of the Torrev Hills Indus­
trial/Business Park. special design considerations. such as landscape setbacks/buffers 
and elevational differences. must be implemented to ensure a sensitive treatment along 
this interface. Additionallv. Low densitv residential development is planned for the 
Torrev Ridge subarea of the Torrev Hills residential neighborhood immediatelv east of 
and at a higher elevation than the Sorrento Hills Gatewav. Sensitive site design . 
including landscaping and rooftop treatments. will promote compatibilitv of adjacent 
land uses in this area of the communitv . 

Sorrento Hills Gatewav functions as an important entrv to the communitv. Orienting in 
a step-do\>.:n fashion to I-5 and bisected bv Carmel Mountain Road as it enters the 
community, this plannin!! area will create a first impression to visitors of the community . 
Sensitive site desi!!n. architecture and landscape treatment are essential to ensure 
aesthetic qualitv. positive impressions and smooth land use transitions . 
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The M- I B zone has been applied to this area. This zone will provide opportunities for 
large lot industrial developments to accommodate the manufacturing and light industrial. 
scientific research and development. and professional office users. 

The tinaeA,..ing !fafte fop 8tiearea 1 e shetila ee M lB. This ·.vill J'ffiViae eppeftt1ftities 
fop lepge let iBStisft'ial aevel6J'meftts te eeeemmedate the mantifaettuiftg 8BS light 
iftdtistriall;lsers. 

The Valley :ln8Hstriel Planftiftg l,;Lfea is leea:ted ift the eanyeft eettem adjeeeftt te CtHmel 
:Metiftttlm Reed &REJ El Gemme Reel, jtist seti!h efvery lew density resiaefttial aftd epeft 
spaee areas ift !he Carmel Vall~' Cemmtinit)· Plftft &Pea. It eeftt&ifts ftJ'prmdmately 61 
aeres ana is geftefftlly tepegF&phieally sepftf&tea &em ether lefts 1;1ses ·.vithift the 
eemmtiftity, with the exeeptieft ef the meaitim lew aeBsi*)' resiaemial ae·telepmeftt 
leeated at the iftterseetieft ef CMmel Metiftteift Reaa ana El CamiBe Real. 8f'eeial 
eeftsiaePatieft mtist be giveft te the eempatibility efthese tvve 1;1ses at !he pfejeet aesigB 
le¥et:-

The Vall~· lftSl;lstriel area eeftefi:ts :&em frefttftge ftftS eeeessieilit)· as Carmel Metifttftift 
Read:/£1 Cemine :Real tfftverses the eeffil'ftl;lftity. De;relef'meftt aleftg this ms.jer tfftffie 
eePFiaer rett1;1ires seBsitive site plftftftiftg te miftimiio!e eeftfiiets eetvveeft thre1;1gh tF&ffie 
&Be leeel traffle. Limitiftg mest efthe aevelepmeftt ift this plftftfting &Peate efte siae ef 
the street will aid ift reatieiftg tF&ffie eeftfiiets. Aeeess te the prime arterial shetila ee 
eefttfellea thPel;lghetit the eanyeH bettem te stiffieiefttly mitigate eeHfiiets. A mere 
detailea disetisSieH: eftfftffie eenaitiefts is iBeltiaea ift the TfftnspeftfttieH ElemeHt efthis 
pkHr: 

Exeef'£ for that pertieft efthe Valley IHdtisft'iel Planniftg Area at the ftefthvvest eemeP ef 
C&Pmel MetiftttliH :Reaa ana El CemiHe, the Valle;')' IHStistfial PlMHiftg Area shetiiS 
develef' l;lHder the Fefttliremeftts efthe M lB Zefte. As f'&rt efthe apf"Pe'itlls in effeet foF 
that pertieft ef the Valley lftdtistriel PltmHiHg Area leeatea Berth: ef C&Pmel Metifttftift 
R:eaa ana west efEI Cemine Reaa, theM IP l:eae has eeeft tlf'f'liea. It is Bet the iHteftt 
efthisf'lftft te FeEfl;lire Fei!eftiHg eftbis &f'J'feVea f'fejeet (8ePFeHte Hills CefJ"efftte CeBteF 
Phase I, lJHit 1). Exeept IDF this leeatieH, all efthe l"areels iH thisf'l&rJiiftg area &Fe 

lifte&P ia shaf'e ana thtis reEftii:Fe the flexibility ia the Pffif'efty De·relepmeHt :Regl;llftl:ieas 
that theM lB l:eH:e prevides. Hewevef, it is !he eXf'FeSS ptH."f'ese eftbis eemmtinity f'lan 
te prehieit strip eemmereial ae't'elef'meftt aleftg Carmel MetiatftiH Reaa. Althe1;1gh it is 
possible that this f"lanfting &Pea J"ffiViae same ef the eemmereial Sl;lf'J"eft 1;1ses for the 
eemnttiHit)·, these tises shettla ee limited. This f'lftftfliftg area shetild ee aevelef'eS with 
a mix ef pffifessieftftl effiee ae·.relepmeat ftftS light iHdtistfial mantifeetl:lriftg 1;1ses, as 
J"effftittea tiBSer the M I B ana M I P ZeHes. 

IH emer te eftSl;lfe that this f'lanHiag area sees Het aevelep as sft'iJ" eommereial, ana te 
aSSl;lfe that the eemml;lftit)' SeSigB stftftdams eftl;lmerateS eelew fop this plftflftiftg area ee 
f'Feperly addressee, aevelepmeftt ift this area sft6l;fla eeet.tF l;lftSer the Plftftftea IHSl;lstfiel 
Develepmeftt (PH)) pFeeess. The PID shetilS aaaress Stieh isSties as eemml;lftity aesigB 
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s-tanaartls, f3efffiia:ea ttses, eirettlatieH, arehiteetttre, lanaseaf'iHg aHa f3arkiHg. These 
issttes JfttlSt ee aaaressea fer the eH:tire Valley IHatts-trial area, Sf'eeifieally feettssiHg eft 
a eeJHf'reheHsive eirettlatieH ana aeeess f'lan •• ,rfiieh J3reviaes fer effieieHt iHtefftal 
eirettlatieH with liJHitea aeeess te Cftflftel MettHtaiH Reaa/El CaJHiHe Real. 

MESA INDUSTRIAL PLI:NNINC AREl: 

The Mesa IHattstfial PlaHHiHg Area is af3f'Fe'KiJHately 55 aeres, JHest ef whieh is a 
relatively flat JHeSa tef'. This f'laHHiHg area is eettHaea 9ft the H:efthwesf ey the tttility 
sttesfatieH, eft the Heftft e:r the eeJHJHttH:ity's JHa.jer east west tfeH:aiHg eanyeH aHa eft the 
east by Les Pe8asqttites CaHyeH. ResiaeHtiallana ttses eeettr ·Nest efthis f'laHHiHg area . 
The settthefft eage efthis f'laHHiHg area is leeatecl withiH the Ceastal ZeHe, as shewH iH 
Figttre 3. De·telef'JHeH:t aHa graaiHg aetivities shettla be liJHitecl iH that area aH:cl 
eeH:sisteH:t with the Ceastal ZeHe Pelieies EleJHeHt ef this f'laH. The Mesa IHattstrial 
PlanHiHg Area eeHefits freJH geea eirettlatieH, with aeeess te Cafffi:el MettH:taiH Reaa . 

The iHattstfial ttses that are e-xf3eetea te be f'reaeJHiHaH:t iH this sttearea iHelttae the 
seieH:tifie researeh, JHaHttfaetttriHg, faerieatieH, asseJHely, testiHg, ref'air, seF¥ieiHg, ana 
J3reeessiHg ttses that are eHttJHeratea iH: the M IP ZeHe. It is iH:teH:aea that He less than 
75% efthis sttbarea ee eeJHJHittecl te stteh iHattstfial ttses. The f'tlff'ese efthis restfietieH 
is te liJHit the aJHettHt ef JHttlti teH:ant effiee bttildiHg ttses that are etherwise f3efffiia:ea 
iH the M IP ZeHe. This laHcl ttse restrietieH will ee eH:fereea threttgh the PID f3efffi:it, 
whieh will ee reqttifea fer all aeve}ef3JHeftt iH this SttbaFea . 

Develef'JHeH:t with the Mesa IH:attstrial PlaHHiHg AFea will eeH:eeH:tfate iH:attstfial ttses 
eeJHf3atiele with ana ·iH f'Fe-xiJHity te the sttestatieH iH stteh a way that aees H:et eFeate 
H:egative iJHf'aets te the Les Pe8asqttites CanyoH PreseF¥e. Sf'eeial aevelef'JHeftt eefttfels 
ana aesigH sflifiaaffis f'FeseH:tea eelew JHitigate aevelef'JHeftt iJHf'aets te the Presef¥e ana 
assttre eeJHf'atieility with aEijaeeH:t resicleHtial ttses . 

SDG&E SUBSTATION 

In addition to the industrial and support commercial land uses of the plan's Indus­
trial/Business Park Element, the 40-acre SDG&E substation is an existing industrial 
component in the community requiring special design solutions. The SDG&E substation 
and associated transmission facilities are located within the east-central portion of 
Sorrento Hills. Land uses have been selected which are compatible with ultimate 
buildout of the substation. Additionally, site-specific design guidelines should be 
implemented to further buffer and screen the SDG&E facility. Permanent access to the 
SDG&E substation shall be through a private drivewav off .. C'. Street, adjacent to the 
substation's southem border. and through the southeast portion of the communitv park . 
This will allow service vehicle/truck access to the substation \.Vithout traveling through 
residential neighborhoods planned for SotTento Hills. the Mesa IHattstfial PlanHiHg Area . 
UH:til f3efffi:aH:eHt aeeess is seettrea, teJHf'9Fftf)' aeeess shall ee f'Fe'iiaea by StFeet "D" iH 
the Teffey ReseFVe Heights PRD . 
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Industrial Design Guidelines 

GENERAL 

1. Mechanical equipment, outdoor storage and appurtenances shall be screened and 
designed as integral parts of the overall design of the building. Fences, walls, grill 
work, etc. should be of similar material and color as the main building. 

2. Each development should provide outdoor seating/eating areas, bicycle lock­
ers/racks, and shower/locker facilities. 

3. All rooftop equipment, vents, shafts, etc. shall be concealed and screened from view 
from adjacent buildings and freeway. 

+:- 4. The predominant land use in the Industrial/Business Park area of the community 
shall be light industrial. scientific research and development and professional 
office/company headquarters. 

~ 2:. Building architecture shall both respond to ~ prominent landform~ and reflect 
high quality design. 

3-; 6. Where this industrial land use occurs proximate to residential land uses, consider­
ation of scale and compatibility should guide design proposals. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • el 
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4:7. Because &?portions of this area!s is visibil~ from the freeway, use of reflective 
glass should be limited in projects where buildings would be visible to motorists on 
1-5 . 

8. lndustrialibusiness park development in this area should occur throue:h the 
application of the Citv's Planned Industrial Development (PID) process . 

l. IH offier to a·;eia J'OteHtial f:ffiffie eenfliets aleHg Cft:fffiel Mottnt:aiH Road!El CamiHo 
Real, leeate the fftfljority ofaevelof'meHt eH one siae ofate J'rime ft:fterial. Fttfther 
more, aeeess shottla ee eontFollea ftfta limited throttgh ate PID precess . 

~ 9. Beeattse *'tis fift:ffOV+' strip of aevelopaele ft:Feft: is BOI:lfiSCS ey steel' slopes Ofi ate 
Hefih ftfta se~:~th, it is ifBpol'taBt to avoia a '\vall of ae'l-elopmeHt". The PID process 
should incorporate specific design concepts such as: 

• Vary building setbacks to provide interest and reduce monotony; 

• Set ettilaiHgs iHte slof'e ftfeas te aehie¥e ft:fl effieieftt 1:1se of lft:fla; 

• l:kilize taller Bl:lilaiHgs iH this f'l81iftiftg area with lft:flaSeft:J'iftg to ettffer 
8fta softeft ae•;elef'meHt; 

• Establish a design theme through the PID or CC&R's to further create a 
sense of identity for this area; 

• Establish standards for architecture, landscaping, signage and color 
controls; 

• Establish design criteria for rooftop treatments which mitigate the visual 
impact to adjoining areas that would view the development from above 
(in both Sorrento Hills and Carmel Valley); and, 

• Assure a successful transition between the 'lery Levi DeHsity residen­
tial uses which abut this planning area through setbacks, buffers and 
other site design techniques . 

DESIGN GUIDELINES FOR THE MESl,. lm>USTRIAL PLANNING :t\:REA 

De¥elOJ'mCftt ift ate Mesa IHal:lstFial PI8Hftiflg Area is go'iCFHea e;· specific st8fta8faS 
aesigftea to mitigate ate SCYCIOJ'mCHt'S imJ'ft:et Oft ate physical, ¥iSttftJ 8flS FeCFeatioHaJ 
fCSOttFeCS ofthe ft:Fe8. The aesigH stftftaaras eftl:lmeraka eelmv shottl8 ee aaaFeSSea iH 
eoHjttHetioH wiat ft:J'plieatioH efthe M IP permit . 

-BlEATl\4ENT :t\:D.JACE.NT TO boS PEN~J:SQUITOS (;A:.N¥0.N PRESERVE 

1. Cefttettr gmaiHg teehftitJI:lCS shel:ll8 ee ttsea iH ft:Feft:S ¥isiele from the Los Pefias 
ttl:litos CtmyoH PreseFve to em~:~late Hat~:~ml tepogmf'hie feaaues . 

2. B~:~ilaings eonstfl:letea aloHg the mesa cage sho1:118 ee low profile. BttilaiHg shft:J'es 
ana roof JiBeS sho1:118 ee aesigHea SO that stfl:letl:lres eleHEI Vtith the ftatl:lfa)lanaferm 
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ftltfter iftaB eeft'ffast agaiftst it. BaildiHg Feef liHes sfl:et:dd slepe ift a m&nflef ·.vhieh 
eemplemeiHs ihe eefttettf5 ef ihe ftatttfftl mesa edge l£tHdteffft. IHdirtidtt&J btJ:ildiftg 
stefies may ee staggered eefl:figt~:etJ:s te the mesa edge desigHed te eliminft!e views 
ef struettJ:res frem ihe eatl)'6ft eettem. 

3. Ea:rthteBe eelers shetJ:ld be ased eB stfttettJ:res aleHg ihe mesa edge te lesseR iheif 

4. BaildiBgs shall ee set eaek HOffl the Hffl efthe etmyefl te ffliftim~ Yisieility frem 
Les PeftasEJ:aites Cftfl'Y'6B PreseFYe. 

5. Te miftimize visibility frem ihe eeftteflifte ef Les Pefi&SEJ:tlites Canyeft eettem, 
stftletu:res sfl:all ee sereeaeEl frem pti:Biie view atiliziBg Stteh teehBiEJ:aes as 
Vegetatieft SeFeeaiag, Beffftiftg and ettiiSiflg 8fieffiMieafeeafigtJ:f8tiefl. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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tR:IY .. T:ME"NT 2'\:DJl.CE"NT TO SDG&B SUBSTATION 

-

1. Pef'ffitmeftt strueft:lres shettlEI Het ee sitea withiH the SM Diege Gas & Eleetrie 
(SDG&E) eesemelftS ift of'Eler te iHsttre aeeess fer FeJlair ana maiftteftanee. ParkiHg 
lets, ltmasea}3iftg (iHelttEiiHg walls, fefteiftg EtHEl eef'ffts) MEl ether ttses ffift)' eKteftEI 
iHte the eesemeHts if ftJ3J3re¥eEI ey SDG&E . 

2. Utilities shettiEI ee f'l&eeEI ttHEiergpottftEI to 13reveftt visttal imflaet to adjaeeftt 

3. Site fllaHHiHg fer iHEittstrial arees aEijaeeftt to the SDG&E sttestatioft shall 
iHeOFflOFtlte a ·.·ariaele 1 00 feet wiae euilEiiHg seteaek te avoia ereatiHg a uHifefffi 
euilaiftg eelge aEijaeeftt te the suestatioft. Plaeemeftt ef iHEiustrial euilEiiHgs shall ee 
l'estrietea vrifhiH the 100 feet seteaek; he•ue¥er, flMkiHg, serviee Elrives MEl 
aReillary USeS (sueh 8:S tf8.!ih reeefltae}es MEl eieyele Jeekers) ffl&y ee aJle\vea vlithift 
the seteaek ftftla . 

4. Withift the 100 feet euilaiftg sethaek, a miftiffil:lffi 40 feet IMEISeftJ3e ettffer area 
shall ee flroviaea to sereeft the SttestatioH from viev;s vrithift the iHEiustrial ftftlas . 

5. Pef'fftMeftt eeeess to the SDG&E suestatioH shall ee fli'Oviaea thi'Ough the Mesa 
IHEiustriaJ Planftiftg Area wheft Eleveloflmeftt oeeurs iH that area . 

Policies 

1. Minimize vehicular trips by providing support commercial uses and amenities 
within the Community Plan area . 

2. Encourage support commercial uses which will serve both community residents and 
workers who are employed in the Community Plan area . 
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3. Encourage clustering of uses to create "activity pockets" where area employees and 
residents alike, can congregate. 

4. Develop the VaHey, Mesa; Subarea le onhe Westem Ridge IBEiusft'ial :AFea aBEl 
81:tf'poft CoBuB:eFeial eompoBeffis of the Village CeB:ter Torrey Hills Indus­
trial/Business Park and S'orrento Hills GateM1av under a Planned Industrial 
Development (PID) permit. 

5. Provide for integration of residential, industrial/business park, recreational and 
commercia] aHEi the Village Cefttef land uses through a comprehensive vehicular, 
bicycle, transit and pedestrian circulation system. 

6. Assure compatibility of industrial/business park uses with adjacent land uses and 
open space areas through the incorporation of design criteria and development 
criteria presented in this section and in the Community Design Guidelines Element 
of this plan. 

7. All uses shall comply with the requirements of this community plan and the City's 
PID ordinance, when applied to site development. 

8. Provide indoor or outdoor dining areas for use by employees. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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Industrial Element Action Plan 

TIMING 

IMPLEMENTING Adopt 
I 

Within I 
I 

ACTION with I 5 I 

Plan I Years ' 
I 

Screen rooftop equipment. ., I ., 
I 

Develop the industrial/business 
Qark land uses Wes~eFH R:i~e 
Jaattskial area with company 
headquarters, scientific research ., ., 
and development. light industrial 
i!5eS and associated manufactur-
ing. and orofessional office uses. I 

Prohibit use of reflective glass in I 
I 

V.Ce~ R:ia~ Iaattskial indus- I 
I 

triaLihusiness park areas which ., I ., 
I 

are visible to motorists traveling I 
I 

on l-5. I 
I 

DeYelefl Valle,· Iaattskial area I 
I 

vrit:h a fBi* ef flFefessieaal effiee .,£ I .,£ I 
• • .J. • I 

I 

Preelttae slfifl eefftfftereial ae I 
I 

'f'elef!fftetH aleag Cllffftel Metm .,£ I .,L I 

te:ia R:eaa . I 
I 

PreYiae a 'lflfiety ef ligltt iaetts I 
I 

kial, fftllfttlfee:ffiriag aae seiea I 
.,£ I .,L 

tifie reseftfeh ami ae'ielef!ffteflt I 
I 

t:tses ifl the Mesa Iaettstrial area . I 
I 

Lifftit fftttlti teaam effiees ases I 
I 

ia the Mese Iaattskial ftfea te ee .,£ I .,£ I 

ae fftere thaa ~§q~. I 
I 

Qeyelef!lets iB the Mesa Jaeas I 
I 

kial ftfea iB a fftllftBer whieh I 
.,£ I .,L 

ffliftiffti:ees Yisieil~ B:efft Las I 
I 

n,,,., ..-.. I 
I 

Provide outdoor seating/eating I 
I 

areas, bicycle lockers/racks, and I ., I ., 
shower/locker facilities within I 

I 

each industrial project. I 

Provide support commercial 
uses within industriaVbusiness ., ., 
park areas to minimize off-site 
vehicular trips. 

