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A. OVERVIEW

This is a request for the Planning Commission to evaluate and provide a recommendation to the Board
of Supervisors on the proposed Campo Road Corridor Revitalization Specific Plan (Specific Plan). The
request includes proposed amendments to the General Plan’s Land Use Element and Mobility Element,
an amendment to the Valle de Oro Community Plan, and a rezone of properties within the Specific Plan
area.

The Specific Plan area is a 60-acre area centered on Campo Road between Rogers Road and Granada
Avenue in the Casa de Oro / Mt. Helix neighborhoods within the Valle de Oro Community Planning Area
(CPA). This area, identified as the Campo Road Corridor (Corridor), encompasses the main commercial
strip and adjacent residential uses located one block north and south of Campo Road.

In 2015, the Casa de Oro Alliance (Alliance), a local coalition of residents, business owners, and property
owners with the mission to enrich and beautify the Casa de Oro area, prepared a Conceptual Plan that
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identified issues of community concern and a vision for revitalizing the area. After the Alliance provided 
this Conceptual Plan to the Board of Supervisors (Board), the Board directed Planning & Development 
Services (PDS) staff to work with the Alliance to develop options to assist in revitalization of the area. 
PDS Staff returned to the Board and presented options for regulatory updates to help improve the area 
including design guidelines, form-based zoning, or a General Plan Update/Specific Plan as well as 
community-based financing mechanisms. At the hearing, the Board directed Staff to pursue potential 
funding opportunities (i.e., grants) to support the development of the regulatory updates in addition to 
working with the community stakeholders to continue efforts addressing code compliance in Casa de 
Oro. In response to Board direction, County Staff applied for a SANDAG Smart Growth Incentive 
Planning (SGIP) Grant to develop a Specific Plan for the Corridor. The SGIP grant was awarded to the 
County to support planning activities that would facilitate compact, mixed-use, transit-oriented 
development and increase housing and transportation choices. 

This Specific Plan, developed through a collaborative public outreach process, establishes a long-term 
vision to enhance the Corridor through updated objective development and design standards, new land 
uses, and a reconfiguration of Campo Road. It considered information in the Conceptual Plan and 
gathered through public input.  The accompanying goals and strategies are intended to revitalize the 
area from a “drive-through” corridor to a “drive-to” destination with a sense of place that improves multi-
mobility through updated traffic controls, wider sidewalks, on-street parking, and protected Class IV 
bike lanes, which are physically separated bikeways for the exclusive use of bicycles. The Specific 
Plan aligns with these smart-growth principles, and includes strategies, goals, and an 
implementation plan designed to introduce more housing options along Campo Road, to support new 
and existing businesses in the Corridor, and to improve multimodal access and safety. The 
Implementation Plan identifies the actions, funding needs, and public-private financing 
mechanisms to achieve the vision outlined in the Specific Plan.  

B. STAFF RECOMMENDATIONS

Staff recommends that the Planning Commission take the following actions:

1. Find that the General Plan Environmental Impact Report (EIR), dated August 3, 2011, on file with
Planning & Development Services (PDS) as Environmental Review Number 02-ZA-001, was
completed in compliance with the California Environmental Quality Act (CEQA) and the State and
County of San Diego (County) CEQA Guidelines and that the Planning Commission has reviewed
and considered the information contained therein and the Addendum (PDS2021-ER-21-00-004)
thereto dated October 7, 2021, on file with PDS, prior to making its recommendation on the Campo
Road Corridor Revitalization Specific Plan (PDS2021-SPA-21-002, PDS2021-GPA-21-006,
PDS2021-REZ-21-003).

2. Find that there are no changes in the project or in the circumstances under which the project is
undertaken that involve significant new environmental impacts which were not considered in the
previously certified EIR dated August 3, 2011; that there is no substantial increase in the severity of
previously identified significant effects; and that no new information of substantial importance has
become available since the EIR was certified as explained in the Environmental Review Update
Checklist (PDS2021-ER-21-00-004) dated October 7, 2021.
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3. Recommend that the Board of Supervisors adopt the attached Resolution: 

A Resolution of the San Diego County Board of Supervisors Adopting the Campo Road Corridor 
Revitalization Specific Plan and General Plan Amendment [SPA-21-002; GPA 21-006]. 

4. Recommend that the Board of Supervisors adopt the attached Form of Ordinance:  

An Ordinance Changing the Zoning Classification of Certain Property Within the County of San Diego 
Related to the Campo Road Corridor Revitalization Specific Plan and General Plan Amendment 
[REZ 21-003]. 

C. BACKGROUND 

The Specific Plan area is a 60-acre area centered on Campo Road between Rogers Road and Granada 
Avenue in the Casa de Oro / Mt. Helix neighborhoods within the Valle de Oro Community Planning Area 
(CPA). This area, identified as the “Corridor,” encompasses the main commercial strip and adjacent 
residential uses located one block north and south of Campo Road. Since its construction in the 1920s, 
Campo Road has served as the primary commercial thoroughfare for the Casa de Oro area. However, 
when State Route 94 was constructed in the 1970s, investment in the Corridor steadily declined as it 
allowed drivers to bypass the Corridor from the west to access newer commercial areas to the east, such 
as Rancho San Diego. 

The California Healthy Places Index, which ranks census tracts in terms of healthy community conditions 
through policy action areas like transportation, housing, and clean environment, identifies most of the 
Specific Plan area as being in the bottom half of California census tracts. Census tracts to the south and 
east within the Corridor are also identified as low-income communities under Assembly Bill (AB) 1550, 
which identifies tracts with median household incomes at or below 80 percent of the statewide median 
income or with median household incomes at or below the threshold designated as low-income by 
Housing and Community Development’s State Income Limits. 

The Corridor is also within an identified “Infill Area”, which are locations within the unincorporated area 
that have higher densities and a greater mix of land uses where neither further Vehicle Miles Traveled 
(VMT) analysis nor mitigation is required under California Environmental Quality Act (CEQA) review.  The 
Specific Plan, with its updated development standards and streamlined permit processing, will further 
incentivize future development to locate within this Infill Area. 

Today, the Corridor is zoned for general commercial uses and features community-serving retail and 
dining, a grocery store, professional services, and civic uses including a post office, Sheriff substation, 
and the County Library’s Casa de Oro branch. The Santa Sophia Church and Academy, Spring Valley 
Academy, Estrella Park, and the planned Casa de Oro County Library and Park, are located immediately 
to the north of the Specific Plan area. 

Campo Road is classified in the Mobility Element as a two-way Boulevard, consisting of two travel lanes 
in each direction with a reversible turn lane in the middle. Both directions have a five-foot striped bike 
lane, and six-foot attached sidewalks, reduced to three feet in areas with bus stop benches and fire 
hydrants. The Corridor currently requires 50-foot front setbacks that contain large surface parking areas 
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with little to no vegetation. The current road configuration and large front setbacks create an inconsistent 
and uninviting streetscape for pedestrians and bicyclists. 

On September 27, 2017, the Board of Supervisors (Board) directed Planning & Development Services 
(PDS) staff to work with the Casa De Oro Alliance (Alliance) to develop options to assist in revitalization 
of the area. PDS in coordination with the Alliance to conduct an initial assessment of the area and 
community outreach with residents, business and property owners. PDS Staff returned to the Board on 
January 24, 2018 and presented options for regulatory updates to help improve the area including design 
guidelines, form-based zoning, or a General Plan Update/Specific Plan as well as community-based 
financing mechanisms. At the hearing, the Board directed Staff to pursue potential funding opportunities 
(i.e., grants) to support the development of the regulatory updates in addition to working with the 
community stakeholders to continue efforts addressing code compliance in Casa de Oro. The Board also 
provided $30,000 from the District 2 Neighborhood Reinvestment Program to conduct a survey of 
business and property owners to determine the level of interest in forming a community-based financing 
mechanism. Staff plan to conduct this survey in Winter 2022/2023.  