Recognize adjacent land uses 
when designing industria!L 
business park projects and pro-
vide appropriate design tech- ., ., 
niques (such as reduced bulk 
and scale of buildings), setbacks, 
transition areas and landscape 
landform buffers . 

Industrial/Business Park Land Uses 

I 
Within 

SEE FOR 
I -
I RESPONSIBILITY FuNDING MORE 
I 20 I DETAilS I Years I 

pgs. 49, ., Builder Private 50 

pgs. 45, ., Private developer Private 
I 46,49 
I 
I 
I 
I 
I 

I 
I 
I 
I 
I ., Private developer Private pg.50 I 
I 
I 
I 
I 

I 
I 
I .,£ Pri·lflte aevelefler Pfi.>.reie I 
I 
I 

I 
I 

.,£ Pri'I'~Ne ae'!•elef!er Pfi.>.reie 

.,£ Pri•tate ae'l•elef!eF Pfi.>.reie 

I 
I .,£ Pri·f'ate ae-.•elef!eF Pfi.>.reie I 
I 
I 

I 
I 
I 
I .,£ Pri•lllte Eie•.•eleJ3er Pfi.>.reie I 
I 
I 
I 

I 
I 
I pags. 49, 1 ., Private developer Private I 53, 78 I 
I 
I 

I 
I 
I pgs. 41, I ., Private developer Private I 44,45,53 I 
I 
I 

I 
I 
I 
I 
I 
I pgs. 41, I 
I ,/ Private developer Private 45,46, I 
I 50,51 I 
I 
I 
I 
I 
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TIMING 

IMPLEMENTING Adopt Within 
ACTION with 5 

Years 

Integrate transit facilities to en-
courage ridership. This can be 
accomplished through provision 
of a shuttle connection to the ,/ ,/ 
commuter rail station ~ 
fef in Sorrento Valley or to the 
LRT Station (if funded and 
built). 

Within 
20 

Years 

,/ 

Industrial/Business Park Land Uses 

SEE FOR 

RESPONSmiLITY FuNDING MORE 

DETAILS 

Private developer/ Private/ pgs. 53, 
MTDB MTDB 65,66 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
----------------------------------------------------------------· 
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COMMUNITY LAND USE ELEMENTS Commercial Land Uses 

Commercial Land Uses 

Goals 

1. Provide commercial uses as part of the overall Sorrento Hills community . 

2. Provide commercial land uses that adequately meet the needs of the community . 

3. Develop commercial uses that complement the mix of other uses located within the 
community plan area, including residential and industrial uses . 

4. Locate commercial uses in easily accessible, highly visible locations . 

5. Develop satellite commercial uses to support industrial development. 

6. Provide commercial uses that operate without adversely impacting nearby 
residential neighborhoods . 

Background 

Most ofthe commercial land uses planned for Sorrento Hills are located in the northwest 
portion of the community, near I-5 and north of Arroyo Sorrento Road. El Camino Real 
traverses this commercial area providing easy connection to other land uses to the south . 
In this area, commercial uses are planned to serve the travelling public and to act as an 
extension of the freeway oriented commercial uses developing at the Carmel Valley 
Road/SR-56 interchange with I-5 . 

In addition to the planned commercial land uses provided for in the northern portion of 
the community, retail commercial uses will also be provided in the Torrev Hills 
Nei<thborhood Commercial Center located in the northeast part of the community. The 
Torrev Hills Nei'i{hborhood Commercial Cenier, strategicallv located to serve residential 
developments in the communitv as well as passers-bv traveline: to adjacent communities . 
will allow for a reduction in the amount of trips to commercial services outside the area. 
A gas station is an allowed use in this area. \\-ith approval of a Conditional Use Permit. 

Adiacent to industrial/business park uses planned for the western portion of the 
communitv, within Sub-area "b ,. of the Torrev Hills Industrial/Business Park planning 
area. a smaller Support Commercial Center is also planned to provide &Hd reereatioft 
Hses imo a complex which may be frequented by both residents and workers in Sorrento 
Hills. Village Ceftter. This plan prevides for tlte developfftent of a Village Center to 
This area would accommodate support commercial uses. such a delicatessens . 
restaurants. drv cleaners. copy stores, liquor stores. shoe repair shops and barbers/hair 
stvlists. A gas station is also an allowed use in this area. with approval of a Conditional 
Use Permit. ThroHgk seasitive site pl&Hftiftg and desigB, the Village Cefttef' has the added 
eeftefit of ereatiftg a focal poiHt fer tlte eofftfftHftity. The iHCOI'flOratioft of passi•te opeH 
space Hses wfiiek provide eOftfteetioHs to adjaeeftt 1:1se areas vt'ill ifttegrate tkis area iftto 
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the eemmt~flity ftfi:E:i f.1reviae for '+'iahle f.1eE:iemian lifllE&ges. The YiHege Ceflter, 
stflltegieally leeatea f.1reximate te &eth the emf.lleymeflt h85e ana resiaefltial ae·1elef.l 
meat; ·.'lin alle•.v fer a reE:it~etiefl ifl the ftft'let~flt ef *"f.ls te eetllfflereial serviees et~siE:ie the 
eemmt~flity. 

Other commercial uses which may develop in the community will occur in conjunction 
within industrial/business park fflt:tE:i-uses. Support commercial uses in these areas will 
be a very minor part of commercial development in the community and will be ancillary 
in nature providing such functions as small delicatessens, travel agencies, etc. 

Specific Proposals 

The SORRENTO HILLS COMMUNITY PLAN designates approximately~ ;.J-acres for 
commercial development (see Figure 9, Commercial Uses). Table 4, Commercial Land 
Uses, identifies the development intensity anticipated in each of the commercial areas. 

Table 4 
COMMERCIAL LAND USES 

G9MMER€M:L k'ID :Qg DlliSIS;N~QN :AGBE1'\SE 

I"'. • 1 '\T .. ll. ~ 

:V:illage Cefltef :f 
R:eteil Cemmereial 
Heahh Cltlh 
Day Care 
(:1, I"'. • .1/£"\.t.¥:' 

. ~. M 

COMMERCIAL LAND USE DESIGNATION ACREAGE 

Torrey Reserve 24 

Torrey Hills Neighborhood Commercial Center 13 

Support Commercial Center 4 

I TOTAL I 41 

DEVELOPMENT 
.... I'C'..,.,. 

, ..... £ J 

4:t:f,999 

54,599 
29,999 
28,999 
~ 
~ 

S~l S99 

DEVELOPMENT 

INTENSITY (SF) 

477,000 

l30.0QQ 

40.000 

I 647s000 I 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------· 
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CARMEL VALLEY 

LEGEND 

Commercial Land Uses 

SORRENTO HILLS 
COMl\1UNTI'Y PLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 

47 

i Figure 9 
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~ Commercial 

Commercial Land Uses 

TO HILLS 
CO~ITYPLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 
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TORREYHILLSNBGHBORHOOO 
COM'MERCIAL CENTER 

Figure 9 
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CARMEL VALLEY TORREY RESERVE 

Commercial Land Uses 

The commercial land use designation in this area encompasses approximately 24 acres, 
east of 1-5 and on both sides of El Camino Real. This area is recommended for 
commercial development under application of a Planned Commercial Development 
(PCD) Permit. No less than 20 percent of the commercial area should be developed with 
visitor commercial uses as defined in the Visitor Commercial (CV) Zone. The remaining 
80 percent can be developed with commercial uses such as visitor commercial, financial, 
specialized commercial, office and corporate headquarters . 

Circulation issues are relevant to this development area as well as the area located 
adjacent to Arroyo Sorrento (discussed below). El Camino Real runs north-south 
through the Torrev Reserve Cflftftel Valley commercial area; Arroyo Sorrento Road 
intersects El Camino Real from the east. Cl:tffeHtly, eotk El CafftiHO Real aftti Affoyo 
SoHeHto Roati exist as fftostly ttHifft~FoYeti Foatis iH this aFea. North of the Cftffftel 
¥alley Torrev Reserve commercial area, El Camino Real intersects with Carmel Valley 
Road/SR-56 and continues north into the Carmel Valley Community Planning Area. To 
the south of the Arroyo Sorrento commercial area, El Camino Real becomes Carmel 
Mountain Road which has been planned to eventually intersect with 1-15, located east 
of Sorrento Hills . 

Environmental resources occur in the Caffftel Valley Torrev Reserve Commercial land 
use area which must be considered in conjunction with development proposals. A 
sandstone bluff escarpment occurs east ofEl Camino Real and adjacent to commercial 
land uses. The bluffs are left free from development in this plan because of their 
aesthetic value. North of and adjacent to the Cftffftel Valley Torrev Reserve Commercial 
land use area is wetland associated with the Carmel Creek floodplain . 

Specific guidelines for development of areas adjacent to the bluffs as presented in the 
Open Space and Resource Management Element of the plan have been developed to 
ensure continued protection of this natural resource. The Open Space and Resource 
Management Element also provides for the protection and viability of this resource 
through design guidelines, drainage control and buffer areas. The reader is referred to 
the Open Space and Resource Management Element for a detailed discussion of develop­
ment guidelines . 

This Commercial Land Use Area is located entirely within the Coastal Zone, and special 
coastal development criteria must be implemented in conjunction with development 
proposals as presented in the Coastal Zone Policies Element of this plan . 

l=HE VILLAGE TORREY HILLS NEIGHBORHOOD COMMERCIAL CENTER 

In order to reduce the amount of commercial service oriented external trips made by 
workers and residents of Sorrento Hills, a Neighborhood Commercial Center Village 
CeHteF is planned for approximately 13 se¥eH-acres located adjaeeH:t at the intersection 
of Carmel Mountain Road and StFeet C to StFeet "A". Tvpes of commercial uses which 
eftfT mav occur in the Torrev Hills Neighborhood Commercial Center Village CeH:teF 
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include a neighborhood market drug store. smaller retail shops and restaurants. A gas 
station is permitted in the Torrev Hills Neizhborhood Commercial Center. with approval 
of a Conditional Use Pem1it.aey eflfe eetitef, aelieetesseH, ary eleElneFS, he&lth eh:te, 
reskUtf'ftftts, eethr.e pftfk ftftS reereetieft &Fees, J3ft55Ff'e opeH speee, ete. IB eaaitiOf:l, 
&J3J3f0Ximetely 3,500 sql:lflfe feet of Sl:IJ3J30ft eelftfftereiel offlee l:lses flfe else plaBaea to 
ee leeetea ia the Village Ceater. The Torrev Hills Neighborhood Commercial Center 
Village Cef:lter shel:lla ee i!:eaea M lA shall be zoned CN and developed as a Planned 
Commercial Development (PCD>. 

SUPPORT COMMERCIAL CENTER 

Approximatelv four acres west ofVista Sorrento Parkwav. south of Carmel Mountain 
Road and adjacent to the Sorrento Hills Gatewav and within Sub-area "b ··of the Torrev 
Hills Industrial/Business Park plannin2 area are designated as a centralized location for 
support commercial land uses. The Support Commercial Center land use designation in 
this area is intended to accommodate a congregation of retail commercial uses. such a 
delicatessens. restaurants. dry cleaners. copy stores. liquor stores. shoe repair shops and 
barbers/hair stylists. A gas station is also an al1owed use in this area, with approval of 
a Conditional Use Permit. The Support Commercial Center also provides an integral 
component of the complex of uses which form the communitv activitv node. 

The underlvin2 zone for the Support Commercial Center shall be M • I A. Land uses 
should be selected to support the employment base provided by industrial and business 
park land uses in the community. For this reason, commercial development in the 
Support Commercial Center Village CeH:*er should occur in conjunction with a Planned 
Industrial Development (PID) pennit. The precise size, location and pennitted uses of 
the Suwort Commercial Center Village Cef:lter should be identified through the PID 
process. Should this area not develop as support commercial uses. other uses which can 
occur in this area include those pennitted in the adjacent Torrev .Hills industrial/business 
parks. Such alternate land uses should also occur throu2h application of a PID. 

Commercial Development Design Guidelines 

GENERAL 

1. Bulk and scale of commercial development should be compatible with other land 
uses of the community and should be designed in a manner which is sensitive to 
significant environmental features (e.g., wetlands and inland bluffs) and view sheds 
of adjacent public use areas and important roadwavs (1-5, Carmel Mountain Road. 
Cannel Valley open space and Torrey Pines State Park). 

2. Activity areas (e.g., areas that generate noise, foot traffic, parking lots, etc.) of 
commercial land use projects shall be oriented away from residents. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
-----------------------------------------------------------· 

60 • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II SORRENTO HILLS 
COMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS Commercial Land Uses 

3. Erosion and sediment control measures described in the Open Space and Resource 
Management Element and the Coastal Zone Policies Element of this plan shall be 
implemented to prevent sediment into Los Pefiasquitos Lagoon and Carmel Creek . 

SITE PLANNING AND DESIGN GUIDELINES 

1. The Village Centef' shall ee ElesigHeEI as a eehesiYe neigheeFheeEI aHteHif:y 
fmtetiening as an fiefh·it:y eenteF fop aEijaeent FesiEiential ftfia inEiustfiallanEI uses . 

~1. Pedestrian connections must be well defined and an integral part of the Torrev Hills 
Neighborhood Commercial Center and the Support Commercial Village Center to 
encourage and promote pedestrian accessibility. This should occur through the use 
of enhanced paving material, landscape treatment and lighting. Smaller scale retail 
uses should be encouraged in the commercial areas Village CCflter to help define 
pedestrian connections . 