In response to Board direction, County Staff applied for a SANDAG Smart Growth Incentive Planning 
(SGIP) Grant to develop a Specific Plan for the Corridor. The SGIP grant was awarded on January 28, 
2019 to support planning activities that would facilitate compact, mixed-use, transit-oriented development 
and increase housing and transportation choices. The Specific Plan aligns with these smart-growth 
principles, and includes strategies, goals, and an implementation plan designed to introduce more 
housing options along Campo Road, to support new and existing businesses in the Corridor, and to 
improve multimodal access and safety. 

This Specific Plan proposes development that is equal to, or less impactful than, the land uses analyzed 
and approved as part of the 2011 General Plan Update Environmental Impact Report (GPU EIR). While 
the strategies in the Specific Plan propose updates to the development standards and design guidelines 
that currently exist on Campo Road to create a safer, more walkable “main street,” the Specific Plan does 
not intensify development past what the GPU EIR analyzed and will create new opportunities for existing 
businesses to continue to grow and operate with the community. 

D. PUBLIC INPUT 

The development of the Campo Road Corridor Revitalization Specific Plan (Specific Plan) included a 
robust public outreach process, actively engaging with the Casa de Oro community and broader 
stakeholders since 2017. Public engagement was fundamental to the development of the vision, goals, 
and strategies contained in the Specific Plan. The outreach strategy included multiple webinars, 
workshops, surveys, public events on Campo Road, individual stakeholder group and communication 
team meetings, individual interviews, Community Planning Group (CPG) presentations, flyers mailed to 
over 3,500 property owners and residents and distributed on foot to businesses in the Corridor, and 
regular updates to the project website. Due to the COVID-19 pandemic, outreach events after March 
2020 were mainly conducted remotely through Zoom. The following community outreach events were 
held during the development of the Specific Plan: 

• Fall 2017/Winter 2018 – Valle de Oro CPG Meeting, Spring Valley CPG Meeting, and Public 
Workshop 

• Fall 2019/Winter 2020 – Casa de Oro Fall Festival and Community Visioning Workshop 
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• Fall 2020 – Guiding Principles Workshop and Visual Preferences/Planning Concepts Workshop 
• Fall 2021 – Valle de Oro CPG Meeting, Public Review Public Workshop, CDO Alliance Meeting 
• Winter 2022 – Valle de Oro CPG Meeting, CDO Alliance Meeting 
• Spring 2022 – Valle de Oro CPG Meeting, CDO Alliance Meeting 
• Fall 2022 – Valle de Oro CPG Meeting, Spring Valley CPG Meeting, CDO Alliance Meeting 
• Ongoing Monthly Meetings – The County held monthly communication team meetings with members 

of the community, Valle de Oro CPG, and Alliance to maintain consistency between the drafting of 
the Specific Plan and community priorities. 

Staff categorized feedback received during the 2020 Fall and Winter outreach events into themes, which 
led to the development of the Specific Plan’s stated vision: “Create an attractive, vibrant, and pedestrian-
oriented mixed-use district and center of activity in which a historically rich, culturally diverse community 
can live, work, shop, dine, and socialize. Campo Road should continue to serve as the heart of the 
Corridor.” Five goals were also crafted based on this feedback, which further direct and focus the action-
oriented strategies proposed in the Specific Plan: 

1. A welcoming place for everyone – Prioritizes creating a destination for social gathering, wide, 
accessible sidewalks, bike lanes suitable for all ages and skill levels, and a mixture of complementary 
businesses and residences. 

2. A connected corridor – Focuses on multimodal access through the Corridor, connecting Campo Road 
to the surrounding area through improved pedestrian and bicycle facilities. 

3. A cohesive look and feel of the place – Ensures that the updated development standards allow for 
efficient building and site design, placing buildings directly along Campo Road to create a “main 
street” streetscape and to encourage business investment into Casa de Oro. 

4. A thriving community – Provides strategies on providing options for a variety of residential choices 
to support the new and existing businesses along Campo Road. 

5. An accessible and equitable place – Emphasizes the utilization of the outside travel lanes for on-
street parking, expanded bus pull-out areas, protected Class IV bike lanes, and wider sidewalks to 
allow the appropriate space for Americans with Disabilities (ADA) compliant curb ramps at 
intersections to improve accessibility within the Corridor for all. 

The draft Specific Plan and corresponding environmental documents were made available for a 45-day 
Public Review between October 7 to November 22, 2021. During Public Review, stakeholders submitted 
32 comment letters and over 250 individual comments related to land use, traffic, transportation options, 
and implementation. Staff reviewed the comments and used the input to produce the Draft Pre-Final 
Specific Plan. Additional revisions were made in response to comments received in April 2022 and 
another revised version of the document was provided to the community later in August 2022.  

E. COMMUNITY PLANNING GROUP (CPG) 

Although the Campo Road Corridor Revitalization Specific Plan (Specific Plan) area is located entirely 
within the Valle de Oro Community Planning Area, Staff offered to present information on the Specific 
Plan to both the Valle de Oro CPG and the Spring Valley CPGs. Staff met with the Valle de Oro CPG six 
times during the development of the Specific Plan, (11/7/17, 1/2/18, 11/2/21), and again following Public 
Review (4/5/22, 8/2/22, 9/13/22), to provide an overview of the revisions included in the Draft Final and 
Pre-Final Plan. The Valle de Oro CPG voted eleven in favor and zero against, with four absences to 
recommend approval of the Specific Plan. 
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The Spring Valley CPG declined two initial offers for staff presentations on the project (11/23/21, 3/22/22), 
but met with Staff for a presentation of the contents of the Specific Plan in September (9/27/22). 

F. ANALYSIS AND DISCUSSION 

A specific plan provides a focused vision for a defined geographic area that is consistent with all 
applicable plans, including the County’s General Plan, the Community Plan for the area, as well as local 
and regional transportation plans. It also implements policies in those plans through establishing design 
standards and development strategies. It establishes custom zoning for an area in line with the priorities 
and goals of the affected residents, business owners, and stakeholders. 

The vision, goals, and strategies of the Campo Road Corridor Revitalization Specific Plan (Specific Plan) 
were developed in coordination with the community to meet community needs while also aligning with 
local and regional policies and planning efforts. The strategies contained in the Specific Plan can be 
categorized as either 1) Building Use and Design Strategies or 2) Multimodal Safety Strategies. 

While the Campo Road Commercial Corridor (Corridor) is not identified as an Environmental Justice 
Community, the strategies in the Specific Plan still strive to address the goals of the County in terms of 
Environmental Justice, including promoting the equitable location of public improvements, public services 
and community amenities within the Corridor, increasing physical activity resources such as accessible 
sidewalks and protected bike lanes, and including multimodal land use design that help reduce Vehicle 
Miles Traveled (VMT). 

Building Use and Design Strategies 

Updated Land Uses and New Development Standards 

The properties within the Specific Plan are currently zoned General Commercial (C36), except for two 
parcels zoned Visitor Serving Commercial (C42) and one parcel zoned Single-Family Residential (RS). 
The adoption of the Specific Plan will rezone all properties within the Corridor as “Specific Plan Area 
(S88).” Table 1 below lists how residential and commercial uses are currently permitted within these zone 
districts, and what would be allowed by the Specific Plan. Additional discussion of the proposed S88 
zone district can be found below. 

Table 1: Existing and Proposed Zone District Comparison 

 Existing Proposed 
Zone District C36 C42 RS Specific Plan Area (S88) 

Acres 40.6 1.9 0.15 60.1 

Residential 
Uses 

Allowed as a 
secondary use up to 
50% of the primary 
commercial use’s 

area 

Allowed as a 
secondary use up to 
50% of the primary 

commercial use’s area 

Single-Family 
Residential 

Allowed as a primary use along 
with mixed-use with commercial 

uses 

Commercial 
Uses Allowed Allowed Not Allowed 

Allowed as a primary use along 
with mixed-use with residential 

units 
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Housing and Mixed-Use Development 

Except for a few clusters of multi-family housing located in the vicinity of Campo Road, most of the 
housing in the Valle de Oro Community Planning Area is single-family. Staff received comments from the 
public expressing their want for more housing options to be provided in Casa de Oro. Providing new 
moderate density and mixed-use housing opportunities helps to meet County housing needs for a variety 
of income levels. Current zoning only allows for two-story vertical mixed-use structures with ground-floor 
commercial and residential units above, which limits the type, affordability, and development feasibility 
of housing along the Corridor. 

The Specific Plan area is subject to Senate Bill 35 (SB 35), which allows the County to streamline review 
and approval of eligible affordable housing projects through a ministerial approval process, exempting 
such projects from environmental review under the California Environmental Quality Act (“CEQA”). The 
County can only review the project against applicable zoning and objective standards in effect. The 
Specific Plan establishes these objective design standards, which will implement the community’s vision 
for the area while also encouraging private investment in new affordable housing in the area through 
expedited development review.  

Building Setbacks 

Current C36 standards include large, 50-foot minimum front setbacks. This creates expansive off-street 
parking in front of businesses, significantly reducing the amount of usable space for buildings on each 
lot and discouraging pedestrian traffic along Campo Road and between individual commercial lots. 
Throughout the outreach process, Staff received comments about the need for an active streetscape to 
create a corridor that is more pedestrian friendly to help revitalize the area. The Specific Plan proposes 
a 12-foot maximum front setback that requires structures to be built closer to Campo Road, with parking 
in the rear of buildings. This change will create a pedestrian-friendly “Main Street” development pattern 
with consistent store frontages but also the flexibility to create variety and visual interest in the buildings’ 
facades, entrances, projections, and outdoor eating/display areas. Additionally, adjacent properties along 
the two parallel routes to Campo Road, San Juan Street to the north and Kenora Drive to the south, 
currently face the backside of the retail centers along Campo Road and do not feature any pedestrian 
facilities. The Specific Plan proposes additional setbacks from these two routes to allow for the installation 
of sidewalks, lighting, and screening from moving vehicles, in this future. 

Building Height 

The current C36 zoning limits the maximum height of structures to 35 feet and a maximum of two stories. 
The Specific Plan proposes to allow up to 62 feet in height and four stories near the center of the Corridor, 
and up to 48 feet and three stories near each end of the Corridor. Comments expressed by the public 
spoke to the area’s need to have a sense of place, creating a unique destination in the area, which is 
supported by a mixture of uses. Having taller buildings within the Corridor will allow a diversity of 
commercial uses along with providing additional housing options in Casa de Oro. The General Plan 
Housing Element identifies building height restrictions as a barrier to achieving the County’s planned 
densities. Proposed objective development standards will focus heights of the buildings closer to Campo 
Road through floor area ratio requirements and reduced setback requirements, and would make 
redevelopment more economically viable by accommodating different building types that could be 
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constructed. It would also create a well-designed, walkable streetscape that would facilitate the Corridor’s 
development buildout envisioned in the County’s General Plan’s Environmental Impact Report (EIR).  

Parking Standards 

A Traffic Analysis and Parking Assessment was conducted for the Specific Plan in 2019, prior to the 
COVID-19 Pandemic. The Parking Assessment revealed a pre-pandemic underutilization of existing 
parking spaces, with a little less than half (about 46%, or 793 of the total 1,786) of the off-street parking 
spaces being used during the busiest hour (2 PM). Comments received through public review of the 
Specific Plan  

Based on this data, the Specific Plan provides strategies that will support both individual and cumulative 
parking requirement reductions while balancing the area’s parking needs and the providing for pedestrian 
and cyclist facilities that will help to encourage alternative modes of transit throughout the corridor. These 
reductions are intended to address and reduce site constraints for existing businesses, new commercial 
uses, and changes of uses, particularly for small lots. The Specific Plan also introduces approximately 
150 new on-street parking spaces, which can contribute to off‐street parking minimum requirements for 
commercial developments. These new parking spaces are proposed to utilize the existing outside travel 
lane space, to be provided in a head-out angled orientation, and to act as a physical barrier for the 
proposed Class IV bike lanes. In addition to protecting the bike lanes to be more welcoming for cyclists 
of all ages and skill levels, head-out angled parking has been shown to be a safer parking orientation for 
all users of Campo Road than traditional head-in angled parking and parallel parking spaces. Backing 
into these spaces use similar automobile movement as parking parallel to curbs, leaving these spaces 
emulate turning right onto a street to merge forward with traffic instead of backing out against traffic, and 
all these parking movements never require automobiles to enter the bike lane. 

Community Space Program 

The Community Space Program included in the Specific Plan offers incentives for the creation of usable 
community space and mixed-use projects to initiate the new main street development pattern and 
catalyze further development. The incentives allow an additional floor of building height (up to 10 
additional feet and 1 additional story) and additional developable floor area for developments that provide 
any of the following types of public amenities along Campo Road: 

• A public plaza, park, green or square designed per the Design Guidelines in the Specific Plan 
• A pedestrian-accessible paseo that connects streets located north or south of Campo Road 
• Funding the design or construction of additional streetscape improvements past what is typically 

required 

The first mixed-use redevelopment project will also be eligible for this program, even if does not include 
any of the features above. 

Multi-Modal Strategies 

Campo Road Reconfiguration 

One of the most prominent features of the Specific Plan is the reconfiguration of Campo Road from an 
auto-centric “drive through” corridor to a multimodal “drive to” destination. The strategies in the Specific 
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Plan create the opportunity for a variety of options to travel to and within the Corridor, via cycling, walking, 
and driving, and promotes a diversity of building types and uses, allowing for both residential and 
commercial uses within the same structure. Under the Specific Plan reconfiguration design, Campo Road 
will continue to provide sufficient traffic capacity while prioritizing safety, connectivity, universal access 
and placemaking opportunities. The reconfiguration aligns with the Board’s Complete Streets Policy (J-
38), which requires consideration of persons of all abilities and using all modes of transportation for a 
roadway project. This applies to public access to streets for cyclists, pedestrians, and other forms of 
mobility. The reconfiguration also addresses the public feedback received throughout the development 
of the Specific Plan and meets the objectives of the SANDAG Smart Growth Incentive Planning (SGIP) 
Grant, facilitating compact, mixed-use, transit-oriented development while increasing housing and 
transportation choices. 

The reconfiguration proposes reducing the number of travel lanes on Campo Road between Conrad 
Drive and Granada Avenue from four to two. A reduction in lanes, such as what is proposed, is commonly 
referred to as a "road diet." Road diets can provide numerous benefits, such as improving safety by 
slowing down through traffic, providing more space for bicycle and pedestrian facilities, and improving 
the pedestrian experience in an area because narrower streets feel easier to navigate. The traffic 
assessments and forecasts analyzed as part of the 2019 traffic study indicate that two lanes are adequate 
to accommodate existing and proposed trips at project buildout while maintaining travel time for vehicles 
from one end of the Corridor to the other. Campo Road west of Conrad Drive will remain as four lanes 
since the two signals at Conrad Drive and Kenwood Drive function together, and turn movements and 
volumes are best accommodated through traffic signals. 

The roadway between Conrad Drive and Granada Avenue currently utilizes only 76 feet of the 100-foot 
public right-of-way. The Specific Plan proposes the use of the entire 100 feet to provide one lane in each 
direction, intermittent rolled curb medians, angled parking, Class IV bike lanes, and wider sidewalks. The 
reconfiguration will also allow for on-street parking and pedestrian bump-outs at corners, which shorten 
pedestrian crossing distances and add room for street trees and landscaping. The goal of these features 
is to: improve pedestrian and bicyclist safety through lowered vehicle speeds, reduced conflict points and 
accidents, and safer sidewalks and bike lanes for users of all abilities. Making walking and biking more 
accessible can help reduce vehicle miles travelled in personal vehicles as well.  

Intersection Design 

The Specific Plan incorporates strategies to achieve multi-modal safety while maintaining consistent 
traffic operations on Campo Road, including proposing four new roundabouts at the intersections of 
Bonita Street, Barcelona Street, Granada Avenue, and a newly proposed internal circulation route 
between Conrad Drive and Bonita Street, and two modified left turn intersections at Cordoba Avenue 
and a second proposed internal circulation route between Conrad and Bonita.  