~~ 
~~~ ~~'(~t:._ 

3. The Village Ceffief shall ee ElesigneEI to fuHetien as a laHdHtark fep the eeffiffiUHif:y 
through iHHevative a:Fchitectl:lFe and 'iftfiety iH site Elesign . 
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2,4. Architecturally, buildings shall complement adjacent residential and industrialL 
business park developments yet differ enough to result in a definable urban 
statement e:reatea fer the Village Cemer. This approach will create an identity and 
arrival statement which will attract patrons fifla feet1s eotBftU:tftity aetivities. 

1~. Low density development and low profile buildings (in terms of height and mass) 
should be sited near Arroyo Sorrento Road to soften the future urban view visible 
to the residents in Carmel Valley. 

.4.6. In the Torrev Hills Neighborhood Commercial Cenler EKeept ift the Village Cemer, 
bt:~ilaiHgs shot:~la be set baek ifotB 'dte stifeet fifla opeH spaee areas as ffif as possible 
to tB&KitBiz:e 'dte ~ereeptioft ofe~eft ~aee. lft 'dte Village CeHter, buildings should 
be placed to define the street edge and maximize pedestrian connections. 

7. Bt:~ilaiftgs shall be eoHeeBtratea aloftg Street "A" to alle·tiate trftffie Boise &om l 5. 

~8. Primary uses in commercial areas shall "anchor" the comers at street intersections. 

9. A greeHbelt shall begiH ·.vithiH the Village CeHter &Jta tie iHte aajaeeftt opeH s~aee 

Policies 

Meas ~lfiflHea fer the eotBtBtlflity. I:B: this tBanHer, the tlflaistt:lrbea opeB s~aee Meas 
~IElftftea as ~art of the eetBtBtlftity's ftaft:lrttl epeH s~aee systetB ·.viii traHsitieH ana 
teftBiftate as &Jt t:lrbElft seefte at the Village CeBter. 

&It aesthetie tf&ftsitioB bet\veeft SetTefttO llills ana Cfiffftel Valley. 

I. Require that all commercial uses be compatible with the residential and industrial 
uses in the Community Plan area. 

2. Require that adequate vehicular and service areas be provided between adjoining 
individually developed commercial properties and curb cuts on major streets (i.e., 
El Camino Real, Carmel Mountain Road and Vista Sorrento Parkway) be mini­
mized. 

3. Locate landscaping along all commercial street frontages. 

4. I:B: the Village Cemer, pProvide for the development of low-intensity, low-rise and 
mid-rise (not to exceed 50 feet in height) commercial retail developments which are 
designed as "Village lilEe" complexes of stores and urban nodes reflecting the 
character of Sorrento Hills. 

5. Require the processing of a Planned Commercial Development (PCD) Permit (or 
Planned Industrial Development (PID) Permit in the case of the Sumzort Commer· 
cia! Village Center) to provide an opportunity for site plan and architectural review. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------. 
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Ancillary commercial uses developed in conjunction with industrial/business park 
developments require review in conjunction with the primary industrial land use 
proposal and shall not require separate PID permits . 

6. Incorporate project-specific design guidelines into planned development permits for 
development of commercial land uses . 

7. Implement specific criteria designed to protect coastal resources as defined in the 
policies of the Open Space and Resource Management Element and Coastal Zone 
Policies chapter of this plan . 
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Commercial Element Action Plan 

TIMING 

IMPLEMENTING Adopt 
I 

Within I 
I 

ACTION with I 5 I 

Plan I Years I 

Provide commercial uses to I 
I 

meet the needs of the commu- .I I .I I 

nity. I 
I 

Develop the El!lffftel ¥alley 
Torrev Reserve commercially 

I 

designated area with 20% visitor .I .I 
service commercial uses and 
80% mixed commercial uses. 

Establish a viable Nei!!hborhood 
Commercial Villege Center as a 
concentration of a mix of com- I 

I 

mercia! uses to support residen- .I I .I I 

tial and employment opportuni- I 
I 

ties in the community TeFFey I 
I 

n H' ' -L I 

DesigB the Villege Ce&ter te I 
I 

iBehtie a small Fesieefttial eem I 

..1- I ..1-J!5BeBt gi>JiBg dte CeBteF a 24 I 
I 

hettF life. 
! 

Integrate transit into the Village 
Center as a focal point and to 
encourage ridership. This can 
be accomplished through provi-
sion of a shuttle connection to .I .I the heavy rail stop planned for I 

I 
Sorrento Valley or -- if funded I 

I 

and built -- incorporation of an I 
I 

LRT station at the Village Cen- I 
I 

ter. I 

Provide comprehensive land- I 
I 

scape plans for all commercial I 

.I I .I areas which transition and buffer I 
I 

ad,jacent uses. I 
I 

I 
Within I 

I 
I 20 I 
I Years I 

.I 

.I 

I 
I 
I 
I 
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Commercial Land Uses 

SEE FOR. 
RESPONSIBILITY FuNDING MORE 

DETAILS 

Private developer Private pg.56 

Private developer Private pg.59 

pgs. 56, Private developer Private 57 

Pfivate de.,·eleper ~ 

Private/ pgs. 65, Private/City/MTDB MTDB 66 

pgs. 61, Private developer Private 62 
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II SORRENTO Hiu.s 
COMMUNI1Y PLAN 

Transportation COMMUNITY LAND USE ELEMENTS 

Transportation 

Goals 

1. Construct and maintain an adequate community circulation network that is 
compatible with the regional transportation system . 

2. Achieve a balance between parking supply and demand throughout Sorrento Hills 
for all planned land uses {9F8{9esed as shown the Sorrento Hills Land Use Map . 

3. Provide a transportation system that maximizes the opportunities for public transit. 

4. Provide a system of bikeways and pedestrian facilities that will encourage bicycling 
and walking as a means of transportation . 

5. Provide a transportation system that is a convenient linkage to the community's 
activity centers and to the rest of the metropolitan region . 

6. Develop a centralized Transportation Demand Management (TDM) program for all 
projects located in the community that sustains an adequate level of mobility in and 
around the project, minimizes peak hour pockets of congestion and promotes the 
use of alternatives to the single occupant motor vehicle . 

Background 

The Sorrento Hills Community benefits from existing and planned transportation 
facilities (Figure 10, 1991 Average Daily Traffic, shows existing street pattern and 
current traffic volumes). Interstate 5 (1-5) is a full freeway with four lanes in each 
direction from the vicinity of the Carmel Mountain Road bridge underpass and extending 
north. A short distance to the south, two separate eight-lane freeways (1-5 and Interstate 
805) merge into 1-5. From the merger point north, additional lanes are added to 1-5 for 
varying distances to facilitate the merging maneuvers. Future improvements are planned 
for the 1-511-805 freeways from Genesee Avenue to the south to Del Mar Heights Road 
in the north which will widen the freeways, provide for truck lanes and construct 
interchange improvements . 

Light Rail1flmsit (LRT) PUBLIC TRANSPORTATION 

The Metropolitan Transit District Board (MTDB) has considered a northerly extension 
of a LRT line that would run immediately east of Interstate 5 along the western edge of 
Sorrento Hills. This extension is designated as a possible future rail extension in 
MTDB's Rail Transit Plan. Funding for this facility is not available at this time . 
However, this plan provides an opportunity to integrate the LRT or connect to the 
Coaster commuter rail station in Sorrento Vallev throu2:h heavy FRil iHte t:he Village 

65 



1991 Average Daily Traffic. 

*SORRENTO HILLS 
COMMUNITY 

TO HILLS 
CO~I'l~ PLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, S!Jite 340, La Jolla, CA 92037 

66 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • Rgure10 e 
Sourr:s: Urban Systems AssociaiBs, Inc. • 

~ • ~ T&l\ Plonnim!;c-lanl> ~ : 

L! I ~ :=::r==:.-- • ~ ~MJ!f.-cu,C'Al" .......... 

• • 



• • • • • • • • • i• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

II SoRRENTO HILLs 
COMMUN11Y PLAN 

COMMUNITY LAND USE ELEMENTS Transportation 

Center &Hd enh:anee moeiliey Of'tions for the eemtHttni~. This ea:n oeettr throttgh 
eonstftietion of an LRT sffttion adjaeent to the Village Center, Vttften £md if funding for 
the LRT Line eeeomes ava.ila:hle, or th:rottgh bus or shuttle eonneetiens services te4h:e 
f'l8:Hned h:ea>t'Y mil station in Sorrento Valley. The provision ofbus or shuttle services 
would reguire private funding . 

Specific Proposals 

COMMUNITY ROADWAY NETWORK 

With this update, revision to the adopted community circulation system is planned to best 
accommodate the planned land uses and associated traffic volumes. Figure 11, Vehicular 
Circulation Plan, shows the principal streets of the SORRENTO HILLS COMMUNJIT PLAN . 

The primary elements of the community circulation system include El Camino 
ReaVCannel Mountain Road, and Street "A" Vista Sorrento Parkway and Street C within 
the Torrey Hills development area. Added to these are the internal loop roads and local 
roads designed to serve development proposals . 

• El Camino Real/Carmel Mountain Road. El Camino ReaVCannel Mountain Road 
occurs as a north-south and east-west connection along the northern part of the 
community and will be constructed as a 6-lane major street. Providing direct access 
from the community to I-5 is a section of Cannel Mountain Road constructed to 6-
lane primary street standards . 

• Vista Sorrento Parkway'· Within the Sorrento Hills Communitv, Street "A" Vista 
Sorrento Parkway will be constructed as a 4-lane major street and will provide a 
north-south connection between Sorrento Hills and Sorrento Valley. Portions of 
Vista Sorrento Parkwav Street "A" occur within the freeway right-of-way for 
Interstate 5 . 

INTERNt+,.L I:,OOP ROADS AND Loc;.L ELEMENTS 

• "C" Street. Internal to the central portion of the community, the Circulation 
Element anticipates "C' Street as the main loop roads which will provide direct 
vehicular connections to Street "A" Vista Sorrento Parkway and Carmel Mountain 
Road. Street C These reads will also provide linkages to land uses within this 
portion of the community and will be accessible by automobile, pedestrian, 
bicyclist and transit. 
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II SORRENTO HILJ..S 
COMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS 

TRAFFIC GENERATION 

Transportation 

An estimate of the traffic generated by Community Plan build-out has been assigned to 
the planned circulation system. The critical elements of the system will be the major 
streets and the freeway interchanges. Those facilities must be constructed to accommo­
date the cumulative traffic demands of the Community plus through traffic. The local 
streets totally within Sorrento Hills will be designed to have adequate capacity for local 
traffic demands. The HOHFesiaeHtisllaaa ttses of 8offeHto Hills ~eHefftte eoHsiaefftele 
aaily tma f'esk ftOttf tfftffie aeffl:Etftas. 

TRAFFIC DISTRIBUTION 

The projected external traffic volumes were distributed on the planned circulation system 
via a specific set of distribution percentages. These percentages were derived with the 
cooperation of City Transportation Planning staff with data gathered from the Source 
Point staff of San Diego Association of Governments (SANDA G). 

Source Point provided trip tables of the latest Series VIII ¥H-forecast for the Carmel 
Valley residential zone immediately north of Sorrento Hills, and the Sorrento Valley 
business-industrial zone tliat lias ttses ffl:est like to the south of Sorrento Hills. By tracing 
these trip tables separately for the nonresidential and the residential uses to all the traffic 
zones in the San Diego region via the planned regional circulation system, the 
distribution percentages for Sorrento Hills were derived. 

With the cooperation ofthe City of San Diego transportation planners, through-traffic 
was then estimated for Sorrento Hills. By combining the through traffic with the total 
Sorrento Hills traffic as shown in Figure 12, Community Plan Traffic Volumes, a total 
forecasted traffic can be used in planning the Sorrento Hills circulation system. 

The impacts of community traffic have been carefully evaluated to determine the 
compatibility of the proposed roadway system with the projected traffic volumes. This 
evaluation included both roadway and intersection capacities. Land uses have been 
selected and modified as necessary to avoid congestion. 

STREET WIDTHS 

Based on the traffic studies conducted for the planning area, the following streets widths 
should be provided in the Sorrento Hills Community pursuant to the proposed 
circulation system depicted in Figure 11. Design speed for each circulation element 
roadway will be as determined by the City Engineer. 

• Carmel Mountain Road 
I. CSlfflel MettHfa:ia Rosa 

- tErom Interstate 5 to El Camino Real: Six-lane Primary Arterial Street. 
- 2. CEtfffiel Mottataia Rosa fE.rom Carmel Valley Neighborhood 1 0/Sorrento Hills 

boundary to just east of Carmel Creek Road: SHt Four-lane Major Street 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
---------------------------------------------------------------- . 
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II SORRENTO Hius 
COMMUNTIY PLAN 

Transportation COMMUNITY LAND USE ELEMENTS 

• 

• 

• 

• 

• 

• 

5. 

6. 

7. 

8. 

9. 

El Camino Real 
3. Bl Ca:mitto Real (Erom CannelMountain Road to Route 56: Six-lane Major 
Street. 

Vista Sorrento Parkwav 
4. Sfreet "A" f.E.rom Carmel Mountain Road to Sorrento Valley Boulevard: 
Modified Four-lane Major Street. 

Carmel Creek Road 
From Carmel Mountain Road into Cannel Valley Neighborhood 8A: Four-lane 
Major Street. 

Torrev Hills "A,. Street 
Between Vista Sorrento Parkwav and "C'" Street: Four-lane Collector Street. 

To"ev Hills 'tB" Street 
Between Vista Sorrento Parkwav and ''C" Street: Four-lane Collector Street. 

Torrev Hills "C'' Street 
From "A'" Street to just south of Cannel Mountain Road: Two-lane Collector Street. 
The south leg of the intersection with Carmel Mountain Road: Four-lane Collector 
Street. 
The north leg of intersection with Carmel Mountain Road into Cannel Vallev 
Neighborhood 8A: Two-lane Collector Street. 

8ft'eet "B": Four leae Colleetor. 

Sa:eet "C" from SB'eet "A" to Sft:eet "D": MoElifiea Four lBHe Colleetor with 8ft'eet 
MeEiiBH aaa a ROW fBflgiHg from 1 92 te 112 feet. 

8ft'eet "D": T'No IMe Celleeter Sft'eet. 

8ft'eet "B": Fet:tr lBHe Celleetor Sft:eet. 

8tfeet "F": Tv~e lMe Celleeter te pre·t'iae iHteffl:al aeeess fer resiaemial tl'ftfiie 
aeeessittg Street "A", the Village CeBter BHEi the eommt:tH ity MEl regioHal 
eifeulatieft ttet\vork. 

19. SerreHte Hills Beule·iard Bast from CBffftel Met:tttmift ReaEl: Varyittg EiesigHatietts 
fBl'tgiHg fFOm a Twa lime Celleetef tea Four leae Majer. 

ALTERNATIVE TRANSPORTATION MODES 

Practical alternatives to private automobile travel are encouraged for circulation within 
the community, and to outside surrounding areas. Commuting between work and 
residence is an especially important target for use of alternative transportation modes. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
----------------------------------------------------------· 
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II 
SORRENTO HilLS 
COMMUNflY PLAN 

COMMUNITY LAND USE ELEMENTS Transportation 

Utilization of alternative modes can reduce traffic congestion, conserve energy, and 
minimize air pollution. Included in alternative transport modes are transit, bicycle travel 
and pedestrian circulation . 

The Metropolitan Transit Development Board (MTDB) has conducted preliminary 
studies of a northerly extension of a Light Rail Transit {LRT) line that would run 
immediately east ofl-5 along the west edge of the Sorrento Hills community. Funding 
is not currently available to pursue this alignment. If the line is ultimately built, there are 
tentative plans for a ftS lflf:lft)' as Rvo transit stops for the LRT in Sorrento Hillsf .. eae near 
the interchange of Carmel Mountain Road and 1-5, and one further north in the Carmel 
Valley communitv. The adopted development agreement for Sorrento Hills requires the 
property owners within the community to provide the right-of-way for the LRT line to 
MTDB at no cost. 

IB eoftjHBetioB ·.vith The North County Transit Developlfleftt District (NCTD), :MTDB 
is operating also plftftBiBg the ·•coaster", a~ commuter rail line through Sorrento 
Valley. This commuter rail line :wettle provide;! connections between the Santa Fe Depot 
in downtown San Diego to the Oceanside Transit Center. A commuter rail stop is 
located in Sorrento Valley in the vicinity of the I-80511-5 junction. It is aBtieipated that 
b1:1ses oF s.S.huttles wiH provide service to Coaster patrons between the surrounding 
eefftftltl:Bities work places and the rail stop. ]'his is funded as a two-year demonstration 
project. Private funding is required to continue the services bevond r:'ebtuary 1997 . 

Transit includes a number of other travel alternatives such as bus, tram and para-transit 
using standard roadways. Local transit should be provided by local buses, trams, and/or 
dial-a-ride. These services should connect to routes in surrounding communities as well 
as the regional systems. Carmel Mountain Road, El Camino Real, and 8tFeet "A" Vista 
Sorrento Parkway would provide the best routes for local transit within the Community . 
Transit stops should be considered in the design of streets serving the high-intensity 
uses-:-. and development proposals should design street lavouts that offer direct pedestrian 
connections to transit corridors . 

Future bus service on 1-5 should take into account riders going to and from the Sorrento 
Hills community. Increased frequency of bus service on 1-5 is supported by this plan as 
the community builds out. In particular, this Community Plan supports the potential 
future bus METRO express route (Route 960) which has been identified to serve the I-5 
corridor from Del Mar to downtown San Diego. The planning of transit facilities for 
Sorrento Hills must include the consideration ofRoute 960 as well as local transit feeder 
service. }Jew leeal seFViee h:es beeB ideBtified to eeBBeet to CB:ffilel Valley ftftd 8eFTeBto 
Valle;·, wh:ieh: 'tVOl:lld seFVe the westem h:alfofthe 8oFFeftte Hills eofftfftl:lftity.There is no 
existing or planned local transit service in this communitv due to funding shortfalls . 
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COMMT.JNIIY PLAN 

COMJrltJNITY LAND USE ELEMENTS Transportation 

COMMUNITY PEDESTRIAN, BICYCLE AND EQUESTRIAN ACCESS BI*E AND lls9E8 

TIU:t..N 8¥8+EM 

A bikeway network, consisting of bicycle paths and bicycle lanes; ftfttl-a pedestri­
an/jogging trail system, consisting primarily of paved sidewalks; and opportunities for 
an equestrian trail are is planned for the Sorrento Hills Community. These non­
motorized transportation facilities will provide an alternative to automobile travel as well 
as recreational opportunities. 

• Pedestrian Access. The planned pedestrian/jogging trail system is shown in Figure 
13, Community Trails System. The trails system is designed to provide access to 
open space areas, such as Cannel Valley and Los Pefiasquitos Canyon Preserve and 
provide a linkage of paved sidewalks and graded trails which integrates planned 
land uses. Proximate to the communitv activitv nodes (i.e., the Suf2Port Commer­
cial Center in the western part of the community, the Communitv Sports Park in the 
central portion of the community, the potential school site in the south-central 
portion of the communitv and the Torrev Hills Neighborhood Commercial Center 
in the eastern portion of the communitv). it is essential that pedestrian elements aid 
in linking land uses in a cohesive manner. A pedestrian access route/community 
trail connection should occur along the slope on the south side of Carmel Mountain 
Road. west of the SDG&E substation, connecting with the Communitv Sports Park. 
This trail will provide pedestrian access to the park for neighborhoods north of 
Carmel Mountain Road. A pedestrian access route/community trail should also be 
provided south of the SDG&E substation to provide a convenient direct pedestrian 
link between neighborhoods in the eastern part of the community with the 
Communitv Sports Park. 

Development of the community trail system should include resting areas (such as 
benches) and signage. Portions of the community trail system located in open space 
areas will require sensitive grading techniques which minimize impacts. This may 
involve switch backs or the incorporation of small walls which will minimize 
impacts to steep slopes. Trails should be a minimum of six feet in width and 
composed of decomposed granite or compacted earth. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ~~~ 
ew-~9/.CS.i!f': • 

7fY'IIUI;- W1ft/lWll- • 
~,.-. • • --------------------------------------------------------------· 
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COMMUNITY LAND USE ELEMENTS Transportation 

Sidewalks within the communi tv should be a minimum four feet in width and occur 
as nonconti£uous elements along Vista Sorrento Parkway. north of''B'' Street: and 
along "C'' Street. Along these streets, the travel-wav vvill be separated from the 
pedestrian by a minimum 4 ~foot landscaped parkwav. On the southern portion 
of Vista Sorrento Parkway. south of"B'' Street. a conti£uous sidew·aik will occur 
along the ea..o;;t side ofthe street. Contiguous sidewalks will also be provided on 
both the north and south side of Carmel Mountain Road. On local streets and cui­
de-sacs. sidewalks mav occur immediatelv adjacent to the street ln some areas . 
opportunities mav exist to limit paved sidewalks to one side of the local street (on 
single-loaded streets. for example) . 

• Bicrcle Access. The City of San Diego's Proposed Bikeways System shows a 
bikeway running through Sorrento Hills along Carmel Mountain Road and El 
Camino Real and along Street "A" Vista Sorrento Parkwav (see Figure 14, Bikeway 
Plan). There is also a bikeway running along Arroyo Sorrento Road between El 
Camino Real and Soledad Valley Road and Carmel Creek Road. A bikewav should 
also be provided along Street C and along the local street \'lihich provides direct 
access to the Community Sports Park. Bicycle facilities classifications are 
illustrated on Figure 15, Bicycle Facilities Classifications . 

EQUESTRIAN TRAIL 0PPORTlJNITIES 

Opportunities tor equestrian trails arc provided within the communitv to serve adjacent 
rural areas where horses may be kept and to provide an equestrian link between trails 
planned for Carmel Vallev. Los Penasquitos Canvon Preserve and Carmel Vallev 
Neii!hborhoods 8. 8A~ 88 and 10. As shown in Figure 13. Communi tv Trails Svstem. for 
Sorrento Hills. equestrian access will be available generallv east along the south side of 
Carmel Mountain Road and south along the west side of"C" Street then connectin2 east 
through the SDG&E easement to Los Pefiasquitos Canvon Preserve. lt is not the intent 
of this plan that pi'Opertv ovmers in the Son·ento Hills communitv be required to dedicate 
ri£ht-of-wav or construct and maintain equestrian trails. Private equestrian groups or the 
Citv mav purchase right-of-wav for the purpose of constructing and maintaining 