There are several benefits to using roundabouts in the reconfiguration of Campo Road including a 
smoother flow of traffic as well as reductions in conflicts, speed, and noise level. Even though the road 
diet will reduce vehicle speeds, roundabouts will allow traffic to continuously flow and will not extend the 
overall travel time it takes to get through the corridor in a personal vehicle. The Specific Plan’s proposal 
for mountable curbs on the center median and roundabouts also allow emergency vehicles to utilize 
additional space in the road, not impacting public safety response through the Corridor. Traffic accident 
data shows 98 collisions on Campo Road in only the last five years, including two resulting in severe 
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injury and 38 collisions resulting in minor injury and/or pain. The combination of roundabouts, single-lane 
roadways, and vehicle speeds under 25 mph all have lower incidents of accidents, collisions, pedestrian 
and cyclist injury, and fatalities. Roundabouts allow for safe U-turn movements to access spaces on the 
opposite side of the street and eliminate left-turn movements in front of oncoming vehicles, improving 
driver safety. 

Modified left turn intersections have many of the same safety features as roundabouts. These 
intersections provide a protected lane within the median space for drivers to turn left onto cross streets 
while allowing traffic in the main travel lane to continue through. Drivers traveling from the cross streets 
will not have the option of driving straight across or turning left onto Campo Road. This type of intersection 
offers an opportunity for mid-block crosswalks, and more flexible routes for pedestrians through the 
Corridor. Having both roundabouts and modified left turn intersections along Campo Road will provide 
the consistent flow of traffic through the Corridor while also allowing the flexibility to easily travel to all 
areas in and around the Specific Plan area by a variety of transportation modes. 

Safer and Maintained Traffic Flow Through Campo Road 

The Specific Plan combines the benefits and safety outcomes of the roadway reconfiguration and 
intersection design strategies such as shorter crosswalks for pedestrians, improved visibility and 
protection for cyclists, and slower, safer driving conditions for drivers to improve safety within the Corridor 
and to maintain similar traffic operations on Campo Road to what exists today. 

The County’s General Plan Policy M-2.1 includes standards for acceptable levels of service (LOS) and 
uses LOS to require certain roadway/intersection improvements. LOS measures the subjective 
experience of the driver in traffic. LOS A is free-flow traffic with virtually no impact to drivers from other 
vehicles on the road, and LOS F is heavy traffic congestion with stop-and-go waves, poor travel times 
and low comfort and convenience. 

Senate Bill 743 identifies traffic impacts for CEQA to be assessed by Vehicle Miles Traveled (VMT) to 
evaluate a project’s transportation related environmental impacts, replacing LOS. While the metric of 
LOS is no longer used to determine significant impacts for CEQA environmental review, LOS is a metric 
that can be used to evaluate roadway network/intersection operational efficiency. The Specific Plan area 
is located within an identified VMT “Infill Area”, which are locations within the unincorporated area that 
have higher densities and a greater mix of land uses where no VMT analysis or VMT mitigation would 
be required, being considered to have a less than significant impact for VMT. 

A traffic analysis was conducted in 2021 evaluating traffic flow along Campo Road under three scenarios: 
existing conditions, planned conditions under the General Plan’s buildout, and Specific Plan conditions 
after implementation. Existing conditions along Campo Road show two intersections (Granada Avenue 
and Cordoba Avenue) that currently operate at unacceptable LOS. The findings of the traffic analysis 
based on the conceptual design of Campo Road proposed in the Specific Plan show an improvement of 
Granada Avenue and Cordoba Avenue to acceptable LOS, while two other existing intersections (Bonita 
Street and Barcelona Street) are projected to not achieve an acceptable LOS after implementation. The 
design of any intersection changes would have to improve LOS to acceptable levels, through such 
features as including traffic signals. 
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The inclusion of traffic signals at these two intersections would reduce the positive safety impacts for all 
users of Campo Road, widening the street to allow for dedicated left turn lanes, creating additional stop-
and-go traffic by waiting at traffic lights, and extending the distance for pedestrians to cross streets. 
Roundabouts facilitate both U-turns and left turns without the addition of a dedicated turn lane, keeping 
the street narrower and decreasing crosswalk distance. U-turn movements would not be possible even 
with signalized intersections. Traffic through roundabouts consistently flows at slower speeds as opposed 
to stop-and-go traffic at traffic signals. According to the California Environmental Protection Agency’s 
policy brief “Impacts of Traffic Operations Strategies on Passenger Vehicle Use and Greenhouse Gas 
Emissions” stop-and-go traffic “generates excessive greenhouse gas emissions relative to smooth traffic 
flow.” This constant traffic flow also reduces the severity of automobile accidents and conflict points 
between drivers, pedestrians, and cyclists.  

Additionally, the proposed angled, head-out on-street parking spaces near signalized intersections would 
not be able to be provided as dedicated turn lanes do not just require more space at the intersection, but 
also requires an additional lane for a turning car’s approach to the signalized intersection. These on-
street parking spaces serve as the barrier for the Class IV bike lanes, and their removal would require 
the travel lane to be adjacent to the bike lane for segments around signalized intersections.  

The traffic analysis ultimately recommends that final traffic control at these intersections be determined 
during a later phase of implementation, and the intersection would then be designed to meet the County’s 
standards. Other trends such as telecommuting and other transportation infrastructure factors can be 
considered, and a more recent traffic forecast during the final design phase of construction can be used 
to determine the appropriate traffic control at that time. The full traffic analysis can be found in Attachment 
H. 

Public Review Outcomes 

During and after Public Review, comments were provided regarding the updated development standards, 
road safety, and Campo Road’s proposed reconfiguration. Staff reviewed all the comments received, 
and the following is an overview of the more substantial revisions that were incorporated into the Specific 
Plan. Supporting information and consideration for revisions made to the Draft Specific Plan based on 
stakeholder feedback can be found in Attachment F. 
 
Bike Lanes 

Staff received comments that residents wanted a safe corridor for walking, biking, and driving, and better 
connections between businesses and that painted bike lanes, even with additional width, are not 
accessible by users of all ages and all skills, as they are directly next to moving traffic. In response, the 
Specific Plan reconfiguration of Campo Road includes physically protected bike lanes, located between 
on-street parking and the sidewalk to make the Corridor even more accessible and equitable to everyone. 
This style of bike lane aligns with the recommendation of the County’s Active Transportation Plan and 
garnered the support of local bicycle advocacy groups such as Circulate SD and the San Diego County 
Bike Coalition. 
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Center Median Treatments and Emergency Access 

Staff worked with local fire and law enforcement to design 7-foot-wide intermittent medians that would 
prevent dangerous driving maneuvers, minimize the maintenance needed for emergency vehicle use, 
and feature painted sections allowing space for fire and law enforcement to respond to community calls 
and not disrupt the flow of traffic. Emergency response agencies including the San Miguel Fire Protection 
District and the San Diego Sheriff’s Department did not anticipate reductions in response times due to 
these proposed improvements and access to alternative routes. 

Exterior Remodeling of Existing Structures 
 
The Public Review Draft of the Specific Plan proposed requiring a Site Plan process for all exterior 
building modifications regardless of scope to attain the streetscape concept laid out in the Specific Plan 
in a shorter timeframe. Comments were received regarding the potential future deterioration of existing 
structures due to businesses not wanting to go through a Site Plan process for needed exterior 
modifications or repairs. The Site Plan process is an in-depth review of proposed development projects 
to ensure that the requirements of the Zoning Ordinance are being followed. The Specific Plan has been 
revised to allow for existing businesses in the Corridor to be able to repair and remodel their structures 
without having to go through a Site Plan approval process, which is consistent with the standards set in 
the Zoning Ordinance and will reduce processing time and project costs for these types of improvements 
to existing structures within the Specific Plan area. 
 
Community Member Request to Add Mini-Warehousing as an Allowed Use 

After the release of the draft Specific Plan and the conclusion of Public Review, a request was received 
to consider mini-warehousing as an allowed use on an individual parcel within the Specific Plan area. 
The request was received from the current lessee of the subject parcel.  Staff met with the lessee, to 
provide an overview of the Specific Plan and to better understand their request. The lessee clarified that 
it was their intention to open pickleball courts but that they would like to have the mini-warehouse use as 
an alternative for a future self-storage business. The Specific Plan would allow for a recreational use like 
pickleball, but as proposed, the Specific Plan would not allow for a proposed mini-warehouse use in the 
future. Staff recommended that the lessee engage with the community to receive feedback about 
including this use in the Specific Plan. The Casa de Oro Alliance and the Valle de Oro CPG heard 
presentations at their monthly meetings in September 2022 and voted to support the pickleball use, and 
chose to not oppose, rather than support, the addition of mini-warehousing uses into the Specific Plan.   

The development of the Specific Plan included a robust public outreach process, actively engaging with 
the Casa de Oro community and broader stakeholders since 2017. Public engagement was fundamental 
to the development of the vision, goals, and strategies contained in the Specific Plan. This engagement 
included multiple webinars, workshops, surveys, public events on Campo Road, individual stakeholder 
group and communication team meetings, individual interviews, Community Planning Group 
presentations, flyers mailed to over 3,500 property owners and residents and distributed on foot to 
businesses in the Corridor, and regular updates to the project website. This input from outreach efforts 
was crucial to the development of the vision and goals in the Specific Plan. 
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Staff recommends that mini-warehousing uses not be added as an allowed use on any parcel in the 
Specific Plan area, due to this its inconsistency with the community identified vision and goals in creating 
a vibrant and pedestrian-oriented center of activity that is a drive to versus drive through community. 

 
San Juan Street and Kenora Drive 
 
San Juan Street is a parallel street north of Campo Road and is a partially county-maintained road with 
an approximate 775- foot private segment between Conrad Drive and Bonita Street not maintained by 
the County. Kenora Drive is a 20-foot wide partially county-maintained alley to the south of Campo Road 
between Bonita Street and Kenwood Drive. Staff received comments regarding the inclusion of San Juan 
Street and Kenora Drive in consideration of the specific plan and ways that these two routes may be 
improved and maintained along with the proposed Campo Road reconfiguration. In response to these 
comments, a new strategy was added called “Cross Streets, Parallel Streets, and Alleys,” which outlines 
the current conditions of these routes, highlighting how their inclusion in future grant opportunities can 
support the overall implementation of the Specific Plan’s vision. 
 
Open Drainage Channels 
 
As part of the public review process, comments were received regarding existing conditions of the open 
drainage channels in the Corridor, specifically along Kenwood Dr and in the block between Bonita Street 
and Barcelona Street, south of Campo Road. The community requested that the County, as part of the 
Specific Plan process, look into what could be done to study and improve this key piece of infrastructure. 
In collaboration with Alliance and the Department of Public Works (DPW), actions have been integrated 
that will assist into addressing improvements to the drainage infrastructure. The Specific Plan includes 
an implementation action to conduct a new drainage study for the area to analyze and propose drainage 
improvements in the area. This updated study can consider community resiliency, water quality events, 
post-fire debris flow, equity, and climate change. This study would also provide an opportunity to develop 
a cost estimate for improvements to better inform future actions to address these drainage channels. 

Specific Plan Consistency with County and Regional Planning Efforts 

County of San Diego General Plan and Valle de Oro Community Plan 

The Specific Plan aligns with the County of San Diego General Plan and assists the County in achieving 
the goal of concentrating new housing and commercial growth in areas with high access to public transit, 
services, and amenities. The Corridor is identified as a Village in the General Plan, and the Specific Plan 
also implements policy M-4.1, which encourages walkable, multimodal roads in Villages and compact 
residential areas. The overall vision of the Corridor as a vibrant commercial area containing high-quality, 
attractive residential uses is also consistent with the Valle De Oro Community Plan which recommends 
requiring neighborhood clustered shopping areas to provide pedestrian orientation and meet strict design 
controls. 

County of San Diego Active Transportation Plan and Climate Action Plan 

The County's Active Transportation Plan (ATP) designates Campo Road as a General Plan Mobility 
Element roadway. The Specific Plan includes the Class IV cycle track which aligns with the 
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recommendation of the ATP. The Specific Plan also addresses the Climate Action Plan’s (CAP) Measure 
T-2.1 of improving roadway segments as multimodal, and Measure T-2.4 by proposing reduced and 
shared parking requirements for new non-residential developments. 

San Diego Forward: The Regional Plan and Regional Transportation Plan 

San Diego Forward: The Regional Plan provides guidance for future development within the San Diego 
region, and includes the 5 Big Moves: Complete Corridors, Transit Leap, Mobility Hubs, Flexible Fleets, 
and Next OS. SANDAG’s Regional Transportation Plan (RTP) provides a growth forecast for the San 
Diego region and aims to achieve a transportation system that enhances the quality of life and meets the 
region's mobility needs now and in the future. The type of development and transportation systems 
envisioned in the Specific Plan align with both plans. 

Implementation Plan 

Adoption of this Specific Plan puts the Corridor, local community organizations, and the County in a better 
position to apply for and obtain grant funding for the improvements identified in the Plan. The Specific 
Plan lays the groundwork for community leadership and partnership in implementing the strategies, 
goals, and vision for the future development of the Corridor through a comprehensive long-term 
implementation plan. The implementation steps included in the Specific Plan can be categorized as either 
Funding and Management Mechanism Actions or Campo Road Reconfiguration Actions and are divided 
into short, mid, and long-term strategies.  

The Specific Plan recommends the creation of one or more professionally managed districts such as a 
Business Improvement District (BID), a Community Facilities District (CFD), and/or an Enhanced 
Infrastructure Finance District (EIFD) to provide a mechanism to coordinate, develop, and maintain 
improvements and services or for the financing of public facilities and services. The Board provided 
$30,000 in one-time-only funding to conduct a survey of businesses and property owners to identify the 
interest level in forming a BID, CFD, EIFD, or other funding mechanism, the potential geographic 
boundaries of a district, and the communities’ funding priorities. The boundaries of a future district would 
not be constrained to the Specific Plan area, and could be enlarged to include additional area, for 
example San Juan Street or Kenora Drive. This survey will commence after adoption of the Specific Plan 
and the results of the survey will inform the type of district or funding mechanism that is formed, the 
district formation costs, and service or funding priorities. The Planning Commission can recommend that 
the Board provide direction to pursue funding opportunities or allocate funding towards the formation of 
a district following the conclusion of the business and property owner survey. A list of these funding and 
management mechanisms, along with their estimated formation cost and timeframes are included in 
Attachment G.  

The Specific Plan includes the conceptual design for the reconfiguration of Campo Road and a planning 
level estimate of cost to implement the proposed improvements in their ultimate form. Following adoption 
of the Specific Plan, the next steps to implement it would include preliminary engineering and design, 
final design, and construction of the road. Potential funding sources for these steps include but are not 
limited to active transportation program grants, TransNet Program grants, Community Improvement 
Programs, and the County’s General Fund. The Planning Commission can recommend that the Board 
provide direction to pursue funding opportunities or allocate funding to complete the preliminary 
engineering and design, and/or construction of the road reconfiguration. 
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The Department of Public Works (DPW) Capital Improvement Program identifies improvements to roads 
and other County owned and operated facilities and the Capital Improvement Plan (CIP) includes a list 
of anticipated infrastructure projects over the next five years. The Campo Road Reconfiguration Project 
is not currently included in the Five-Year CIP for Fiscal Years 2021/22 to 2025/2026. These actions would 
prioritize the identification of funding for the design and construction of the proposed reconfiguration. A 
list of these actions, along with their estimated formation cost and timeframes are included in Attachment 
G. 

California Environmental Quality Act (CEQA) 

This project has been reviewed for compliance with CEQA, and the proposed actions meet the 
requirements for an Addendum to the County of San Diego’s General Plan Update Environmental Impact 
Report (GPU EIR) under CEQA pursuant to Sections 15162 through 15164 of the CEQA Guidelines 
(Attachment C). The County’s GPU EIR Number 02-ZA-00, State Clearing House Number 2002111067, 
was certified by the Board of Supervisors on August 3, 2011. The GPU EIR evaluated potentially 
significant effects for the seventeen environmental subject areas. It was determined that only two of the 
seventeen environmental subject areas would not involve potentially significant impacts. Eleven 
environmental issues evaluated included impacts that would be significant and unavoidable. And four 
environmental subject areas included mitigation measures for which all impacts would be mitigated below 
a level of significance. For those areas in which environmental impacts will remain significant and 
unavoidable, even with the implementation of mitigation measures, overriding considerations exist, 
making the impacts acceptable. The GPU EIR is on file with the County of San Diego, PDS. 