equestrian trails through Sonento Hills . 

-1'-R.ANSPORTlJ<TION DEJ\IAN"D MA:NAGEMENf £TDM) PROGRA:MS 

O·;er the emtrse of the last several years, there 'has eeeH tretHeHdotts etHp'hasis oH t'he 
itHpletHematioH of TDM plaHs and the applieatioH of trip JHitigatioH JHeasttres te Hew 
developmeHts. UHtil reeeHtly, 'he&"i)' emphasis v;as plaeed Ofl spreadiHg ·;ehieular kips 
to ease eoHgestiofl iH speeifie "'hot spots" duriHg the peak 'hours. While easiflg 
eoHgestioH is still apriority, the scope of eoHgestioH mitigatioH 'has e*J9aflded to inelttde 
air q~:tality measttres that Hot OHiy ease eoHgestiofl dttriHg the peak period, 6ttt redttee 
emissiofls afld remove the siHgle oee~:tpaHt •vehicle fFOm the FOad altogt*her . 

GeHcffilly, the TDM pFOgFttms iHCOJ'f}Orate a meHI:l of strategies fur 6oth the de'reloper 
aHcl f1:1ture teHaats te e'hoose from that seek to meet trip recl~:tetion, eoHgestioH 
management anel air q~:tality req~:tiremeflts. T'he TI».i progffim also inelucles iHeentive 
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CLASS I 
(Typical Location- open space) 

• • • • • • • • • • • • • Bicycle Path 
A completely separate right-of-way for • 
the exclusive use of non-motorized vehicles. e 

CLASS II 
(Typical Location - major street) 

Bicycle Lane 
A restricted right-of-way located on the 
paved road surface alongside the traffic 
lane nearest the curb, and identified by 
special signs, lane striping, and pavement 
markings. 

• • • • • • • • • • • • • 
CLASS Ill : 
(Typical Location - neighborhood stre~ 

Bicycle Route 
A shared right-of-way designated by signs 
only, with bicycle traffic sharing the roadway 
with motor vehicles. 

• • • • • • • • • • • • • • • • • • 
Figure 15 e 
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COMMUNITY LAND USE ELEMENTS Transportation 

eptieHs anel mftfketiHg Sft'ategies that will eHeeurage a shift frem siHgle occupant 
eemmutiHg to a ¥flfiety efeemmute altematiYes. The commute altemativ'es listed iH the 
pFOgfftm iHelude: CftfPOOliHg, YRHpooliHg, puelie tfftftSit, eicycliHg, teleeemmutiHg, 
walkiHg, fleJt time anel staggereel work hour ftffRHgemeHts . 

Laftd use types hfl"ie the poteHtial to reeluce siHgle occupMcy ¥ehiculftf trips through 
TOM progfftffls. TDM programs 'Nill ee de¥elopeel anel implemeHted Oft the project 
le¥el, iH aecorelaftce with the City's MuHicipal Code. The recommeHeled goals efthese 
TOM programs iHclude: 

1. Pt-o•lide ftfl iH:ft:as.tt:tieture for ·1ehiculftf trip reduetioH withiH the de·1eloJ3meHt which 
will malce TDM immediately accessiele for Hew teHftflts aHel.Jor their employees . 

2. Liflk cuFFCftt commute altemati·;e optioHs lecateel Beare;· with all fte·w ftftd existiHg 

3. Achie¥e ftftel maiHtaiH an anftual iHcrease iH the ft'ICFage ¥ehicle occUJ3flflC)' Fate 
(AVR) that is iH accord \vith the TDM oreliHftftee or regulatioH iH 13laee at that time . 

4. Achie¥e a mode SJ3lit that has eeeH outliHed ift the J3Foject specific TDM program . 

5. Aehie:;e a reductioH iH 13eak hour tfi13s that eomJ3lemeHts the tftfgets of HeigheoriHg 
eom13anies ftftel eleveloJ3meHt J3Fojeets . 

IHtJ3lemeHtatioH of the TDM Plan is a two J3FOHgeel RJ3J3FOReh, iH¥olYiHg ftft iHfofffiatioH 
ftflel eelucatioH J3FOgt"flffi, coupled with a d;'flamic mflfketiHg }3FOgfflffi to iHtroeluce the OH 
site commuter services and efteourage J3ftftici}3atieH iH the J3FOgfftm. Many TDM 
stffttegies hfl'le eee8 iaefttified that ·.vill affect commute eehfl"f'iOf, ·.vhile simultaHeously 
eomJ3lyiHg with Yflfious legislati¥e requiremeHts. These iHcluele: 

DEVELOPER 

• Commuter IHfofffiatioH Kiosks 
• Bus/Shuttle/VaHpool StagiHg Area lecateel at a ceHtrall;· locatedfa:ceessiele place 
• Bicycle Racks/Lockers 
• Sho\¥er/Locker Facilities 
• PrerereHtial ParkiHg Area for VftftJ3ools aHa CaFJ3ools 
• Limited PftfkiHg Let Access 
• TeHant AmeHities (shuttlefa:utomated teller maehiHes, etc.) 

• RieleshariHg (cRFpooliHW'IanJ300liHW'.valkiH~ieycliHg) J3Fogfftffis 
• EmergeHey Riele Home Program 
• Altemative Work Hour AffflHgemeHts (flex time/staggereel shifts) 
• TeleeommutiHg 
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• :&ieeMi¥e Pfflgpams (s1:1esi&y pregfllffl:s aBater eater metheas 'fe eBee~e 
riaesharirtg) 

• Perkirtg MMagemem 

PHASING 

The precise phasing of the circulation and infrastructure systems in Sorrento Hills is 
specifically identified in the Sorrento Hills Public Facilities Financing Plan. The 
Sorrento Hills Public Facilities Financing Plan was originally adopted September 22, 
1986. A revised Financing Plan was subsequently adopted on April II, 1990. An update 
of the Public Facilities Financing Plan has occurred in conjunction with approval of this 
amended Community Plan. Updating of the Public Facilities Financing Plan is required 
on a regular basis. 

Policies 

1. Participate in traffic and transportation studies for the North San Diego region to 
identify regional traffic problem areas and subsequent potential solutions. 

2. Incorporate into the SORRENTO HILLS COMMUNITY PLAN the improvements that are 
required for the Sorrento Hills area as a result of north San Diego traffic and 
transportation studies. 

3. Determine the required community roadway capacities to safely handle traffic 
generated as the Sorrento Hills community is built out. 

4. Require that all new developments provide adequate off-street parking for vehicles 
in all community projects to meet their parking demands on-site or in consolidated 
parking facilities within close proximity to their site. 

5. All streets designated as major streets and above should have Class II bicycle lanes .. 
with the exception of Vista Sorrento Parkwav. south of the Penasguitos Creek 
crossing. Along this portion of Vista Sorrento Parkwav. a Class III bike route 
should occur. Develop a system of bikeways and accompanying bicycle storage 
areas within the community, as shown in Figure 13, tying into the regional bicycle 
network. 

6. Promote alternatives to private vehicular travel, such as public transit and 
transportation demand management strategies, which can be integrated with the 
regional circulation network. 

7. Support the provision of secure park-and-ride facilities in the vicinity of access 
points to the major regional transportation facilities. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •• • • • • • • • • • • 
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II SoRRENTO HILLs 
CoMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS Transportation 

8. Pursue development of a transportation system including use of bus, shuttle service, 
park-and-ride, bicycles, etc., which will be coordinated with regional systems and 
with neighboring systems . 

9. Development of transportation facilities shall avoid unnecessary encroachment into 
environmentally sensitive areas . 

10. Pursue development of alternative transportation systems during the earliest stages 
of development to eliminate unnecessary traffic congestion and encourage the use 
of public transit and other transportation modes by future residents . 

11. Coordinate with MTDB to expand transit services to Sorrento Hills after the initial 
development is completed . 

.12.:. Provide the necessarv easements/rights-of-\:vay for the construction of equestrian 
trails bv a recognized equestrian group which will be responsible for the processing 
of necessarv environmental documentation. permits. constructing and maintain ine: 
the trails . 

I::IGHT Rl.,IL :fRA.""JSIT (I::RT) £IF FvNDED AND CONSTRUCTED) 

IJ.. Convenient pedestrian linkages shall be provided from community activitv nodes 
and adjacent land uses the Village CeHteF to the ifimsit faeility . 

.!..±:. Clearlv identifv pedestrian access points to adjacent open space areas . 

2. A aistiHetive ):'eEiestfiM ]:'182ft shettlEihe erefttea Vf'ithiH the Village CeHtef ·.vhieh 
eFieHts teviefa ttHS seF¥es the tfansit faeility . 

3. VisiteF eFieHtea eetBfflereial aetivities shettla he elusterea arettHEI the ):'eFiffletef ef 
the Village CeHtef ):'eEiestfittH ]:'la:m fep the eeH'/eHieHee ef eefflffltitefS . 

Transportation Design Guidelines 

ROADWAYS 

_l Carmel Mountain Road shall be constructed as a six-lane primarv arterial street 
from the I-5 interchange to El Camino Real. From Cannel Valley Neighborhood 
l 0/Sorrento Hills boundarv to Carmel Creek Road, Carmel Mountain Road shall 
be constructed as a four-lane major street, except for at the intersection of Carmel 
Mountain Road and Cannel Creek Road where a six-lane major street shall be 
provided . 

El Camino Real shall be constructed as a six-lane major street from Carmel 
Mountain Road to Route 56 . 
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3. Vista Sorrento Parkwav shall be constructed as a modified four-lane major street 
from Cam1el Mountain Road to Son·ento Va1lev Boulevard. 

4. Carmel Creek Road shall be constructed as a four-lane major street from Carmel 
Mountain Road into Carmel Vallev Neighborhood 8A. 

5. Torrev Hills •·c" Street shall be constructed as a two-lane collector street. At the 
intersection with Carmel Mountain Road. "C'' Street shall be constructed as a four­
lane collector street on the south leg and a two-lane collector street on the north leg 
of intersection into Carmel Valley Neighborhood 8A. 

6. Torrev Hills "A" Street and '•B" Street shall be constructed as four-lane collector 
streets between Vista Sorrento Parkway and "C" Street. 

7. Industrial collectors. residential streets and cuI-de-sacs are planned to serve various 
neighborhoods in the community. These shall be designed and built in accordance 
with City standards based upon the amount of traffic they are estimated to carrv and 
City street design standards. 

PEDESTRIAN WALKWAYS 

I . Pedestrian walks shall be fully integrated with the internal site vehicular circulation 
system to allow safe and convenient pedestrian traffic. Special emphasis shall be 
placed on providing safe pedestrian access through parking areas to building 
entrances. 

2. On-grade street crossings shall be developed in conjunction with major street 
crossings. Pedestrian crossings may be identified at signalized intersections 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
----------------------------------------------------------------· 
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COMMUNITY LAND USE ELEMENTS Transportation 

through special paving design upon approval by the City Engineer. Placement of 
any special paving shall conform to the City's Street Design Manual. 

3. Pedestrian walkways within all residential projects shall have a minimum width of 
four feet. 

4. Provide appropriate bus-stop facilities as future bus routes develop, and incorporate 
pedestrian-oriented design to access those facilities . 

5. Pedestrian mid-block crossings shall not be allowed across public rights-of-way 
unless traffic signals are provided or by approval of the City Engineer . 

6. Provide noncontiguous sidewalks with minimum 4Y2 foot wide parkways adjacent 

10 Vista Sorrento Parkwav. north of"B" Street and adjacent to"C' Street on both 
sides . 

PEDESTRIAN ACCESS AND COMMUNITY TRAIL SYSTEM 

1. Provide a community trail system linking open space and development in a manner 
which encourages bicyclists and pedestrians . 

2. Access to Los Pefiasquitos Canyon Preserve shall be limited to identified pedestrian 
trails and access points as shown in Figure 13 . 

3. Provide signagefor trails. Interpretive signage also is appropriate, particularly for 
trails which provide access into Los Pefiasquitos Canyon Preserve . 

EQl!ESTRIAN TRAIL SYSTEM 

Provide rights-of-wav as necessarv to allow for the construction of an equestrian 
trail in the general alignment shown on Figure 13. Commu11itv Trail Svstem . 

2. The design and construction of equestrian trails shall be in a manner acceptable to 
the Citv Emlineer. 

Developers in Sorrento Hills shall not be responsible for the processing of perm its, 
construction or maintenance of equestrian trails. These responsibilities shall lie 
>vith a recognized equestrian group capable and financiallv able to complete these 
tasks and which has a long-term commitment to the equestrian community in this 

Qillh 
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Transportation Element Action Plan 

TIMING 

Adopt I Within ' Within 
IMPLEMENTATION 

I I 
I ' with I s I 20 I I 

Plan I Years I Years. .. I I 

Construct a circulation system to I I 
I I 

serve the needs of the commu- ,/ 
I 

,/ ' ,/ I I 
I I 

nity. I ' 
Provide for bicycle and pedes- I I 

I I 
I I 

trian access throughout the com- I 
I 

munity and tying into the ,/ ,/ I ,/ 

regional bikeway and trails net-
work. 

Qe¥elep pMIE ftftEI fiEie lets at: 
stre.1iegie leeatieRs ReM I § 
... ,,.kieh Me ift1iegt~t1ieEI wi1ih Sftft ~ ~ ~ 
Qiege Trfmsi*'s ~eMiMI Ieee. 
fleRs.: 

Develop IDM programs which: 
I 

• Provide for preferential I 

parking for carpooling em-
ployees. 

• Provide vanpooling pro-
grams as part of develop-
ment projects. 

I • Provide ridesharing pro- ,/ ,/ 
I ./ 

grams for employees. ' I 
I 

Establish flextime 
I • pro- I 
I 

grams to provide for ad- I 
I 

justing individual work I 
I 

schedules. I 
I 
I 

• Establish staggered shifts 
I 
I 

to reduce travel demand I 
I 

during peak periods. I 
I 

Improve bus service and express ' ,/ ,/ I ,/ 
service. I 

I 

Coordinate with MIDB and ' I 
CalTrans, to insure inclusion I 

I 

and expansion, if feasible, of ,/ I ./ I ,/ I I 

fiXed route service corridors for I 
I 

bus service into Sorrento Hills. I 
I 

Expand public awareness of I 
,/ I ,/ ,/ 

available public transit. I 
I 

I 
Construct sun/rain shelters for I 

,/ I ./ ./ pedestrian and bus passengers. I 
I I 
I I 

RESPONSIBILITY 

Private/Cal Trans 

Private 

Pri•lat:eiCi*';I.CaiTr 
ens.~tTQB 

Private through re-
quirements ofPIDs/ 
IDMs 

City/MIDB 

Private developers/ 
City/CalTrans/San 
Diego Transit 

Private users, ten-
ants, City, MIDB 

Private developers/ 
MIDB/San Diego 
Transit 

Transportation 

SEE FOR 
FUNDING MORE 

DETAILS 

Private/ 
pgs. 65, 

PFFP/Cal-
67-68 

Trans 

pgs. 72-
Private 

76, 79 

Pfi¥elel 
Ce.ITrens 

pgs. 65, Private 77,78 

Public pgs. 71-
(SOT) 72 

pgs. 72, Public 79 

Private/ pg. 78 Public 

Private pg. 78 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
------------------------------------------------------------· 
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SORRENTO Hru.s 
COMMUNITY PLAN II COMMUNITY LAND USE ELEMENTS 

TIMING 

I : 

IMPLEMENTATION 
Adopt I Within ! Within 

I 
with I 5 I 20 I I 

Plan I Years I Years I I 

Allow for the nurchase of ri2ht- I I 
I I 

construction of an I I 
I I 

eguestrian trail connection to .t I I L I I 

Los Pefiasguitos Canvon Pre- I I 
I I 
I I serve. I I 

Construct maintain I I an I I 

to serve the lo- L I I L I I 

cal eauestrian communitv. I 
I 

Design and construct bikeways I 
I 

as part of the r · system I 

.t I .t .,/ 
that connects resi tial, indus- I 

I 

trial and commercial areas. I 
I 

I : 
Install bicycle storage facilities I 

at industrial/commercial sites I 

.t I .t I .t and at connection points to other I I 
I I 

transportation modes. I I 
I I 
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II SORRENTO Hru..s 
COMMUNlTY PLAN 

Open Space and Resource Management COMMUNITY LAND USE ELEMENTS 

Open Space and Resource Management Element 

Goals 

1. Preserve, protect, enhance and, where possible, restore all natural open space and 
sensitive resource areas including Los Pefiasquitos Canyon Preserve, coastal 
sandstone bluffs, and identified wildlife corridors. 

2. Prohibit encroachment and impacts of adjacent development, both private and 
public, on areas designated open space. 

3. Establish a bicycle/pedestrian path•l'f'a;· system which links open space areas. 

4. Provide opportunities for passive outdoor recreational e}'pefttiftities. 

5. Preserve areas of high resource value, and establish a management plan for the 
community environmental resources that will encourage environmentally sensitive 
development. 

6. Design projects to reflect the natural aspects of underlying landforms. 

seeeer ftfl:d sefteall) ia J'FeXimity te residefl:tial t1ses ftfl:d iaEIHsfl'iaiJ'ftf'ks. 

8. De't·elepmeat areas wi:tftia the m:t1lti fam:ily laad 1:1se desigaatieas shall iael1:1de 
}'Fi¥ate reeFea:tiea areas te seFVe resideftts efthe de·tele}'m:eat area. 

9. De¥elep a health el1:1e ia eeaj1:1aetiea with the Village Ceater mt~ki t1se area te 
eX}'aad fitftess e}'}'efttlaities fer resideats Md em}'le,.ees ia 8effeate Hills. 

Background 

OPEN SPACE 

Sorrento Hills is situated amidst expansive regionally significant open space areas. 
These include Carmel Valley to the north, the Los Pefiasquitos Canyon Preserve to the 
south, and Los Peiiasquitos Lagoon and Torrey Pines State Park to the west, across I-5 
(Figure 4). 

• Carmel Valley. Carmel Valley extends from I-5 through the Carmel Valley 
Community Plan Area. The majority of this resource is outside the limits of the 
Sorrento Hills Community with the exception of a wetland area in the northwest 
corner of the community. Although portions of Carmel Valley are planned for 
development, the recently adopted Carmel Valley Restoration and Enhancement 
Plan will provide for an expansive riparian corridor and open space system. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ----------------------------------------------------------------. 
85 • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

1 COMMUNITY PLAN II 
SORRENTO HilLS 

---
COMMUNITY LAND USE ELEMENTS Open Space and Resource Management 

• Los Peiiasquitos Canyon Preserve. Los Pefiasquitos Canyon Preserve, located 
south ofthe community, encompasses more than 1,800 acres. A Master Plan is 
under preparation which will identify appropriate uses within the preserve . 
Anticipated uses will include passive interpretive uses such as the Ruiz Adobe and 
environmental study areas . 

• Los Peiiasquitos Lagoon. Los Penasquitos Lagoon is one of the few remaining 
tidal estuaries in Southern California. The Lagoon and associated upland serves as 
a major stopping point for migratory birds, and also has a large resident bird 
population . 

• Torrey Pines State Park. Torrey Pines State Park and the Torrey Pines State 
Reserve Extension stretch from the City of Del Mar to the University Community 
in the City of San Diego. This State resource provides hiking and picnicking 
opportunities as well as interpretive hikes conducted by State Park Rangers . 

RESOURCE ZONING REGULATIONS 

The City of San Diego has adopted several policies and ordinances directed at protecting 
important resources and ensuring sensitive development. For Sorrento Hills, the 
applicable City ordinances include the Resource Protection Ordinance and the Hillside 
Review Ordinance . 

• Resource Protection Ordinance. On February 19, 1991, the City Council adopted 
the Resource Protection Ordinance which regulates development in areas of the 
City which have been identified as "sensitive" and in need of protection. These 
areas include floodways and floodplains, hillside areas of25 percent slope or great­
er as identified by the City's existing Hillside Overlay Zone, wetlands and wetland 
buffer areas, biologically sensitive areas and areas of significant prehistoric and 
historic sites and resources. Paragraph 'E' of the Resource Protection Ordinance 
(RPO) addresses projects which have been excluded from the requirements ofRPO . 
Included within the exclusions is the Park Trade property . 

"4. Sorrento Hills 

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. " 

Additionally, the Development Agreement approved for Sorrento Hills states that 
RPO shall not apply to: 

·~-- any change in grading necessary in order to achieve the 
reasonable and integrated public improvements for... "the Park 
Trade Property". " 
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COMMUNITY LAND USE ELEMENTS Open Space and Resource Management 

• Hillside Review Overlay Zone. The Hillside Review Overlay Zone establishes 
development regulations for hillsides of25 percent or greater slope and requires an 
HR Permit. HR Permits have been secured for portions of the community. In other 
areas, HR findings will need to be made in conjunction with Planned Development 
Permits. 

BIOLOGICALLY SENSITIVE HABITATS 

Biologically sensitive habitats have been identified in the SORRENTO HILLS COMMUNITY 

PLAN area (Fig-et'e e). These include areas where there is a high concentration of 
sensitive plant species (such as the sandstone bluffs in the northern portion of the 
community), wetlands occurring in the northern portion of the community and coastal 
sage scrub vegetation, which is dispersed throughout the community. Coastal sage scrub 
provides habitat for the coastal California gnatcatcher, a sensitive avian species listed as 
"Threatened" by the Federal government. Development in the community will require 
site-specific biological surveys of sensitive habitat and appropriate mitigation measures 
for ttft&veieaele identified impacts. 

CULTURAL RESOURCES 

When the community plan area was surveyed for the presence of archaeological 
resources in conjunction with approval ofthe 1983 community plan, several sites had 
been encountered. These sites were found not to be "important"; data recovery was 
conducted and determined adequate for mitigation resource loss. 

PALEONTOLOGICAL. RESOURCES 

The community plan area is underlain by geologic formations which can yield important 
fossil resources. These include Ardath Shale, Scripps, Bay Point and Torrey Sandstone. 
Construction and grading activities in Sorrento Hills where these formations occur will 
need to be monitored by a qualified paleontologist according the requirements of the 
community plan EIR and the City's Environmental Analysis Section. 

LANDFORM RESOURCES 

The Sorrento Hills Community is characterized by varying topography. A flat floodplain 
in the northern reaches of the community is demarcated by eroded sandstone bluffs. 
Further into the community, mesa tops incised by years of natural runoff and drainage 
have created a prominent canyon and ridge line landform. The southern portion of the 
community transitions from mesa tops and canyon/ridgeline terrain into the broad Los 
Peftasquitos Canyon. Mflftfftaee fEeatures, such as manufactured slopes along 1-5 and 
the level pad of the SDG&E substation, are indicative of urban int1uences in the area and 
add to the variety of landforms which must be considered in developing the community. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
-----------------------------------------------------------· 

87 • • • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
~· • • • • • • • • • • • • • • • • • 

II SORRENTO Hius 
COMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS 

BLUFFS 

Open Space and Resource Management 

There also exists aesthetically significant bluff escarpments on the eastern portion of the 
CB:ffflel Valley Torrev Reserve commercial parcel. The plan preserves the escarpments 
and the plant species that exist there . 

GEOLOGICAL RESOURCES AND POTENTIAL FOR EROSION 

Most of the Sorrento Hills Community is relatively free of major geologic hazards. The 
only geologic hazard which has been preliminarily identified for the community is a 
north-east-trending fault on the CB:fffiel Valley Torrev Reserve commercial parcel. The 
fault was drawn from field mapping and linear features observed on topographic maps 
and photographs; its existence would have to be confirmed through trenching or other 
means of subsurface exploration. Past studies of faults having similar trends as the one 
found on site classify those faults as "inactive" and have not proved to be a hazard to 
development. However, the relative activity of the fault on site has not been docu­
mented, and should be verified in future study . 

Underlying geologic and soil structures are susceptible to varying degrees of erosion 
potential. Limiting erosion and minimizing sediment transport is essential for the 
protection of sensitive on site and downstream biological resources . 

Specific Proposals 

The open space land use consumes the largest part of the SORRENTO HILLS COMMUNITY 

PLAN, providing approximately 283 ~acres of open space, as shown in Figure 16, 
Open Space Map. These areas are discussed below . 

SENSITIVE HABITATS I PLANT SPECIES 

The extreme northwest comer of the planning area is designated open space to provide 
for the protection of sensitive wetland habitat. At one time, this area existed as part of 
a much larger habitat that extended eastward into Carmel Valley. Fed by Carmel Creek, 
this wetland area is dominated by willow trees and functions as an important natural 
filter for sediment carried by Carmel Creek. This area is protected by the plan through 
an open space designation. The southern boundary of this area is coterminous with the 
Carmel Valley Restoration and Enhancement Plan now under construction . 

Sensitive plant species have been identified in the community. Development proposals 
within the community plan area will require project-specific biology surveys. When 
sensitive plant species could be adversely affected, applicants shall be required to 
contract with the California Native Plant Society or other comparable agency or 
representative to salvage any sensitive plants in the areas proposed for grading and 
transplant them in an appropriate location, preferably in open space areas within the 
community, as feasible . 

88 



Open Space Map 

SORRENTO HILLS 
CO~ITYPLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La J!).lla, CA 92037 

! 

\75 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ,''·;· 

• • • • • • • • • • • • • • • • • Rgure 16· . e 
• • • 



• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 

LEGEND 

m OpenSpace 

Open Space Map 

SORRENTO HILLS 
COMMUNITY PLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 

89 

. ~ '\ ' ' f' 

Figure 16 



II 
SORRENTO HILLs 
COMMUNriY PLAN 

Open Space and Resource Management COMMUNITY LAND USE ELEMENTS 

SANDSTONE BLUFFS 

Sandstone bluff escarpments occur in the northeast portion of the community east ofEl 
Camino Real. These bluffs and surrounding natural slopes are designated as environ~ 
mentally sensitive and placed in open space for preservation. This area also contains 
plant species identified as sensitive by the California Native Plant Society. 

INTERNAL AND PERIMETER SLOPES 

The majority of open space areas in the community are designated as such due to steep 
hillsides, the presence of native vegetation and land use transitions. Most of this area is 
along the southern and eastern border of the community. The adjacent land use is tft:e 
Los Peftasquitos Canyon Preserve, and these open space slopes provide a natural setback 
for development within Sorrento Hills. Another important perimeter open space area 
occurs along the western border of the community adjacent to I~5. This area includes 
natural and manufactured slopes which provide a buffer between I-5 and the community. 
Internal open space slopes in the north central portion of the community protect steep 
hillsides which provide vertical separation between iHElttsui:al BflEl residential land uses. 
An internal open space area is also provided along the south side of Carmel Mountain 
Road. In this area, the natural landfonn provides a natural backdrop to industrial and 
residential development and has been placed in open space for protection. 

PEDESTRIAN ACCESS AND TRAILS 

A system ofpathways and trails, comprised primarilv of paved sidewalks. is planned for 
the community to provide linkage from development areas to and through open space 
areas within this trail system and should also provide connections to adjacent open space 
resources. Access points into open space areas shall be limited in an effort to control 
human intrusion into sensitive environmental areas within the Los Peftasquitos Canyon 
Preserve. The community trails system is shown in Figure 13 and described in the 
Transportation Element of this Plan. 

Open Space and Resource Management Design Guidelines 

DEVELOPMENT OF STEEP SLOPES AND BLUFFS 

1. There shall be no grading or development on the bluffs. 

2. In areas adjacent to Los Peftasquitos Canyon Preserve, building roof lines should 
slope in a manner which complements the contours of the natural mesa edge 
landfonn. Individual building stories may be staggered contiguous to the mesa 
edge so as to minimize views of structures from the canyon bottom. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ---------------------------------------------------------· 
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3. When buildings and landscaping are introduced that can be viewed in the context 
of the bluffs, form, color and texture should be controlled so that development 
blends into the foreground and does not visually detract from the bluffs . 

4. All graded slopes require the preparation of a comprehensive landscape and 
irrigation plan to provide for rapid stabilization of slope areas . 

5. There should be close phasing of grading operations, slope erosion control and 
building construction to reduce the period when bare slopes are susceptible to 
erosion . 

6. Individual projects should be designed to preserve natural topography, unique 
geologic formations and native vegetation to the fullest extent possible . 

7. The height of cut and fill slopes should be minimized whenever possible. Contour 
grading techniques should be used to reduce visual effects of manufactured slopes . 

8. Slope gradients on slopes greater than ten feet in height shall not be steeper than 
2:1. 

9. Permanent energy dissipators and settlement/catchment basins shall be constructed, 
with a provision for regular, long-term maintenance . 

I 0. Erosion control devices shall be employed to ensure on-site entrapment of silt 
during construction . 

II. Natural slopes containing native vegetation with a gradient of 25% or greater 
remaining undisturbed as a result of the hillside review process shall be placed in 
a permanent open space easement or deed restriction as a condition of development 
approval. The purpose of the open space designation shall be to protect native 
vegetation and visual resources of importance to the entire community . 

DEVELOPMENT IN AND ADJACENT TO WETLANDS 

1. Development in areas of mapped or identified wetlands shall be in accord with the 
City's Resource Protection Ordinance . 

2. Permitted uses within the northern portion of the community shall be limited to 
aquaculture, wetlands-related scientific research and wetlands-related educational 
uses; wetland restoration projects; and essential public service projects . 

3. Buffers shall be required around wetlands and shall be a minimum of 100 feet in 
width, unless otherwise determined through site-specific biological investigations 
and agreement with the City's environmental staff, the California Department of 
Fish and Game and the U.S. Fish and Wildlife Service . 
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4. Permitted uses in wetland buffer areas shall be those allowed in wetland areas as 
defined above; passive recreational uses, access paths and public viewpoints, 
provided that all necessary mitigation measures are incorporated to protect the 
wetland; and any improvements necessary to protect wetlands. 

5. All buildings or other improvements proposed adjacent to a wetland shall be 
located so as not to contribute to increased sediment loading of the wetland, 
disturbance to its habitat value, or otherwise impair the functional capacity of the 
wetland. 

DEVELOPMENT IN AREAS OF SENSITIVE VEGETATION 

I. Development in areas of sensitive vegetation, such as coastal sage scrub, shall be 
in accord with the City's Resource Protection Ordinance as appropriate. 

2. Encroachments into areas of sensitive vegetation shall be as defined in the Resource 
Protection Ordinance. where it applies. 

3. In addition, to the extent applicable, all new development within the coastal zone 
shall be designed to be consistent with multi-species and multi-habitat preservation 
goals and requirements as established in the statewide Natural Communities 
Conservation Planning (NCCP) Program, shall comply with the City of San Diego 
MSCP Interim Habitat Loss Permit Process, or shall obtain an incidental take 
permit under Section 4d, Section 7 or Section lOa ofthe Endangered Species Act 
related to the California Gnatcatcher. Compliance with these goals and require­
ments shall be implemented in consultation with the United States Fish and Wildlife 
Service and California Department of Fish and Game. 

DEVELOPMENT OF PEDESTRIAN ACCESS AND COMMUNITY TRAIL SYSTEM 

I. A community trail system. comprised primarilv of paved sidewalks. shall be 
developed as described in the Transportation Element of this Plan. 

2. Trails and sidewalks within the community shall connect to planned trails in Los 
Pefiasquitos Canyon Preserve at identified locations. 

3. Access into Los Pefiasquitos Canyon Preserve shall be clearly identified and limited 
to those points shown in Figure 13. Access from other areas of the community into 
the park shall be restricted. 

4. Trail directory signs shall be placed throughout the community identifying the trail 
system and access points. 

GRADING AND EROSION CONTROLS 

1. Erosion control measures will be incorporated where runoff is concentrated due to 
development. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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2. The existence of faults should be confirmed through trenching or other means of 
subsurface exploration . 

3. Development guidelines shall be implemented as defined in the City's HR 
Guidelines and those presented in the Community Design Guidelines Element of 
this plan . 

4. Detention basins shall be constructed to control rainfall runoff under ultimate 
development conditions. Detention basins will not be permitted in City fee-owned 
open spaces . 

5. Sediment and runoff shall be controlled during construction by limiting grading 
activities and by vegetation of construction slopes. In addition, detention or 
desilting basins should be located downstream of construction activities to serve as 
back-up control. 

6. New development should assure stability and structural integrity, and neither create 
nor contribute significantly to erosion, geologic instability, or destruction of the site 
or surrounding area . 

7. All graded slopes shall be stabilized prior to the rainy season by means of 
vegetation or other suitable means. The use of vegetation as a means to control site 
erosion shall be accomplished pursuant to plans and specifications prepared by a 
licensed landscape architect. Erosion control by vegetation may include, but it is 
not limited to, seeding, mulching, fertilization and irrigation with an appropriate 
lead time to November 15, as necessary to provide adequate landscape coverage . 

8. With new developments, provisions shall be made for maintenance and repair of 
required runoff and erosion control facilities as well as for the maintenance and 
repair of any irrigation systems . 

Policies 

I. When appropriate, include restoration and enhancement measures as conditions of 
approval for all development proposed adjacent to open space areas . 

2. Actual development proposals should ensure dedication of open space areas 
through the Tentative Map and Planned Development Permit process . 

3. Provide a system of pathways and trails. comprised primarilv of paved sidewalks, 
throughout Sorrento Hills to access open space areas. Ensure development of this 
system through the permit process . 

93 



II SORRENTO Hius 
COMMUNITY PLAN 

COMMUNITY LAND USE ELEMENTS Open Space and Resource Management 

Open Space and Resource Element Action Plan 

TIMING 

IMPLEMENTING Adopt 
I 

Within 
I 

Within 
SEE FOR. 

I I 
REsPONSIBILITY FuNDING MORE I I 

ACTION with I 5 I 20 I I DETAILS 
Plan I Years I Years f I 

Preserve, protect, enhance and I I 
I I Private developer, restore open space areas identi- ./ I ./ I ./ Private pg.85 I I City fied for the community. I I 
I I 

Provide a Qedestrian access and I I 
I I pgs. 85, trail system which links open ./ I ./ I ./ Private developer Private I I 90, 92,93 space areas. I I 
I I 

Limit access into Los Peiias- I I 
I I 

quitos Canyon Preserve through I I 
I I 

identified access points and I I Private developer/ pgs.90, ./ I ./ I ./ Private trails which connect with the I public 92 I 

trail system planned for the I 
I 

preserve. I 
I 

Pfe'liie aeti¥e reereatieael I 
I 

eppertliaities far the eeffiffltlftity I 

~ ~ I .I- Pfi·~e~ eer1ele)!er PMete threttgh de·,elepmettt ef J!Mk I 
I 

feeilities. I 
I 
! 

Pre'lide e: he&kh elt1e withia the 
:v:me:ge ~~~ te eMJ~Me fltft~ss ~ 

I 
~ Pri•.•e:fe ee¥eleper PMete 

Prohibit grading and develop-
./ ./ ./ City N/A pgs. 87, 

ment of sandstone bluffs and 88,90 
wetland areas. 

Provide comprehensive land-
I pgs. 90, scape plan for rapid stabilization ./ ./ I ./ Private developer Private 

of graded slopes adjacent to I 93 I 

open space areas. I 
I I 

Install erosion control measures I i 
I I 

to avoid an increase in runoff I I pgs. 90, 
./ I ./ I ./ Private developer Private 

and sediment into open space I I 91,93 I I 
I I resources. I I 

Provide buffers around sensitive I I pgs. 88, 
./ I ./ I ./ Private developer Private 

biological resources. I I 91,92 I I 

• . , 
• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • ---------------------------------------------------------· 
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Community Facilities 

Goals 

I. Provide the necessary infrastructure and services suitable to the needs of the land 
uses planned for Sorrento Hills . 

2. Maximize accessibility to community facilities for all members of the community . 

3. Ensure that community facilities are designed to minimize adverse impacts to 
environmentally sensitive resources . 

4. Update the Sorrento Hills Public Facilities Financing Plan on an annual basis . 

5. Develop a miHitHHfft 10 aeFe HeigheoFheoEI P12ark facilities designed and sized to 
serve whieh ~FoviEies active and passive park requirements for faeilities to 
residents in Sorrento Hills eom~lemeHt faeilities ~lftHHeEI as ~art of the ~ark 
~rogrem: iH the eomfftHHity. It is anticipated that the size of the park will be about 
16 acres. Actual park development should be population based. applyin£ 
population parameters acceptable to the Citv Parks and Recreation Department and 
based on anticipated build-out of the communitv. A portion of the Communitv 
Sports Park mav include a public recreation building facilitv operated bv the Citv 
or vouth club organization (such as YMCA or Bovs/Girls Club) . 

6. Include areas of public open space which provide for active sports plav (such as 
soccer and softball) in proximitv to residential uses and industrial parks . 

Development areas within the Medium-Low density residential land use designa­
tions shall include private recreation areas to serve residents of the development 
area. Combining smaller recreation areas which mav occur in adjoining residential 
projects into one larger amenitv serving both adjacent projects is encouraged . 

Background 

Community facilities and services are life support systems; they can be defined as aU the 
opportunities, services and programs that people use in the everyday pursuit of their 
lives. They include park and recreation facilities, schools, libraries, water and sewer 
services, and police and fire protection. Community facilities applicable to the Sorrento 
Hills Community are shown in Figure 17, Sorrento Hills Community Facilities Map . 
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Specific Proposals 

PARKS AND RECREATIONAL OPPORTUNITIES 

Several off-site parks will be accessible to the residents of the Sorrento Hills community. 
As shown in Figure 18. Surrounding- Community Facilities-¥!-, Sorrento Hills is located 
close to three major regional park systems. The first is the approximately 1,800-acre Los 
Peiiasquitos Canyon Regional Park Preserve immediately to the south. The second is the 
Torrey Pines Municipal Golf Course and City Park encompassing over 500 acres that lie 
across Interstate 5 to the west. The third is the Torrey Pines State Park and Peiiasquitos 
Lagoon that includes over 1,000 acres of active recreation, passive recreation, and eco­
logical preserve. In addition, there is a 20-acre community park and two neighbor­
hood/school parks proposed for development in Carmel Valley, directly adjacent to the 
Sorrento Hills community. 

In addition to these regional facilities, park facilities are planned within Sorrento Hills 
to serve residents and workers in the communitv. The Sorrento Hills Community Sports 
Park is located in the central portion of the community west of the SDG&E substation. 
Planned as an approximate 14-acre facility. it will provide for active plav areas to 
accommodate little league and soccer and courts for tennis and basketball. Passive plav 
areas in the form ofturfareas and tot lots/plav gvms will also contain picnic tables and 
benches. (Actual park development should be population based. applving population 
parameters acceptable to the Citv Parks and Recreation Department and based on 
anticipated build-out of the community.) The Communitv Sports Park also provides for 
the incorporation of a recreational building. This facility should provide opportunities 
of recreational activities and mav include space for public meetings and groups. rooms 
for aerobic exercise and indoor sports. and indoor g;m space. Enhanced with an internal 
pedestrian sidewalk/trail connecting to the communitv trail system. the Communitv 
S'ports Park will serve a wide range of recreation needs for the community. 

Health Chte, J3ltttuteelas 13aft oftke Villfl!e CeffieF, ana a 19 aeFe 13afk J3hmHeEI west of 
tke SDG&E Sttestatioft vt'ill seFVe FesiEleB:ts of SoFFeffio llills. These faeilities life 

EleseFieeEI eelow, lifta tfieif loeatiofts SftOVIft ift FigeFe 18, 88f"fAelft8 Hills 112tH4 tBtti 

Reef"etttiBn Paeilities. 

• Hettlth CJrth. IfteOFJ30flitioft of a kealth elt1e FeeFeatioB:al faeility, iftto the Village 
Ceffief ttFea of die eOfftffittftity, SftOttlEI ee J3fO'tiEleEI at die Ele•;eloJ3ffteftt s~e. This 
faeility skot~lel iHelttele a fftHt of FeeFeatioB:al OJ3J30f'ttiftities siffiilllf to diose fotJB:a ift 
eoB:tefftJ30FiifY iHElHstFialfetJsiB:ess settiB:gs Sttek as lift ath:letie eltte, J31if eottFse, ffteEJtteteall 
Of teftftiS. 

• l'leighhBJ•i'lBati 112tH4. A 19 aeFe eoffiffittftity J3afk is J3lllftfteel '+Vidiift die Ta1w:y 
Reser¥e Heights J3Fojeet, jttst west of the SDG&E sttestatioft. This J31ifk is iB:teB:EleEI to 
eefftJ3leffteftt siffiilllf ttses J3lanHeEI fop die eofftffttlftity. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • e' 
• • • • • ---------------------------------------------------------. 
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Development of multi-family residential areas in the south central portion of the 
community (FB1"1"t!Y Re3el";e Heights) will include active private recreational opportuni­
ties. Also, passive park uses planned for the community will complement the natural 
features ofthe adjacent Los Pefiasquitos Canyon Preserve by trail linkages from within 
the community to the canyon rim (see Figure 13). 

SCHOOLS 

Public schools within the project vicinity are administered by the Del Mar Union 
Elementary School District and the San Dieguito Union High School District. Several 
new schools planned within the two school districts are located in Carmel Valley, 
adjacent to Sorrento Hills. The proposed school facilities located within a three-mile 
distance of the residential development in Sorrento Hills include three elementary 
schools, one junior high school, and one high school. Please see Figure 18 for the loca­
tion of nearby schools. 

Additionallv. an optional school site is provided in the Sorrento Hills community. This 
optional designation has been placed on ten acres located in the southem portion ofthe 
Torrev Vista neighborhood. bounded bv "C" Street on the west and '·B" street to the 
south. If the school district chooses to construct an elementary school at this location. 
elementarv s&hool-age residents of the community wtH could attend this ~chools. 
The optional Sorrento Hills elementarv school site is convenientlY located to serve 
surrounding residential neighborhoods and is sized to allow for joint-use of park land 
which will provide for additional active play areas and passive recreational opportunities 
in the communitv. The amount of middle/junior and high school children generated by 
the residential ttHits ~Fef3eseEl feF development in Sorrento Hills do not warrant the 
construction of additional middle/junior or high school facilities within the community 
itself. Middle/junior and high school age children will attend schools in adjacent 
communities. 

LIBRARIES 

The Sorrento Hills community will be served by the recently completed public library 
located in the Carmel Valley community at the comer ofTownsgate Drive and Kelford 
Drive. 

FIRE PROTECTION 

The San Diego Fire Department provides fire protection to the project vicinity, and 
service costs will be provided on a "fair-share" basis as established in the Sorrento Hills 
Public Facilities Financing Plan, adopted September 22, 1986 and the revised Plan 
adopted April 11, 1990. Fire Station No. 41 is located in Sorrento Valley at the 
intersection of Scranton Road and Carroll Canyon Road. Station 24, located at the 
intersection of Del Mar Heights Road and Carmel Country Road is the closest fire station 
to the northern portion of the community and will also provide fire protection to the 
community. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • 
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POLICE PROTECTION 

Police protection in the project area is provided by the City of San Diego. The area is 
presently served by the Northern Division of the San Diego Police Department located 
at 4275 Eastgate Mall in University City. Although the site has not yet been selected, 
a new station is planned for construction in the Carmel Valley community north of the 
Sorrento Hills community . 

WATER AND SEWER 

The EleYeleJlmeHt vt'ill e*:teHEl the master fllB:HHed wa:terliHes fmm the Sef'ftmte Ya:Hey 
iHEiHstria:l a:rea: te the ea:st eeHHEia:ry efthe eemfHHHity JllB:H. Sewer faeilities a:lse exist 