Upon completing the Environmental Review Update Checklist (PDS2021-ER-21-00-004), dated October 
7, 2021, it was determined that the Campo Road Corridor Revitalization Specific Plan would not involve 
substantial changes in the magnitude of impacts identified in the GPU EIR. The modifications are 
consistent with those analyzed in the GPU EIR, resulting in impacts consistent with those analyzed in 
the GPU EIR.  Therefore, the changes to the development standards in the Casa de Oro Specific Plan 
area do not constitute substantial changes to the General Plan that would require major revisions to the 
prior EIR and would not cause substantial changes in the circumstances under which development in 
this area would be undertaken because there are no new significant environmental impacts or substantial 
increase in severity of previously identified impacts.  

 

 
Report Prepared By: 
Mike Madrid, Project Manager  
619-964-6918 
michael.madrid@sdcounty.ca.gov 

 
Report Approved By: 
Dahvia Lynch, Director 
858-694-2962 
dahvia.lynch@sdcounty.ca.gov 

 
 
 
AUTHORIZED REPRESENTATIVE:  __________________________________________________ 

 DAHVIA LYNCH, DIRECTOR 
 
 

2 - 15

2 - 0123456789

mailto:michael.madrid@sdcounty.ca.gov
mailto:michael.madrid@sdcounty.ca.gov
mailto:dahvia.lynch@sdcounty.ca.gov
mailto:dahvia.lynch@sdcounty.ca.gov
evea
Dahvia



16 
 

ATTACHMENTS: 
 
Attachment A  A Resolution of the San Diego County Board of Supervisors Adopting the Campo Road 

Corridor Revitalization Specific Plan and General Plan Amendment [SPA-21-002; GPA 
21-006]  
 

Attachment B An Ordinance Changing the Zoning Classification of Certain Property Within the County 
of San Diego Related to the Campo Road Corridor Revitalization Specific Plan and 
General Plan Amendment [REZ 21-003] 

  
Attachment C CEQA Addendum and Environmental Review Checklist 
  
Attachment D 
  

Draft Campo Road Corridor Revitalization Specific Plan 

Attachment E 
 

Public Review and Comment Letters 

Attachment F 
 

Public Comment Revisions and Outcomes 

Attachment G 
 

Implementation Plan Action Tables 

Attachment H Traffic Analysis and Parking Assessment 
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Attachment A – A Resolution of the San Diego County Board of 
Supervisors Adopting the Campo Road Corridor Revitalization 
Specific Plan and General Plan Amendment [SPA 21-002; GPA 21-

006] 
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Resolution No.: __________________ 
Meeting Date: ___________________ 
 
A RESOLUTION OF THE SAN DIEGO COUNTY BOARD OF SUPERVISORS ADOPTING 

THE CAMPO ROAD CORRIDOR REVITALIZATION SPECIFIC PLAN AND GENERAL 
PLAN AMENDMENT; SPA 21-002, AND GPA 21-006 

 
 WHEREAS, pursuant to Government Code Sections 65450 and 65350 et seq., SPA 
21-002 and GPA 12-006 have been prepared, being the first amendment to the Land Use 
Element and the first amendment to the Mobility Element of the County General Plan, in the 
Calendar Year 2022; and 
 
 WHEREAS, SPA 21-002 and GPA 12-006 have been filed by the County of San 
Diego consisting of a specific plan, an amendment to the Land Use Element, the Mobility 
Element, and the Valle de Oro Community Plan; and 
 
 WHEREAS, pursuant to Government Code Sections 65853 et seq., associated 
zoning reclassifications have been prepared together with SPA 21-002 and GPA 21-006; 
and 
 
 WHEREAS, on April 22, 2022, the Planning Commission, pursuant to Government 
Code Sections 65351 and 65353 held a duly advertised public hearing on SPA 21-002 and 
GPA 21-006; and  
 

WHEREAS, the Planning Commission has made its detailed recommendations 
concerning the above item; and 
 
 WHEREAS, on June 15, 2022, the Board of Supervisors, pursuant to Government 
Code Section 65355 held a duly advertised public hearing on SPA 21-002 GPA 21-006; and 

WHEREAS, on June 15, 2022, the Board of Supervisors has made findings pursuant 
to Attachment C, CEQA Documentation, of the Board of Supervisors Planning Report for 
the project. 

NOW THEREFORE BE IT RESOLVED that the Board of Supervisors takes the 
following actions: 

1. Approve SPA 21-002 and GPA 21-006, which consists of a specific plan and 
an amendment to the Land Use Element, including the Land Use Map, as 
shown in Exhibits A & B of the Resolution, an amendment to the Mobility 
Element as shown in Exhibit C of the Resolution, and an amendment to the 
Valle de Oro Community Plan, as shown in Exhibits D & E of the Resolution. 
 

BE IT FURTHER RESOLVED that the amended documents shall be endorsed in the 
manner provided by the Board of Supervisors. 
 
 BE IT FURTHER RESOLVED that this Resolution shall take effect and be in force 
from and after 30 days after its adoption. 

Approved as to Form and Legality 
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County Counsel 

By: _________________ 
    Randall Sjoblom, Senior Deputy 
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Attachment B  

An Ordinance Changing the Zoning Classification of Certain Property 
Within the County of San Diego Related to the Campo Road Corridor 

Revitalization Specific Plan and General Plan Amendment [REZ 21-003]  
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Form of Ordinance
Zoning Classification 

AN ORDINANCE CHANGING THE ZONING CLASSIFICATION 
OF CERTAIN PROPERTY WITHIN THE COUNTY OF SAN 

DIEGO RELATED TO THE CAMPO ROAD CORRIDOR 
REVITALIZATION SPECIFIC PLAN AND GENERAL PLAN 

AMENDMENT [REZ 21-003]

Maps showing proposed changes to the 
Zoning Ordinance are located at the link below: 

https://www.sandiegocounty.gov/content/sdc/pds/advance/CasadeOroRevitalizationPlan.html

Clean Copy
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ORDINANCE NO. ______ (NEW SERIES) 
 

AN ORDINANCE CHANGING THE ZONING CLASSIFICATION OF 
CERTAIN PROPERTY WITHIN THE COUNTY OF SAN DIEGO 

RELATED TO THE CAMPO ROAD CORRIDOR REVITALIZATION 
SPECIFIC PLAN AND GENERAL PLAN AMENDMENT [REZ 21-003]  

The Board of Supervisors of the County of San Diego ordains as follows: 
 

Section 1. The zoning classification of certain real property is hereby changed as 
set forth herein, and more precisely delineated on the Rezone Exhibits, as illustrated in 
Exhibits “A” and “B” of this ordinance. All Documents are on file with the Clerk of the Board 
of Supervisors of the County of San Diego. 
 

Section 2. The existing zoning classifications of the real property to be changed 
are as follows: 
 
OLD ZONE: Use Regulations C36, Animal Designator Q, Density 7.3, Lot Size -, Building 
Type T, Maximum Floor Area -, Floor Area Ratio -, Height G, Lot Coverage -, Setbacks 
O, Open Space A, Special Area Regulations B, D3. 

OLD ZONE: Use Regulations C36, Animal Designator Q, Density 7.3, Lot Size -, Building 
Type T, Maximum Floor Area -, Floor Area Ratio -, Height G, Lot Coverage -, Setbacks 
O, Open Space A, Special Area Regulations B, C, D3. 

OLD ZONE: Use Regulations C42, Animal Designator Q, Density -, Lot Size -, Building 
Type T, Maximum Floor Area -, Floor Area Ratio -, Height G, Lot Coverage -, Setbacks 
O, Open Space -, Special Area Regulations C, D3. 

OLD ZONE: Use Regulations RS, Animal Designator Q, Density -, Lot Size 10000, 
Building Type C, Maximum Floor Area -, Floor Area Ratio -, Height G, Lot Coverage -, 
Setbacks H, Open Space -, Special Area Regulations -. 

Section 3. The zoning classification for the real property identified in Section 2 is 
changed to read as follows: 
 
NEW ZONE: Use Regulations S88, Animal Designator -, Density -, Lot Size -, Building 
Type -, Maximum Floor Area -, Floor Area Ratio -, Height -, Lot Coverage -, Setbacks -, 
Open Space -, Special Area Regulations C. 

NEW ZONE: Use Regulations S88, Animal Designator -, Density -, Lot Size -, Building 
Type -, Maximum Floor Area -, Floor Area Ratio -, Height -, Lot Coverage -, Setbacks -, 
Open Space -, Special Area Regulations -. 

Section 4. Effective Date. This Ordinance shall take effect and be in force thirty 
(30) days after the date of its passage, and before the expiration of fifteen (15) days after 
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its passage, a summary shall be published once with the names of the members voting 
for and against the same in the San Diego Daily Transcript, a newspaper of general 
circulation published in the County of San Diego. 

APPROVED AS TO FORM AND LEGALITY 
LONNIE ELDRIDGE, COUNTY COUNSEL 
 
BY: Randall Sjoblom, Senior Deputy County Counsel 
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Attachment C  
CEQA Addendum and Environmental Review Checklist
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PLANNING & DEVELOPMENT SERVICES 
5510 OVERLAND AVENUE, SUITE 310, SAN DIEGO, CA 92123 

(858) 505-6445 General ▪ (858) 694-2705 Codes 
(858) 565-5920 Building Services 

www.SDCPDS.org 
 

DAHVIA LYNCH 
DIRECTOR 

 

October 7, 2021 

 
AN ADDENDUM TO THE PREVIOUSLY CERTIFIED PROGRAM ENVIRONMENTAL 
IMPACT REPORT FOR THE COUNTY OF SAN DIEGO GENERAL PLAN UPDATE  

(SCH 2002111067) 
FOR PURPOSES OF CONSIDERATION OF THE 

CAMPO ROAD CORRIDOR REVITALIZATION SPECIFIC PLAN;  
PDS2021-GPA-21-006, PDS2021-SPA-21-002, PDS2021-REZ-21-003,                

PDS2021-ER-21-00-004 

CEQA Guidelines, Section 15164(a) states that an Addendum to a previously certified 
Environmental Impact Report (EIR) may be prepared if some changes or additions are 
necessary but none of the conditions described in Section 15162 or 15163 calling for the 
preparation of a subsequent or supplemental EIR have occurred. 

CEQA Guidelines Section 15164 applies to the Campo Road Corridor Revitalization Specific Plan 
(Specific Plan). There are some changes and additions which need to be included in an Addendum 
to the previously certified Program EIR for the County of San Diego General Plan Update (GPU) in 
accordance with CEQA Guidelines Section 15164. These modifications would not involve a 
substantial increase in the severity of previously identified significant effects identified in the 
Program EIR for the County of San Diego General Plan Update and would not create new potentially 
significant impacts that would require new mitigation.  

Background  

On August 3, 2011, the County of San Diego Board of Supervisors adopted a comprehensive 
update to the County of San Diego General Plan. The General Plan provides a framework for land 
use and development decisions in the unincorporated County, consistent with an established 
community vision, which included all of the Community Plans, such as the Valle de Oro Community 
Plan. The General Plan Land Use Maps set the Land Use designations, and corresponding 
densities, for all of the land in the unincorporated County. A Program EIR for the County’s General 
Plan Update, Environmental Review Number 02-ZA-001, State Clearinghouse Number 
2002111067, was certified by the Board of Supervisors on August 3, 2011. 
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Campo Road Corridor Revitalization Specific Plan  
PDS2021-SPA-21-002  - 2 -  October 7, 2021 

 

Project Changes 

The Campo Road Corridor Revitalization Specific Plan (“Specific Plan” or “Corridor”) area lies within 
the boundaries of the Valle de Oro Community Plan. The Valle de Oro Community Plan (part of the 
County of San Diego General Plan) was adopted in 1977 and last updated in 2011. The Community 
Plan covers the Casa de Oro, Mount Helix, and Rancho San Diego communities and supplements 
the General Plan, establishing the framework for future development in the Valle de Oro area 
through the identification of specific goals, policies, and recommendations.  

The Campo Road Corridor (Corridor) is the commercial and civic center of the Casa de Oro 
community. The County of San Diego General Plan applies the Regional Category of “Village” to 
the Corridor. Villages are intended to accommodate the “highest intensities and the greatest mix of 
uses” (General Plan Land Use Element, p. 3-6). Lands located directly on Campo Road have a 
General Plan land use designation of General Commercial (C-1) with a floor area ratio (FAR) 
designation of 0.7. However, the General Plan states that “Community Plans may specify specific 
areas where [this FAR] may be exceeded” (General Plan Land Use Element, p. 3-11). 

Pursuant to California Government Code Sections 65450 to 65457, a local government may adopt 
specific plans to specify the extent, intensity, land use, and/or supporting infrastructure in a given 
area. The proposed Specific Plan is intended to establish the long-term vision, goals, and 
objectives; implementing regulations; implementation plan, including specific actions, priorities, and 
responsible parties; and potential funding sources to achieve the vision. Specific plans may be 
adopted by ordinance and amended as often as necessary. The Specific Plan is required to be 
consistent with the County of San Diego General Plan. Additionally, California Government Code 
Section 65451 requires specific plans to include text, diagrams, and a statement that detail the 
relationship of the specific plan to the General Plan. 

The proposed Specific Plan is a community-based plan aimed at improving the urban form, quality 
of life, and public safety along the Corridor in the Casa de Oro community. The County of San Diego 
initiated the plan with a grant from the San Diego Association of Governments (SANDAG) in order 
to further smart growth principles by creating an active and accessible community center in East 
San Diego County. The proposed Specific Plan facilitates and directly implements these 
recommendations. While the proposed Specific Plan may contain standards that are not anticipated 
in the Community Plan, the overall vision of a core commercial area and residential uses is 
consistent with the Community Plan. Further, the proposed Specific Plan is consistent with the 
County’s vision of concentrating growth in existing urbanized communities in the unincorporated 
County and directly implements the County’s goal of concentrating new housing and commercial 
growth in areas with access to public transit, services, and amenities. 

As proposed, the Specific Plan represents a planning document that would change development 
standards for the Corridor and allow additional future residential development to occur over time. 
Depending on the ultimate mixture of residential and retail uses proposed by landowners in the 
Corridor, it is estimated that from 600 to a maximum of 1,450 new residential dwelling units could 
be developed with buildout of the Specific Plan. The difference in the number of residential uses 
ultimately constructed would be influenced by the amount of retail use (i.e., less retail square 
footage would allow for greater residential use). The maximum of 1,450 residential dwelling units is 
based upon a presumed 30 percent reduction in the amount of existing retail space as part of future 
redevelopment. 
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Campo Road Corridor Revitalization Specific Plan  
PDS2021-SPA-21-002  - 3 -  October 7, 2021 

Additionally, the Land Use Element of the General Plan will be amended to change the land use 
designation of the Specific Plan Area from General Commercial to Village Core Mixed Use. The 
Specific Plan effectively implements the relevant goals and policies of the General Plan and the 
Valle de Oro Community Plan. 

The Mobility Element of the County's General Plan identifies Campo Road as a Boulevard Series 
Road. Boulevards are 4-lane "roadways with a lower design speed and a wider parkway that should 
be used in Villages or similar locations where higher traffic volumes are combined with on-street 
parking, pedestrian, bicycle, and transit activities." As a part of the Specific Plan, it is recommended 
that this segment of Campo Road be redesignated as a Minor Collector, which is appropriate for 
"areas within a Village with heavy non-motorized circulation and transit activities" (Mobility Element, 
p. 4-9). The Minor Collector designation is suitable for Villages and consistent with the Mobility 
Element's goals and policies to provide safe and efficient road networks that prioritize travel within 
community planning areas (Policy M-1.1). The reconfigured Campo Road would also implement 
Policy M-4.1, which encourages walkable, multimodal roads in Villages and compact residential 
areas. 