·.vest ef lHtersta:te 5 tha:t eB:H seF¥iee EieYeleJlmeHt iH Sef'feHte Hills. Water a:Hd sewer 
stt~dies fer SeFFeHte Hills ha:s eeeH JlreJla:red iH eeHjHHetieH with this HJlSa:te ef the 
Cemffittftity PlB:H. Water improvements necessarv to serve development in Sorrento Hills 
are located within and adjacent to the communitv. Facilities have been installed in 
Carmel Mountain Road between Sorrento Vallev Road and El Camino Real. and in El 
Camino Real from Cannel Mountain Road to Carmel Vallev Road. These improvements 
consist of a 30" waterline (The Green Valley Waterline), and two 16'' waterlines. The 
Sorrento Vallev area south of Sorrento If ills receives potable water via the 30'' Green 
Valley Waterline, the 24" Soledad Vallev Pipeline. and through a 12" and 16'" waterline 
in Sorrento Vallev Road. Carmel Vallev Neighborhoods to the north receive potable 
water from the Miramar Rancho Bernardo and Del Mar waterlines, and the recentlv 
completed 30'' Green Vallev Waterline. Connections to these systems will be 
constructed within public and private streets in accordance \Vith project approvals as 
development occurs i-n the communitv . 

UTILITIES 

Gas and electric power is provided to the project area by the San Diego Gas and Electric 
Company (SDG&E). Distribution lines for gas and electricity serving the Sorrento Hills 
community will be extended from existing facilities located a:t the Jlerimeter ef Sef'feftte 
Valley IHEiHstfia:l Park in Carmel Mountain Road and El Camino Real. All distribution 
lines will be sited underground, where feasible, to prevent visual impact to the 
Community . 

An SDG&E electricity substation and associated transmission easements are located 
within Sorrento Hills. Design guidelines for these facilities are proposed in Section V, 
Community Design Guidelines . 

SOLID WASTE DISPOSAL 

The City of San Diego is responsible for solid waste disposal in the development area . 
Solid waste is collected and transported to the Miramar Landfill, which has sufficient 
capacity to serve the area . 
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There is an existin~ 18-inch Son·ento Hi1ls Trunk Sewer in Cannel Mountain Road from 
Soi1'ento Hills Boulevard to El Camino Real and in El Camino Real from Cannel 
Mountain Road to Cannel Vallev Road which will serve development in Sorrento Hills. 
The Sorrento Hills Trunk Sewer outlets into the Carmel Valley Trunk Sewer and the 33-
inch tnmk sewer line located west of 1-5 in Sorrento Valley. These sewage flows are 
pumped by lift stations 64 & 65 and eventually flow into the Point Lorna Treatment 
Facilitv. Pump Station 65 is currentlv in the process ofbeing upgraded and relocated 
with completion scheduled for the near future. On-site sewer improvements will be 
constructed within public and private streets right-of-wav to connect with existing 
facilities in accordance with project approvals as development occurs in the community. 

Policies 

1. Provide an adequate level of community services that will be phased in concert 
eerresfJetuleftee with development. 

2. Ensure that adequate utility services and infrastructure are expanded and phased in 
accordance with community development. 

3. Encourage the use of design features that support the concept of fire protection 
within the community. These features should include the use of fire resistant 
building materials and plant materials can be utilized to reduce fire hazards~ 
particularly in areas adjacent to natural open space. Install interior sprinkler 
systems and exterior irrigations systems to help control fires and minimize damage 
should one occur. 

4. Design streets to accommodate fire equipment and emergency access, as well as 
provide an adequate number of fire hydrants. 

5. Encourage crime prevention within the community plan area by using neighbor­
hood watch groups, providing adequate lighting along streets and in parking lots 
(no less than two-foot candle power), locating parking near destinations, and 
limiting the heights of fences and vegetation to allow visibility. It should be 
emphasized that the Neighborhood Watch Program is not a service of the San 
Diego Police Department, and must be initiated by a citizen group. 

6. Ensure that adequate educational facilities are available and sufficient to meet the 
needs and demands of new development. If necessary to fully mitigate impacts on 
school districts, and subject to applicable laws, specific financing plans and/or 
special districts may be established to provide adequate funding for school 
facilities. Special community facility districts may include but are not limited to the 
Mello-Roos Community Facility Act of 1982. 

• • • • • • • • • • • • • • • • • • • • • • • • • • • • •· • • • • • • • • • • • • • • • • • • • • ------------------------------------------------------------· 
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7. Ensure that active and passive recreational needs are met through the provision of 
a communitv Heigheorhood park, health ehte, private recreational facilities and 
internal trail system . 

8. Minimize potential impacts to Pefiasquitos Lagoon by providing drainage facilities 
to control runoff, erosion, and sedimentation . 

9. Encourage the design of utility facilities which are aesthetically and environmen­
taUy sensitive. This includes, to the degree financially feasible, locating utility lines 
of 69 KV and below, underground, and screening large, concrete-lined drainage 
channels and the SDG&E substation facilities . 

10. Establish special districts, homeowners associations, or other mechanisms to 
provide the means for maintenance and repair of required irrigation systems. To 
accomplish this, required runoff control facilities will be located in public rights-of­
way or easements and will be maintained by the City of San Diego . 

11. Update the Sorrento Hills Public Facilities Financing Plan on an annual basis . 

12. The land uses should be as compatible as possible with existing utility uses that 
occupy the site . 

13. Do not locate noise sensitive uses within the noise impact zone of the SDG&E 
substation or the transmission rights-of-way . 

14. Uses adjacent to· and within utility rights-of-way should not hamper the reliability 
of these services nor the ability to gain access and maintain them . 

15. The planning and grading concepts should not adversely affect the functions of the 
SDG&E easements or the ability to maintain them . 

16. A void unnecessary and expensive relocations of facilities . 

17. Views should be oriented so that the existing rights-of-way will not be a negative 
visual impact. 

18. Local heliports (if any are proposed at the project level) should be located so that 
the existing utility facilities will not have a negative impact on aerial navigation . 
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Community Facilities Element Action Plan 

TIMING 

IMPLEMENTING Adopt Within Within 
ACTION with 5 20 

Plan Years Years 

Provide necessary infrastructure .,/ .,/ .,/ to serve the communi . 

Provide a health club within the 
C?mmunity srmrt~ Park §rs;a .,/ .,/ .,/ 

Provide a -tQ..acre aeigaeerheea 
.,/ .,/ ~ commynity snorts 12ark to 

tnclude active uses. 

Provide private recreation centers 
in areas within me-Torrey Hills 
aesef'\'e Height5 PRD to serve 
residents. 

Extend water and sewer lines into .,/ .,/ .,/ 
communi 

Develofc crime prevention pro-
ams or the communi . 

.,/ .,/ .,/ 

Underground utilities whenever 
ssible. 

.,/ .,/ .,/ 

Establish maintenance responsi-
bilities for the community. 

.,/ .,/ .,/ 

Update the Public Facilities Fin-
.,/ Annually ancing Plan for the community 

on an annual basis. 

i.. {_ 

RF3PONSmiLITY 

Private developer, 
Ci 

Private developer 

Private developer 

Private developer 

Private developer 

Private developer/ 
communi 

Private developer 

Private/City 

Private 
City 

developer/ 

Private/applicant 

Community Facilities 

SEE FOR 
FUNDING MORE 

DETAILS 

Private/ pgs. 95, 
FBA 101 

Private pg.95 

pgs. 95, Private 97-99 

Private p5s. 99, 
1 2 

Private pg. 100 

Private/ pss. 100. 
communit 1 1 

Private pg.102 

Private/ 
Special 
District 

pg. 102 

Private/ pgs. 95, 
FBA 102 

Private p2. 100 applis;ant 
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COMMUNITY DESIGN ELEMENT 

These Community Design Guidelines establish general design guidelines that apply to 
conditions that occur throughout the SORRENTO HILLS COMMUNITY PLAN Area (such as 
slopes), as well as to unique one-of-a-kind conditions (such as the bluff escarpments) 
that require special design considerations. The design guidelines for the entire 
community have been developed to take advantage ofthe site opportunities offered by 
the varying topography, ocean views, and Los Pefiasquitos Canyon Preserve. At the 
same time, these guidelines also mitigate the impacts of the development to adjacent 
sensitive areas. Although reference is not specifical1y made throughout this Section, the 
following guidelines have been considered and included as appropriate and necessary 
in the PRDs. PCDs and PIDs adopted to date within the Community Plan boundaries . 

Grading Concept 

Goals 

1. Project grading shall be designed to minimize impacts to re):llieate the existing 
landform based on the City's Hillside Review (HR) Guidelines . 

2. Substantial areas of the community lie within the City's HR overlay zone. The HR 
design guidelines shall direct development in those areas . 

3. The prominenc_e of development should be reduced through contour grading 
techniques and low-scale compatible architectural design . 

4. Erosion and runoff impacts should be avoided through appropriate control 
measures . 

5. Grading operations, slope erosion control and building construction should be 
phased to reduce long-term visibility and erosion susceptibility of manufactured 
slopes . 

Background 

Because of its varying topography and on-site resources, surrounding open space and 
adjacent freeway systems, development within Sorrento Hills can affect views from 
several vantage points. For this reason, grading plans must respond to specific project 
orientation. Slopes created adjacent to I-5 are essentially extensions of freeway slopes . 
Contour grading of these slopes will break up uniformity of typical freeway slopes. For 
manufactured slopes adjacent to Los Pefiasquitos Canyon Preserve, special grading 
techniques are essential in minimizing potential conflicts between development and the 
park experience. Within the community, grading could result in the creation of 
manufactured slopes visible to employees, residents and visitors. Minimizing slope 
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heights, simulating natural landforms whenever possible, and integrating internal open 
space will assist in creating a high quality living and working environment. 

Grading can also result in an increase in erosion and sediment transport due to the 
removal of vegetative cover. Good drainage and erosion control techniques are essential 
in limiting erosion and minimizing runoff. 

Provided in this section are specific recommendations and policies which should be 
implemented at the project level. Implementation of these criteria will minimize impacts 
associated with grading. 

Specific Proposals 

LANDFORM GRADING 

In order to create slopes which closely reflect the surrounding natural hills, and to avoid 
the linearity of consistent slopes, graded landforms shall have variation in their slope 
ratios. Abrupt cuts and fills shall be avoided. Smooth, flowing contours of varied 
gradients from 1-112:1 to 5:1 will be required. Cut and fill slopes shall not exceed 
1-112:1 for slopes under ten feet high and 2:1 for all other slopes. Fill slo~es shall Hot 
eJteeee a 2:1 l'fttio. Slope banks shall be rounded at the top and toe. 

Variable slope gradients will be required. Large slopes adjacent to natural slopes which 
have native vegetation shall mimic a "natural" appearance. 
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Continuous "engineered" slopes that have hard edges and no transition areas at the top 
or toe of the slope shall not be allowed . 

Building sites shall be graded so that they appear to be part of the hillside, rather than competing 
with it . 

BUFFERS 

Buffers are encouraged between less compatible land uses and to aid in the creation of public 
and private space definition. These buffers shall consist primarily of physical space and be 
enhanced by plant materials or occasional physical barriers such as walls or fences. Space only, 
with added planting shall be used to provide these buffers. Physical barriers shall only be used 
when space requirements are prohibitive or when security/safety reasons dictate their use . 

~d~ #lt711/Eil f>~/Vh 
Wfllt J,.//1 I'TE!l? ~ ~ YI/NI!!r~ 
AT 7/¥'11V~f"'J:W I!F Nh~ tpt;;;v ~ 
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TRANSITION AREAS 

Transitional areas should ·.vo1:1le be designed in a manner which promote ·.ve1:1IEl a:lle¥f' 
compatibilitvle ofland uses, such as residential and open space components, to visually 
blend and link with each other. The intent ofland use transitions is to increase the visual 
perception of the project's hillside and canyon components by aUowing them to interface 
and blend with individual project open space. 

Grading Concept Design Guidelines 

1. The visual impact of all hillside development shall be minimized, with buildings, 
retaining walls and other improvements approximating to the natural landforms. 

2. Hillside sites offer opportunities to create outdoor decks, roof gardens, terraces, 
lookouts for viewing, sculptured stairs and other special characteristics and this 
shall be emphasized. However, development of hillside areas shall be screened 
from views beyond the community plan area through the use of landscaping, 
setbacks and berming. 

3. When attempting to separate incompatible land uses, landforms consisting of slopes 
and berms shall be used if possible. 

4. All landform separations shall be appropriately landscaped with a combination of 
trees, shrubs and ground covers. 

5. Coordination of screening and buffering efforts between adjacent projects is 
required to maintain the visual and vegetative continuity of materials. 

6. Physical barriers such as solid walls or fences shall not be allowed in transition 
areas unless needed for noise attenuation. Open fences which do not obscure views 
may be employed within transition areas. 

7. Low retaining walls may be used within transition areas to accommodate grade 
changes. Walkways and planting areas shall use smaU retaining walls and other 
stepping techniques to minimize graded areas. 

8. Landscape treatments along transition areas between the project and the Los 
Pefiasquitos Canyon Preserve shall employ native plantings to match existing 
plantings. 

9. If berms are used for screening, they shall be large enough to not have a "dumped 
wheelbarrow" appearance. 

10. Plant materials placed on any ridges or edges shall reinforce its natural profile and 
character. 
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11. Temporary ditches, dikes, berms or sandbagging shall be used to protect critical 
areas exposed during grading and construction . 

12. Sedimentation basins shall be installed and maintained during development to 
remove sediment from run-offwater . 

13. Provisions (catch basins, drain inlets, etc.) shall be made to effectively accommo­
date increased run-off caused by changed surface conditions (paving, etc.) during 
and after development. Designs shall implement features which encourage ground 
water recharge. Detention basins shall be designed to be natural in appearance . 

14. Permanent planting shall be installed on slopes for erosion control as soon as 
practical during development activity . 

Policies 

1. Slopes that are visible from surrounding communities shall be treated to imitate the 
natural topography. This can be accomplished through contour grading and is 
particularly appropriate in areas that are being revegetated with native plant species . 

2. The top and toe of manufactured slopes should be rounded to make a natural 
transition to pad areas . 

3. Recontoured slopes should be stabilized with appropriate plant materials to help 
reestablish the natural vegetative appearance . 

4. Where soils and geologic conditions permit, utilize variable slope ratios to aid in 
achieving a more natural topography . 

5. All grading operations shall be subject to strict erosion and siltation control 
measures that will protect the valuable lagoon environments downstream . 

6. There should be close phasing of grading operations, slope erosion control 
measures and building construction to reduce the period when basre slopes are 
susceptible to erosion . 

7. Individual projects shall be designed to preserve important natural topography, 
unique geologic formation and sensitive native vegetation to the fullest extent 
possible . 

8. The height of cut and fill slopes should be minimized wherever possible, while 
varying the gradient of long horizontal slopes . 

9. Permanent energy dissipaters and settlement/temporary catchment basins should 
be constructed, with the provision for regular, long-term maintenance . 
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10. A system of bladed ditches as flat gradients across larger~ graded pad areas should 
be provided to allow on-site entrapment of silt during construction. 
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Building Placement 

Goals 

Encourage buildings which, when grouped, create distinct but cohesive land use areas 
and neighborhoods, which provide visual interest and architectural intrigue, and which 
encourage social interaction . 

Background 

Building placement can affect internal and external views and can create external space 
within developments. Site planning and building design must integrate in a manner 
which relates to variations in the natural topography and which results in efficient site 
utilization and circulation. The proper integration of site planning and building design 
will minimize visibility of structures while maximizing view potential for residents and 
users . 

Specific Proposals 

BUILDING 0RIENTATIONNIEWS 

Individual buildings can be arranged to provide views, contain space, suggest orientation 
or address grade changes. When placing a building on a site, designers should look for 
opportunities for buildings to work with each other, creating larger functional spaces . 
Buildings should not be treated as stand alone objects . 

~IT'ec:;uae ?D ~ ~t;e::> 
.TD /"''JI>?/Mf'Z.I!J.. I/.IBIV6-
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ORIENTATION TO STREETS OR OPEN SPACE 

Buildings should address the street wall frontally to reinforce the concept of the street. 
This concept is only appropriate in areas that are topographically flat. In steeper areas, 
the landfonn should be the dominant detennining factor in siting the building. 

The height scale and design of structures shall be compatible with the character of the 
surrounding natural environment. Structures shall be designed to follow the natural 
contours of the landscape, and shall be sited so as not to intrude into the skyline as seen 
from public viewing places. Mesa top structures shall be setback from the mesa edge 
sufficiently far to insure that the structure is not prominent from Los Pefiasquitos Canyon 
Preserve. Detailed orientation and view analysis to and from the site shall be conducted 
prior to individual project approval. 

EXTERIOR SPACE CREATION 

The spaces between buildings should provide enclosure and orientation. It is the intent 
of these guidelines to create exterior "places". Buildings shall be thought of as clusters 
that come together to fonn groups that have relationships with each other. 

HILLSIDE CONDITIONS 

Architecture shall work with the topography in a sensitive manner. This will allow for 
the buildings and the landscape to integrate and minimize grading. There are w;e 
se=ategies fer :fitttBg lntilaiBgs te the teffain. OBe iB't'elves miBimiziBg the hsilaiBg 
feetj3fiBt ana ftl.lcing tip gt'fttie hetweeB hsilaiBgS flfta the seeeBal::ttiliz.es ste~~iftg withiB 
hsilaiBgs. Beth efiliese st:Petegies shesla he eeBsiaerea fer aevele~meBts ~re~eseel iB 
hillsiae areas. 

Building Placement Design Guidelines 

1. Breaks in building clusters should be created along open space to alle-w ether HBits 
to ha¥e vievts ana to avoid linear walls of development. 

2. Buildings shall be arranged to create positive outdoor space. The characteristics of 
positive space are containment and easily perceivable boundaries. View corridors 
beyond the space help tie it into a larger network of open space. 
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3. Split level ~H:lilcliftgs shall ae utili~ecl Oft slopiftg sites to take up gracle ift EloWfl:hill 
or uphill eoftfigHratiofts. This will recluee the Elepth of the requirecl flat area 
aetvieeft Stfl:letl:lfeS thereay limitiftg the Si~e of graclecl pacls . 

4. 1ft projeets with stfuetl:lrecl parkiftg, gracle may ae takeft up ay settiftg the parkiftg 
areas iftto the hill . 

.J_-5-. To avoid a straight, layered look to the hillside, side-to-side grade changes shall be 
utilized. This may be accomplished by stepping buildings at breaks between 
individual units or other logical places or vtithift a auilcliftg. B.hreaking larger 
buildings into smaller components . 

6. B1:1ilcliftgs Oft hillsicles shall mimie the laH:ElfoffH ift massiftg. This will further 
emphasi~e the hillsicle ftature of 8offeftto I lills . 

::1-7. Builcliftgs shall step with topogTaphy. From public vie·wing areas. such as Los 
Pefiasguitos Can von, breaks in the roof form or long sloping roofs running roughly 
parallel to the hillside are encouraged to avoid disruptive visual effects from public 
viewsheds and to create an illusion of buildings stepping with sloping topo11:raphv 
are gooa eJffiffiples of how to aeeomplish this goal. Roof forms which slope or step 
opposite the hillside slope are discouraged . 

Policies 

1. Articulate building forms through the use of architectural projections, porches, 
balconies, exterior stairways, etc . 

2. Integrate private outdoor uses into developments such as patios and balconies for 
residential areas and employee eating/seating areas for industrial/office park 
projects . 

3. Create active public spaces which provide recreational opportunities for both 
employees and residents ofthe community . 

4. Design roof forms which complement the site design and natural features . 
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Landscape Concept 

Goals 

1. Develop a landscape design concept which reinforces the community's landform 
grading concepts. 

2. Implement landscape guidelines which adopt an approach to landscape planting 
which allows the site to blend with natural open hillside and canyon vegetation 
within and surrounding the site. 

3. Establish a landscape planting palette which employs drought tolerant, native and 
naturalized plant materials which are compatible with existing native vegetation, 
particularly the use of Torrey Pines. 

4. Encourage the planting of landscape materials in natural, random free form 
groupings in the same manner as existing native plant materials on and around the 
site. 

5. Limit the use of turf to active use areas to avoid visual conflicts with natural open 
space hillsides and canyons and reduce the total demand for landscape irrigation. 

6. Create a pleasant, safe and protected environment that is both functional and 
aesthetically pleasing. 

Background 

Landscaping assists in achieving the goals of the Community Design Element and are 
also closely related to other components such as open space and resource management. 
The landscape concept for Sorrento Hills is to reflect the climax vegetation associated 
with the immediate region and/or plant species which are complementary and compatible 
with these climax species. Other acceptable designs should wettM provide for and 
encourage successional growth which will wettM result ultimately in the attainment of 
climax species. 

Specific Proposals 

STREETSCAPES 

The streetscape is a living thread which holds together an unites the design fabric of the 
community. Because of this important role, streetscapes must be able to draw upon the 
influences of the natural open spaces within the project and be able to effectively transfer 
these natural influences throughout the project. Streetscapes will borrow from the site's 
natural elements to become linear zones which set the character for the community at 
large. Since a majority of the views ofthe project's natural and improved open spaces 
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are from the circulation corridors, the streetscapes along these corridors will establish a 
visual character and design theme for the entire project . 

SLOPE TREATMENT 

The proper planting of manufactured slopes can create visual separation, screening and 
buffer of adjacent land uses. Plant materials for slope planting shall consider the context 
in which the slopes occur. Slopes which occur in "refined" areas such as streetscapes or 
between developed lots, shall be planted with refined plant materials. Slopes which 
occur adjacent to areas of existing undisturbed native vegetation shall be planted with 
plant species which are compatible with the native vegetation. Where slope plantings 
occur adjacent to native vegetation, consideration of appropriate fuel modification 
practices and the uses of low fuel volume introduced plant materials shall be considered . 

BRUSH MANAGEMENT 

A Brush Management Program will be required in conjunction with specific develop­
ment proposals. The purpose of a brush management program is to reduce the risks of 
wild fires while minimizing visual, biological and erosion impacts to existing slope 
areas. The program must be instituted in conformance with Section 6 ofthe City of San 
Diego Landscape Technical Manual and "Appendix II.A" of the Uniform Fire Code . 

PARKING AREAS/STRUCTURES 

Well designed parking area planting can help to provide visual relief from paving and 
parked cars. Maintaining a reasonable area between parking areas and property lot lines 
or public streets can help to provide areas for landscape screening which reduces the 
visual impact of parking areas. The incorporation of landscaped islands in parking lots 
can provide for the creation of an overhead tree canopy that can help to screen parked 
cars and reduce the reflect glare from large paved parking areas . 

Landscape Concept Design Guidelines 

Landscape plans shall be required for all developments within Sorrento Hills. The 
design of these plants must comply with the City's Landscape Technical Manual. 
Provided below are specific guidelines which must be considered in preparing landscape 
plans . 

1. Lawn may be used, but shall be limited to small areas for accent only, except in 
play fields . 

2. Accent trees shall be used at locations that require special attention, such as 
entrances . 

3. Decorative/enhanced paving should be used at major intersections, monuments and 
points of interest. Selection of decorative/enhanced paving should be similar to and 
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reflect decorative paving used elsewhere in the community to create cohesiveness 
in design. 

4. Slopes adjacent to native areas will be hydroseeded and planted with native plant 
materials compatible with existing vegetation. 

5. All areas adjacent to the street which are planned as native hillsides and to be left 
undisturbed shall remain in a natural state. 

6. Minor encroachments such as trails, trail staging areas and trail signage may be 
placed within natural open space. 

7. Plant material located in the streetscape shall be consistent, simple and limited in 
variety. 

8. Additional site amenities such as lighting and street furnishings shall be used where 
appropriate. 

9. Entry monuments and project identification signs shall be located within this 
streetscape zone outside of the public right-pf-way R.O.W. Care must be given to 
integrate signage into the landscape environment of the streetscape. 

10. Parking areas shall not usually encroach into the streetscape areas. 

11. Where parking areas face a public street, they shall be screened from view using 
grade separations or dense shrub and tree planting. 

12. Planting within parking areas shall be clustered in random, freeform arrangements, 
rather than distributed evenly in formal patterns. The freeform patterns will blend 
more effectively with the planting themes in the parkways. 

13. Vines on trellis structures, columnar trees and shrubs, and insets for shadow relief 
should be used to soften the automobile and parking areas. 

14. Specimen plant materials should be located at project entries and to highlight key 
architectural features. Highly visible community oriented slopes should receive 
container plant material, in addition to ground cover and hydroseed. 

Policies 

1. All landscaping shall be consistent with the City-wide landscape ordinance and 
Landscape Technical Manual unless specifically refined and enhanced through the 
planned development process. 

2. Plant material used in revegetation and landscaping should reflect native vegetation 
in color and texture to provide continuity between natural and developed areas. 
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3. Planting shall be designed in a manner which effectively enhances existing views 
or provides new view corridor opportunities into the open space corridor, major 
landforms or other visual amenities within the project. 

4. Plant materials shall effectively screen parking areas, utility enclosures, utility 
cabinets, service areas, or service corridors to reduce negative visual impacts when 
viewed from major streets . 
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Community/Planning Entries 

Goals 

A hierarchy of community and project entries should be developed for the community. 
The prominence and scale of the entries will vary with their location on the site and the 
land use components they identify. Uniform project logos will be permitted to create 
identifiable neighborhoods within Sorrento Hills. 

Background 

Community/planning entries are located throughout the community, as shown in Figure 
l.2 H. These will occur as major community entries, secondary community entries and 
project entries as described below. 

MAJOR COMMUNITY ENTRIES 

Major community entries will occur at major intersections or "gateway nodes" into the 
community. These entries set the initial impression of the community for visitors and 
residents. These intersections will create special opportunities for community 
identification using a combination of on-grade freestanding or retaining monument walls, 
planting and lighting. The use of contoured mounding will reflect the natural, freeform 
qualities of the community's landform. Mounding at entries is encouraged to promote 
efteettFage their integration into the project's landform such that the entries tmd-appear 
to emerge from rather than be imposed on the landscape. Placement of any special 
pavement within the public right-of-way shall conform to the City's Street Design 
Manual. 
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SORRENTO HILLS 
COMNiliNITY PLAN 
AG LAND ASSOCIATES 9404 Genesee Aven~, Suite-341;), La Jolla, CA 92037 
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[]lJ Major Entry· Statement 

[QJ Secondary Entry Statement 

Community Entries 

SORRENTO HILLS 
COMl\filNITY PLAN 
AG LAND ASSOCIATES 9404 Genesee Avenue, Suite 340, La Jolla, CA 92037 
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SECONDARY COMMUNITY ENTRIES 

Community/Planning Entries 

Secondary entries are planned at less significant intersections within the community . 
These secondary access points will emphasize the transition from community's 
circulation system to a project's internal circulation system. Though these entries would 
be somewhat reduced in scale, the components should be similar to Major Community 
Entries. Contoured mounding also is encouraged at secondary entries. Placement of any 
special paving within the public right-of-way shall conform to the City's Street Design 
Manual. 

. . '· .. 

'' ___ ;_;;: > 

PROJECT ENTRIES 

These entry statements will define individual commercial, industrial or residential 
projects. Their size and scale wil1 be of less prominence than community or secondary 
project entries. They will typically occur at minor street or driveway entries into 
individual projects. Because minor entries will need to respond to a variety of land use 
types (i.e., commercial, residential, industrial) their design components and materials will 
vary to a greater extent than those of the major and secondary entries. Placement of any 
special paving within the public right-of-way shall conform to the City's Street Design 
Manual. 
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Specific Proposals 

Figure 19, Community and Planning Entries, identifies the Pn'e-locations for entry 
statements at the community level. Project entries should be developed as individual 
land use areas and projects are proposed. 

MAJOR COMMUNITY ENTRIES 

Major community entries are planned for El Camino Real as it enters to the community 
from the north, at two locations along Carmel Mountain Road (at its intersection with 
Vista Sorrento Parkwav Street "A:" and at its intersection with El Camino Real), and at 
the eastern end of Carmel Mountain Road. 

SECONDARY COMMUNITY ENTRIES 

Secondary entries are planned at various locations throughout the community (see Figure 
19) Secondarv entries are to occur at the intersection of Carmel Mountain Road and 
Sorrento Hills Boulevard and at the Vista Sorrento Parkway entries to the community 
activitv node planned in the western portion of the community. 

PROJECT ENTRIES 

• Industrial/Business P(lrk Entries. Industrial entry statements would denote a 
transition from major or secondary project circulation streets into minor project 
circulation streets which serve a cluster or grouping of industrial lots or an 
individual industrial project on a large single lot. These entries should strive to 
strike a balance between the use of natural and mftft matle construction materials. 
Though free-standing monument walls can be employed at industrial/business park 
entries, the integration of retaining monument walls in conjunction with contoured 
mounding is preferred. 

• Commercial Entries. These efttfies weala ee eeaeefttfatea •Nitftift tfte Villa~ 
Ceatel'. Commercial entries, like industrial entries, should exhibit a balance 
between natural and artificia I fftftft matle materials. Contoured mounding with 
retaining monument walls is aFe preferred. A more formal planting treatment, 
incorporating flowering accent trees and decorative accent lighting, would provide 
visual interest for commercial entry locations. 

• Residential Entries. The residential entry statements should exhibit a more natural 
and somewhat less refined appearance than other project entry statements. The 
materials used shall reflect the character of the individual project's architecture. To 
emphasize the less urban setting of the residential areas, the use of contoured 
mounding and retaining monument signage will be essential. Unlike the formal 
landscape planting approaches that may be employed at other project entries, a 
more naturalized and random approach to planting is encouraged at residential 
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entries. This will wettld allow the residential entries to blend with the natural open 
space and green belt linkages . 

Community/Planning Entries Design Guidelines 

I. Community and project entries shall be low-scale, non-intrusive features of the 
landscape . 

2. Contour mounding will be used to blend entries into the landform . 

3. Logos shall be compatible and reflect a uniform design throughout eoasisteat '+Vith 
the Torrey Reserve ideatity progffifH de·reloped fur the community. This will 
provide identity and cohesiveness to individual land uses and neighborhoods within 
Sorrento Hills . 

4. Planting for entries shall be compatible with the landscape theme established within 
the project streetscapes . 

5. Plant materials chosen for entries shall have qualities which allow them to visually 
blend with native plant materials. The emphasis of landscaping shall be to recreate 
a native plant palette indicative of natural landscape . 

Policies 

I. Formal plantings are encouraged at project entries to provide a sense of formal 
arrival. 

2. The use of medians is encouraged at project entries. The medians will provide an 
opportunity to separate incoming and outgoing traffic and allow the introduction 
of plant materials which could reinforce the theme of the project . 
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COASTAL ZONE POLICIES 

As stated in Chapter 3 - PLANNING CONTEXT, the northern portion of the community 
adjacent to Carmel Valley, as well as a small portion along the southern boundary 
adjacent to Los Peiiasquitos Canyon Preserve is within the Coastal Zone (see Figure 3, 
Coastal Zone Boundaries). In addition to the goals contained in Chapter 4 - COMMU­
NITY LAND USE ELEMENTS, of this community plan, these portions of the Sorrento Hills 
Community shall be subject to the specific coastal zone policies below . 

Generally, coastal zone areas within Sorrento Hills include the Cal'ftlel Valley Torrev 
Reserve and Arroyo Sorrento/El Camino Real portions of the COMMERCIAL LAND USE 
ELEMENT, the northern part (Torrev Vie'w) ef tfieWestem Ridge Ittdustrial and the 
southern fringe (Torrev Hills) of the Low density Mesa IHdusifial portions of the 
RESIDENTIAL lHdusifial Land Use Element ftftd the southem ffiHge oft:he Thf'fe)' R:esefVe 
Heights a:Hd Teff'ey ReseFYe Terraees Medium LO">Y deHsity resideHtial ~eFtieHs ef the 
ResideHtial LB:Hd Use ElemeHt. These specific Coastal Zone Policies for the SORRENTO 

HILLS COMMUNITY PLAN area supersede all previously certified policy language relative 
to Sorrento Hills in the North City Local Coastal Program Land Use Plan revisions 
approved by the California Coastal Commission, January 13, 1988 . 

Relevant coastal policies for Sorrento Hills contained in this chapter are presented in the 
following format which corresponds to the format ofthe community plan: 

• RESIDENTIAL LAND USES 
• INDUSTRIAL LAND USES 
• COMMERCIAL LAND USE 
e TRANSPORTATION 
e OPEN SPACE AND RESOURCE MANAGEMENT 
• COMMUNITY DESIGN 

No Industrial/Business Park land uses occur within the Coastal Zone. and therefore . 
policies expressed in this chapter do not applv to Industrial/Business Park land use areas 
in the community . 

Residential Land Uses 

The northern portion of Torrev Vie·w and the southern portion of the Torrey Hills 
Reset'Ve Height:s B:Hd Tetrey ResefYe Teffflees Medium Lew deHsity residential land 
uses, as 'Nell as a ~eFtieH of Torrey View Very Levi' deHsity resideHtia:l IB:Hd uses, are 
located within the Coastal Zone. The following policies shall apply to development in 
these areas . 

Policies 

1. Residential development along the northern portion of Torrev View sel::l.them 
~oFtieH efTewl"eY Reserve Ileights B:Hd Thff'ej' ReseFYe Termees within the Coastal 
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Zone shall be Verv Low densitv (0-5 DUlAC) Meaittm Lo·.v aeftsity (15 29 Duf.A:C). 
Residential development in the southeastem portion of Torrev Hills shall develop 
as Medium-Low (15-29 Du/ A C) RESIDENTJAL LAND USES. Residential development 
in the southern portion of Torrev Hills T8''''eY View within the Coastal Zone shall 
be ¥et7' Low density (~ 5-15 DU/ AC). 

2. Development near the north slopes of Los Pefiasquitos Canyon should maintain a 
low profile and be set back an adequate distance to allow buffer landscaping to 
minimize any visual adverse impact on views from the freeway and Pefiasquitos 
Creek. 

3. Where large-scale grading occurs, a sculptured technique should be used to blend 
fill and cut slopes with natural land contours. Any fill slopes adjacent to open 
space areas should be stabilized with appropriate native plant materials to help 
reestablish the natural biotic systems of flora and fauna. 

4. Architectural design shall stress a blending of structures with the natural terrain. 
Architectural shapes, bulk, color, materials, and landscaping must be carefully 
chosen to respond to the physical land constraints. Variety in structure design will 
increase the visual interest of a development. 

Industrial Land Uses 

lftattsft'ial lftfta ttses oeettr vrithift the Coastal :bofte ift ofte BFea of the eommttftiey: the 
sottthem friftge of the Mesa lftattstrial. The follovtiftg polieies shall apply to this BFea: 

Polieies 

1. Developmeftt fteftf the ftOFth slopes of Los Pefiasttttitos C&ft)'Oft shottld maifttaift a 
lm.v profile ana ae set aaek 8ft aaeEJtt&te aistaftee to allow attffer lftftaseapiftg to 
miftimize ftft)' ad·terse visual impaet Oft •tiews from Pefiasttttitos Creek. 

2. Where IBFge seale gfl*iiftg oeettrs, 8 settlptttrea teehftiEJtte shottla ee ttsea to elefta 
fill ftfta ettt slopes with ft&tttfftl lftfta eofttottrs. Aft)' fill slopes aajaeeftt to opeft 
spaee ftfeas shottla ee staeilizea with appropriate ft&tive pl8Ht materials to help 
reestaalish the ftatttral eiotie s~·stems of tlofft ftfta fattftft. 

3. Arehiteetttral Desigft shall stress 8 aleftaiftg of stfttetttfes •.vith the ftfttttral teffllift. 
Arehiteetttral shapes, attlk, eolor, materials, ftfta lftftaseapiftg mttst ee eBFefttlly 
ehoseft to respofta to the physieallftfta eoftsft'&iftts. Variety ift stfttetttre aesigtt •.vill 
ifterease the ViSttftl iftterest Of 8 aevelopmeftt. 
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Commercial Land Uses 

Commercial land uses within the Coastal Zone occur in the northern portion of the 
community adjacent to Carmel Valley. The following policies shall apply to the Ca:Fftlel 
¥a:Hey Torrev Reserve commercial area . 

Policies 

1. Of the approximately 94 acres of the Ca:Fftlel Valley Torrev Reserve commercial 
area, approximately 54 acres consisting of the bluffs at the very northern part of the 
Community Planning area and the steep slopes of the ridge immediately south of 
El Camino Real shall remain in open space. Of the approximately 35 acres 
permitted for development by the Local Coastal Program, approximately 25 acres 
shall be designated for commercial uses in the area immediately west of the bluffs 
(to include visitor-serving, financial, office, corporate headquarters, research and 
development, and specialized commercial uses) . 

2. New development shall not obstruct public views of the scenic bluff escarpments . 

Transportation 

Development of the Sorrento Hills community includes construction of Vista Sorrento 
Parkway Street "A", which continues south beyond Sorrento Hills, and El Camino Real 
which continues north of the Sorrento Hills community. Portions of these circulation 
element roadways which are located within the Coastal Zone shall comply with the 
following policies . 

Policies 

I. Vista SotTento Parkwav Street "A", where it crosses Pefiasquitos Creek, shall be 
constructed on a bridge. Wetland fill in Pefiasquitos Creek shall be limited to the 
minimum necessary for required bridge pilings . 

2. North ofPefiasquitos Creek, Vista Sorrento Parkway Street "A" shall be constructed 
on previously approved Caltrans fill to the maximum practical extent. Only 
extremely limited fill of wetland shall be permitted . 

3. Any unavoidable permanent wetland fill associated with Vista Sorrento Parkwav 
Street "A" shall be mitigated at a ratio of 4:1 for alkali marsh/meadow impacts and 
I: 1 for freshwater marsh (i.e., cattails) impacts. Shading impacts to cattails shall 
be mitigated at a ratio of 1: I. Mitigation for freshwater marsh impacts shall be in 
kind and shall occur within the Los Pefiasquitos Lagoon watershed. Mitigation for 
alkali marsh/meadow impacts shall be in kind and in the immediate area of the 
alkali marsh/meadow or, if no appropriate site can be found for creation of alkali 

124 



II SORRENTO HILLs 
CoMMUNnY PLAN 

COASTAL ZONE POLICIES 

marsh/meadow, mitigation shall consist of newly created willow scrub habitat 
within the Los Pefiasquitos Lagoon watershed. 

OR 

Any unavoidable permanent wetland fill associated with Vista Sorrento Parkwav 
Street ''l'i' shall be mitigated at a ratio of 1:1. Mitigation for direct and shading 
impacts to freshwater marsh (i.e., cattails) shall be in kind and shall occur within 
the Los Pefiasquitos Lagoon watershed. Mitigation for alkali marsh/meadow 
impacts shall be in kind and in the immediate area of the alkali marsh/meadow or, 
if no appropriate site can be found, mitigation shall consist of newly created willow 
scrub habitat within the Los Pefiasquitos Lagoon watershed. 

AND 

The balance of the alkali marsh/meadow shall be designated open space and 
permanently protected from development through dedication of an open space 
easement, recordation of a deed restriction, or other appropriate mechanism. 

4. El Camino Real shall be realigned and widened and its impacts shall be mitigated 
in accordance with the City-approved coastal development permit. 

Open Space and Resource Management 

Relevant coastal policies of the Open Space and Resource Management Element address 
on-site coastal resources, such as the sandstone bluffs located in the northern portion of 
the community, and adjacent and nearby coastal resources, such as Los Pefiasquitos 
Creek and Lagoon and Carmel Creek. For development proposals which affect these 
resources, the following policies shall apply. 

Policies 

1. The bluff escarpments south of Carmel Creek and east of El Camino Real, the steep 
slopes below the bluff escarpments and all planned riparian woodlands within the 
Carmel Valley Restoration and Enhancement Project shall be designated as open 
space and environmentally sensitive habitat areas and shall be protected against any 
significant disruption. Additionally, the steep natural slope areas outside Brush 
Management Zone 3 located below the planned Torrev Hills ReseFt·e Heighe ena 
Towey ReseFt'e Tewaees developments adjacent to Los Pefiasquitos Canyon 
Preserve shall be designated open space and environmentally sensitive habitat areas 
and shall be protected against any significant disruption. 

2. No fill or permanent structures shall be permitted within the boundaries of the 
Carmel Valley Restoration and Enhancement Project unless such development is 
first authorized by the California Coastal Commission. 
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3. No development, other than trails and fencing authorized in the approved coastal 
development permit, shall be constructed within the 50-foot buffer adjacent to the 
Carmel Valley Restoration and Enhancement Project unless such development is 
first authorized by the California Coastal Commission . 

4. Applicants for Coastal Development Permits for projects located in the watershed 
of Los Peftasquitos Lagoon shall, in addition to meeting all other requirements of 
this local Coastal program, enter into an agreement with the City of San Diego and 
the State Coastal Conservancy as a condition of development approval to pay a Los 
Peftasquitos watershed restoration and enhancement fee to the Los Pefiasquitos 
Lagoon Fund, for restoration of the lagoon and watershed. Consistent with 
applicable Coastal Development Permit precedents, the requirement of public 
Resources Code Section 30625( c), and the provisions of California Administrative 
Code, Title 14, Section 13511, the Los Pefiasquitos Lagoon Watershed restoration 
and enhancement fee shall be computed on the basis of the site surface within the 
coastal zone affected by grading for urban development, agricultural, transportation 
and other public service facility improvements, but not including for habitat 
restoration or enhancement, at a rate of $0.005/square foot and at an additional rate 
for impervious surface(s) created by the development at a rate of$0.03/square foot. 
The applicant shall provide evidence satisfactory to the City that such payment has 
been made prior to issuance of the Coastal Development Permit. The City strongly 
recommends to the State Coastal Conservancy and the Los Peftasquitos Lagoon 
Foundation Board of Directors that the Foundation's applicable by-laws be 
amended to provide that applicants who pay into the fund be provided general 
membership status in the Los Pefiasquitos Foundation . 

5. To provide for the permanent maintenance and conservation of the stream channels 
and related habitat areas, a benefit assessment district or other financing mechanism 
which accomplishes the same result shall be created for that portion of the stream 
watershed lying within the Coastal Zone. Each applicant for a Coastal Develop­
ment Permit in the stream watershed lying within the Coastal Zone shall, as a 
condition precedent to the issuance of such permit, shall agree in writing in a 
manner acceptable to the City Attorney to participate in the Benefit Assessment 
District or other financing mechanism that accomplishes the same result. In 
addition, the City should work cooperatively with other governmental agencies that 
have jurisdiction in the watershed lying inland of the Coastal Zone and with 
landowners to create a Benefit Assessment District or other financing mechanism 
for stream conservation and maintenance in that portion of the stream watershed 
lying inland of the Coastal Zone. Funds generated by the Benefit Assessment 
District(s) or other equivalent financial mechanisms may be utilized to construct 
and maintain erosion control measures in the stream watershed inside and outside 
the Coastal Zone . 
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Community Design 

For development within the Coastal Zone, the Community Design Element focusses on 
steep slopes, grading, landscaping and undergrounding of utilities. All development 
within the Coastal Zone shall comply with the following Community Design Policies. 

Policies 

STEEP SLOPES 

1. Approximately 58.5 acres of the community plan lying within the Coastal Zone 
consist of slopes of 25 percent grade and over, and have been identified as 
possessing environmentally sensitive habitats, significant scenic amenities or 
hazards to developments. These slopes are shown in Figure 20, Coastal Zone Steep 
Slopes. Development may occur in these areas provided the applicant can 
demonstrate all of the following: 

a. To protect the scenic and visual qualities of the site as seen from public 
recreational areas and highways, the proposed development shall 
minimize the alteration of natural landforms and create only new slopes 
that are topographically compatible with natural landforms of the 
surrounding area. 

b. Any previously manufactured slopes of the site shall be recontoured, if 
necessary, to make them compatible with surrounding natural landforms 
and native vegetation. 

c. The proposed development, including any fill or grading, does not create 
any significant new soil erosion, silting of lower slopes or stream 
channels, slide damage or other geologic instability, flooding, or 
permanent scarring. In reviewing the potential of any development to 
create or increase any such effects, official governmental soils maps, 
determinations of highly erodible soils, mapped active landslide areas, 
and similar documentation of geological instability shall be presumed to 
constitute rebuttable evidence and the applicant shall have an affirmative 
obligation to bring them to the attention of the City. Any decision by the 
City to override such evidence shall be based upon substantial evidence 
presented by a geotechnical expert licensed to practice in California. All 
liability for the accuracy of the geotechnical information presented on 
behalf of the applicant shall be assumed by the applicant, who shall also 
be required in writing as a condition precedent to issuance of the Coastal 
Development Permit to address and fully mitigate or otherwise correct 
any geologic instability, erosion, or sedimentation caused by the 
permitted development on other private or public properties and off-site 
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coastal natural resources. Failure by an applicant to provide geotech­
nical or other engineering responses to such identified geological 
instabilities shall constitute grounds for denial of the development. 

d. The proposed development contains a native vegetation restoration and 
enhancement program for those portions of the site in 25 percent or 
greater slopes that will provide as follows: 

( 1) For every area or quantity of native vegetation located on natural 
slopes of 25 percent grade and over, in excess of the encroach­
ment allowance provided in Table 5, 25% Slope Encroachment 
Allowance, that is disturbed by the development, an area equal 
to 120 percent of the disturbed area shall be restored in native 
vegetation. The restoration and enhancement program shall be 
performed prior to or concurrently with the development and 
may be incorporated into the design and implementation of the 
overall landscaping program for the site. 

(2) The native vegetation restoration and enhancement program 
required by subsection (a) shall be located on the site of the 
permitted development. However, if the size, topography or 
biological characteristics of the site are determined by the 
Planning Director to be unsuitable for said restoration or 
enhancement program, then the native vegetation shall be 
provided at one or more off-site locations within the Coastal 
Zone, which may include publicly owned rights of way. If such 
locations within the Coastal Zone are not practiCable, then such 
native vegetation restoration or enhancement program shall be 
provided at other suitable locations within the City of San Diego 
outside the Coastal Zone. 

(3) All native vegetation restoration and enhancement programs 
shall be prepared by a biologist, registered landscape architect, 
or other qualified professional in close consultation with the 
Department of Fish and Game and U.S. Fish and Wildlife 
Service. 

2. In the case of those natural landforms which consist of slopes of 25 percent and 
over which have been identified as possessing environmentally sensitive habitats 
or significant scenic amenities or hazards to development (including major 
undeveloped sites with high erodibility characteristics), the following requirements 
shall apply: 

a. Slopes of 25 percent grade and over shall be preserved in their natural 
state, provided a minimal encroachment into the steep slope areas over 
25 percent may be permitted as set forth in Table 5. 
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The following uses shall be exempt from the encroachment limitations 
set forth in Table 5 . 

• Major public roads and collector streets identified in the 
Circulation Element of an adopted community plan or the City 
of San Diego Progress Guide and General Plan . 

• Local public streets, private roads and driveways which are 
necessary for access to the more developable portions of a site 
on slopes of less than 25 percent grade, provided no less 
environmentally damaging alternative exists. The determination 
of whether or not a proposed road or driveway qualifies for an 
exemption, in whole or in part, shall be made by the Planning 
Director based upon an analysis of the project site . 

• Public utility systems . 

Table 5 
25o/o SLOPE ENCROACHMENT ALLOWANCE 

Percentage of Parcel 
Maximum Encroachment 
Allowance as Percentage in SIQpes of 25% 

of Area in Slopes of andOver 
25% andOver 

75% or less 10% 
80% 12% 
85% 14% 
90% 16% 
95% 18% 
100% 20% 

b. On existing legal parcels, a deviation in the encroachment allowance 
percentage may be granted by the Planning Director, if necessary to 
maintain a minimum development right (total disturbed area) equal to 20 
percent of the entire parceL 

c. All encroachment allowances, including permissible deviations, shall be 
subject to a determination by the Planning Director that such encroach­
ment supports the findings of fact set forth in the City's Hillside Review 
Zone . 
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d. For purposes of determining allowable encroachment, only that portion 
of a parcel or ownership lying within the coastal zone shall be used in 
the calculation. 

3. Encroachment allowances for the development of slopes of25 percent grade and 
over occurring on either slope category described in paragraphs "1." or "2." above, 
shall not be transferable between categories. 

4. All natural slopes of25 percent grade and over 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 device which will preclude any future development or grading of 
such slopes. 

GRADING 

1. Grading plans for permitted development that is otherwise consistent with the Local 
Coastal Program shall include: 

a. A map showing existing and proposed contours at ten-foot intervals of 
the property, as well as details of existing and future topography and 
area drainage. 

b. The direction of drainage flow and detailed plans for locations of all 
proposed runoff control devices. The area to be served by any drains 
shan·also be mapped. 

c. A schedule showing when each stage of the project will be completed, 
including the total area of soil surface which is to be disturbed during 
each stage and estimated starting and completion dates. 

d. The grading plan shall be prepared by a professional engineer registered 
with the State of California. 

e. The findings and conclusions of the North City West Drainage Study by 
Leeds, Hill and Jewett, Inc., and any subsequent watershed hydrology 
studies in order to satisfy the drainage control requirements in Carmel 
Valley. 

2. All grading plans shall conform to all of the following, as applicable. 

a. A grading plan that incorporates runoff and erosion control procedures 
to be utilized during all phases of project development shall be prepared 
and submitted concurrently with subdivision improvement plans or 
planned development applications where such development is proposed 
to occur on lands that will be graded, filled or have a slope of 25 percent 
or greater. Such a plan shall be prepared by a registered civil engineer 
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and shall be designed to assure that there will be no increase in the peak 
runoff rate from the fully developed site over the greatest discharge that 
would occur from the existing undeveloped site as a result of the 
intensity of rainfall expected during a six-hour period once every ten 
years (the "six-hour, ten-year" design storm). Runoff control shall be 
accomplished by establishing on-site or at suitable nearby locations 
catchment basins, detention basins, and siltation traps along with energy 
dissipating measures at the terminus of storm drains or other similar 
means of equal or greater effectiveness . 

b. Sediment basins (debris basins, desilting basins, or silt traps) shall be 
installed in conjunction with the initial grading operations and main­
tained through the development process as necessary to remove sediment 
from runoff waters draining from the land undergoing development . 
Areas disturbed but not completed prior to November 15, including 
graded pads and stockpiles, shall be suitably prepared to prevent soil loss 
during the late fall and winter seasons. All graded slopes shall be 
stabilized prior to November 15 by means of native vegetation, if 
feasible, or by other suitable means. The use of vegetation as a means 
of controlling site erosion shall be accomplished pursuant to plans and 
specifications prepared by a licensed landscape architect or other 
qualified professional. Erosion control utilizing vegetation may include, 
but is not limited to, seeding, mulching, fertilization and irrigation within 
sufficient time prior to November 15 to provide landscape coverage that 
is adequate to achieve the provisions of this policy . 

Temporary erosion control measures shall include the use of berms, 
interceptor ditches, sandbagging, hay bales, filtered inlets, debris basins, 
silt traps. or other similar means of equal or greater effectiveness. From 
November 15 to May 31, grading may be permitted provided the 
applicant conforms to the requirements of subsection "c" and submits 
monthly documentation within two weeks following the end of the 
preceding month to the City Engineer of the condition of the erosion 
control procedures for graded pads, slopes and stockpiles whenever 
precipitation during the calendar month exceeds two (2) inches . 

c. From November 15 to March 31, grading may only occur: (1) in 
increments as determined by the City Engineer based on site-specific soil 
erodibility and slopes in order to minimize soil exposure, and if (2) the 
applicant has installed temporary erosion control measures that the City 
Engineer finds are designed to assure that there will be no increase in 
peak runoff rate from the fully developed site over the greatest discharge 
that would occur from the existing undeveloped site as a result of the 
intensity of rainfall expected during a six-hour period once every ten 
years (the "six-hour, ten-year" design storm); (3) the applicant posts a 
bond sufficient to cover the costs of any remedial grading and replanting 
of vegetation, including any restoration of lagoon, wetland, or other 
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environmentally sensitive habitat areas adversely affected by the failure 
of the erosion control measure required pursuant to Subsection (C)(2), 
as determined by the City Engineer, which bond will insure to the 
benefit of the City in case of non-compliance, as determined by the City 
Engineer, and (4) the applicant agrees to provide daily documentation to 
the City Engineer of the condition of the erosion control procedures for 
any 24-hour period in which precipitation exceeds 0.25 inches. Such 
documentation shall be provided within five working days of said 24-
hour period. Failure to provide such documentation or occurrence of 
any significant discharge of sediments or silts in violation of this policy 
shall constitute automatic grounds for suspension of the applicant's 
grading permit(s) during the period ofNovember 15 to March 31. 

1. Within perimeter areas of development, landscaped buffers shall be provided to 
screen views of development from Los Pefiasquitos Canyon Preserve. 

2. Landscaping in areas adjacent to Los Pefiasquitos Canyon Preserve shall utilize 
native and/or drought tolerant, non-invasive plant material. 

3. Landscaping and brush management shall comply with the Landscape Technical 
Manual (November 1989) unless specifically modified through an amendment to 
the Local Coastal Program. 

UTILITIES 

1. Local utility distribution shall be underground in all new developments, whenever 
feasible. 
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SORRENTO HILLS 
LEGISLATIVE FRAMEWORK 

The Sorrento Hills Community Plan was developed within the context of a legislative framework on 
federal, state and local levels. Among the more important levels of influence are: 

• Section 65450 of the Government Code of the State of California (State Planning and Zoning Act) 
which gives authority for the preparation of the community plan and specifies the elements which 
must appear in each plan. It also provides a means for adoption and administering these plans . 

• Government Code Chapter 4.3 requires that local governments and agencies provide incentives 
to developers to include affordable units in housing projects. The City has adopted an ordinance 
which establishes an Affordable Housing Density Bonus that provides for an increase in density 
in a given zone to be granted for projects in which a portion of the total housing units are for low 
or moderate income persons . 

• The California Environmental Quality Act of 1970 (CEQA), as amended, requires environmental 
documents be prepared for all community plans. Separate, detailed environmental impacts reports 
are also required for all projects which may adversely affect the environment, including actions 
related to implementing this plan . 

• The Regional Air Quality Strategy (RAQS) was developed in 1977 to achieve a level of air 
quality in the San Diego Air Basin that would meet federal air quality standards set forth in the 
National Clean Air Act. A major-recommendation pertinent to this planning effort is to include 
air quality considerations in all land use and transportation plans . 

• The California Coastal Act 1976 mandates that all designated coastal areas develop a Local 
Coastal Plan which is consistent with state-wide goals and objectives. The North City Local 
Coastal Program and Land Use Plan, with revisions, was adopted by the City Council in March 
1987. The plan provides specific guidelines for the development of that area of the community 
which lies within the coastal zone boundary. The Coastal Commission has also approved City 
Zoning Ordinance as implementation ofthe North City LCP . 

• The Progress Guide and General Plan of the City of San Diego establishes city-wide goals, 
guidelines, standards and recommendation which serve as the basis for the goals, objectives and 
recommendations of the community plan . 

• The city-wide zoning and subdivision ordinances which regulate the development and subdivision 
of land in the City of San Diego . 

In addition to legislation and ordinances, the City Council had adopted a number of policies to serve as 
guidelines in the decision-making process. Many of the policies relate directly to planning issues and 
are used in implementing plan recommendations . 
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SORRENTO HILLS 
LAND USE INTENSITY COMPARISON 

19~94 PLAN AND 199496 PLAN 

1994 1996 

LAND USE 
COMMUNITY COMMUNITY 

PLAN PLA.~ 

Single Family Residential 252 units 1,334 units 

Multi Family Residential 2,460 units 770 units 

Commercial 500,500 sq. ft . 647.000 SQ. ft. 

Industrial I Professional Office I 
2,424,000 sq. ft. 1.350.000 sg.ft. 

Scientific Research 

Other: 
28,000 sq. ft. 

Health Club --3,000 sq. ft. -
Day Care 

Neighborhood Park 10 acres 14 acres 

Open Space 278 acres 183 acres 

SDG&E Substation 40 acres 40 acres 

Streets and Freeways 76 acres 66 acres 
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SORRENTO HILLS 
LAND USE INTENSITY AND TRAFFIC GENERATION 

Traffic generated by the 1996 +994-amendment update of the Sorrento Hills Community Plan has been 
evaluated based upon land use intensities and City adopted generation rates. The Community Plan traffic 
study assigns the resultant traffic volumes to the community circulation network based upon Traffic 
Analysis Zones (TAZ). Figure C-1 shows the location of TAZs for the community, and Table C-1 
summarizes the traffic expected from buildout of the community based upon the land use intensities 
recommended by the Community Plan . 
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I I 
LANDU~E 
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SORRENTO HILLS 
RELATIONSHIP TO THE GENERAL PLAN 

The Sorrento Hills Community Plan is a component of the Progress Guide and General Plan. Public 
Resources Code Section 21083.3 requires that a community plan include or reference the seven 
mandatory element of the general plan: 

• Land Use 

• Circulation 

• Housing 

• Conservation 

• Open Space 

The City of San Diego's community plans comprise the Land Use Element of the General Plan. The 
remaining six mandatory element, as well as the following optional elements, are addressed on a city­
wide basis in the Progress Guide and General Plan: 

• Commercial 
• Industrial 
• Community Facilities 
• Resource Conservation 
• Community Design 

The policies established in these elements of the General Plan are included in the Sorrento Hills 
Community Plan by reference. The community plan contains specific proposals intended to implement 
the policies and standards of the General Plan . 
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SORRENTO HILLS 
PLAN UPDATE AND AMENDMENT PROCESS 

While the Sorrento Hills Community Plan sets forth many proposals for implementation, it does not 
establish new regulations or legislation, nor does it rezone property. Some rezonings are recommended 
to carry out the proposals of the plan, and public hearing for these will be held in conjunction with 
hearing for the plan. Should the land use recommendations in the plan necessitate future rezonings, 
subsequent public hearings would be held as necessary so that future development is consistent with the 
plan proposals . 

This plan is not a static document. While it is intended to provide long-range guidance for the orderly 
growth of the community, in order to respond to unanticipated changes in environmental, social, or 
economic conditions, the plan must be continually monitored and updated as necessary to remain 
relevant to community and city needs . 

Once the plan is adopted, two additional steps will follow; implementation and review. Implementation 
refers to the process of putting plan policies and recommendations into effect. Review is the process of 
monitoring the community and recommending changes to the plan as conditions in the community 
change. Guidelines for implementation area provided in the plan, but the process must be based on a 
cooperative effort of private citizens, city officials and other organizations, will provide the community 
needed for an effective implementation program . 
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