Finding 

The Final Program EIR for the County of San Diego General Plan Update, as analyzed by this 
Addendum and the Environmental Review Checklist, may be used to fulfill the environmental review 
requirements of the Campo Road Corridor Revitalization Specific Plan. Because the changes to the 
General Plan and the proposed Specific Plan meet the conditions for the application of CEQA 
Guidelines Section 15164, a preparation of a subsequent or supplemental EIR is not required. 
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Campo Road Corridor Revitalization Specific Plan  
PDS2021-SPA-21-002  - 4 -  October 7, 2021 

 

October 7, 2021 

Environmental Review Update Checklist Form  
for Projects with Previously Approved Environmental Documents 

For Purposes of Consideration of the  
Campo Road Corridor Revitalization Specific Plan Project; 

PDS2021-GPA-21-006, PDS2021-SPA-21-002, PDS2021-REZ-21-003,                
PDS2021-ER-21-00-004 

The California Environmental Quality Act (CEQA) Guidelines Sections 15162 through 15164 set 
forth the criteria for determining the appropriate additional environmental documentation, if any, to 
be completed when there is a previously adopted Negative Declaration (ND) or a previously certified 
environmental impact report (EIR) covering the project for which a subsequent discretionary action 
is required. This Environmental Review Update Checklist Form has been prepared in accordance 
with CEQA Guidelines Section 15164(e) to explain the rationale for determining whether any 
additional environmental documentation is needed for the Campo Road Corridor Revitalization 
Specific Plan Project and related General Plan Amendment. 

1. Background on the previously certified EIR: 

A Program EIR for the County of San Diego (County) General Plan Update (GPU EIR; 
Environmental Review Number 02-ZA-001; State Clearinghouse Number 2002111067) was 
certified by the County Board of Supervisors on August 3, 2011. The certified GPU EIR evaluated 
potentially significant effects for the following environmental areas of potential concern: (1) 
Aesthetics; (2) Agricultural Resources; (3) Air Quality; (4) Biological Resources; (5) Cultural and 
Paleontological Resources; (6) Geology and Soils; (7) Hazards and Hazardous Materials; (8) 
Hydrology and Water Quality; (9) Land Use; (10) Mineral Resources; (11) Noise; (12) Population 
and Housing; (13) Public Services; (14) Recreation; (15) Transportation and Traffic; (16) Utilities 
and Service Systems; and (17) Global Climate Change. 

Of these environmental subject areas, it was determined that only Geology and Soils and 
Population and Housing would not involve potentially significant impacts. The certified Final 
Program EIR found that the project would cause significant effects which could be mitigated to a 
level below significance for the following areas: Cultural and Paleontological Resources, Land Use 
and Planning, Recreation, and Global Climate Change. Effects to Aesthetics, Agricultural 
Resources, Air Quality, Biological Resources, Hazards and Hazardous Materials, Hydrology and 
Water Quality, Mineral Resources, Noise, Public Services, Transportation and Traffic, and Utilities 
and Service Systems remained significant and unavoidable. A Statement of Overriding 
Considerations was made in approving the General Plan Update. The previously certified GPU EIR 
is available at http://www.sdcounty.ca.gov/pds/gpupdate/environmental.html. 

The Board of Supervisors approved the Housing Element Update GPA on April 24, 2013 (GPA-12-
009). This GPA consisted of a minor update to the Housing Element that was previously updated 
by the Board with the approval of the GPU in August 2011. The revisions were largely limited to the 
Background Report of the Housing Element with more recent demographic data and analyses. No 
changes were made by this GPA to the land use map, Mobility Element map, or Central Mountain 
or Mountain Empire Subregional Plans. To comply with CEQA, the Housing Element Update GPA 
relied on an Addendum to the GPU EIR.     
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The Board of Supervisors approved the 2017 Housing Element Update on March 15, 2017 (GPA-
16-003). This GPA consisted of minor updates to the Housing Element that were primarily limited 
to the Background Report, which was updated with recent demographic data and analyses and 
which addressed the County’s ability to meet the State’s new Regional Housing Needs Assessment 
(RHNA) goals through the County’s Sites Inventory. To comply with CEQA, the 2017 Housing 
Element Update GPA relied on an Addendum to the GPU EIR. 

The Board of Supervisors approved the Skyline Retirement Center (PDS2016-GPA-16-005; 
PDS2016-REZ-16-003; PDS2016-MUP-16-003; LOG NO. PDS2016-ER-16-19-001) on January 
29, 2020. This GPA changed the Regional Category for the site from No Jurisdiction to Village; 
changed the site’s Land Use Designation from Open Space Conservation (OS-C) to Village 
Residential 30 (VR-30); and changed a map in the Valle de Oro Community Plan to reflect the Land 
Use Designation change to VR-30. To comply with CEQA, the Skyline Retirement Center GPA 
relied on an Addendum to the GPU EIR. 

The Board of Supervisors adopted the Housing Element and Safety Element updates (PDS2020-
GPA-20-002, PDS2019-GPA-19-001) and adopted a new Environmental Justice Element 
(PDS2017-GPA-17-004) on July 14, 2021. This GPA assessed the unincorporated area’s housing 
needs and developed goals, policies, and programs to address them as part of the Housing 
Element’s sixth RHNA cycle. This GPA also reviewed and updated the Safety Element concurrently 
with the Housing Element update to ensure that safety hazards are considered during the 
development of the housing policy. As two Elements of the General Plan were updated 
concurrently, an Environmental Justice Element to focus on reducing pollution in overburdened and 
underserved communities and ensuring all people have the right to live, work, and play in a safe 
and healthy environment was also adopted. To comply with CEQA, these General Plan 
Amendments relied on two Addenda to the GPU EIR. 

The Addenda listed above are on file with Planning & Development Services. 

2. Lead agency name and address: 

County of San Diego, Planning & Development Services 
5510 Overland Avenue, Suite 310, San Diego, California 92123 

a. Contact: Mike Madrid, Project Manager 
b. Phone number: (619) 964-6918 
c. E-mail: michael.madrid@sdcounty.ca.gov 

3. Project applicant's name and address:  

County of San Diego 
Planning & Development Services 
5510 Overland Avenue, Suite 310  
San Diego, California 92123 
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4. Does the project for which a subsequent discretionary action is now proposed differ in any 
way from the previously approved project? 

  YES NO 
    

The Campo Road Corridor Revitalization Specific Plan (Specific Plan) area lies within the 
boundaries of the Valle de Oro Community Plan. The Valle de Oro Community Plan (part of the 
County of San Diego General Plan) was adopted in 1977 and last updated in 2011. The Community 
Plan covers the Casa de Oro, Mount Helix, and Rancho San Diego communities and supplements 
the General Plan, establishing the framework for future development in the Valle de Oro area 
through the identification of specific goals, policies, and recommendations.  

The Campo Road Corridor (Corridor) is the commercial and civic center of the Casa de Oro 
community. The County of San Diego General Plan applies the Regional Category of “Village” to 
the Corridor. Villages are intended to accommodate the “highest intensities and the greatest mix of 
uses” (General Plan Land Use Element, p. 3-6). Lands located directly on Campo Road have a 
General Plan land use designation of General Commercial (C-1) with a floor area ratio (FAR) 
designation of 0.7. However, the General Plan states that “Community Plans may specify specific 
areas where [this FAR] may be exceeded” (General Plan Land Use Element, p. 3-11). 

Pursuant to California Government Code Sections 65450 to 65457, a local government may adopt 
specific plans to specify the extent, intensity, land use, and/or supporting infrastructure in a given 
area. The proposed Specific Plan is intended to establish the long-term vision, goals, and 
objectives; implementing regulations; implementation plan, including specific actions, priorities, and 
responsible parties; and potential funding sources to achieve the vision. Specific plans may be 
adopted by ordinance and amended as often as necessary. This Specific Plan is required to be 
consistent with the County of San Diego General Plan. Additionally, California Government Code 
Section 65451 requires specific plans to include text, diagrams, and a statement that detail the 
relationship of the specific plan to the General Plan.  

The proposed Specific Plan is a community-based plan aimed at improving the urban form, quality 
of life, and public safety along the Corridor in the Casa de Oro community. The County of San Diego 
initiated the plan with a grant from the San Diego Association of Governments (SANDAG) in order 
to further smart growth principles by creating an active and accessible community center in East 
San Diego County. The proposed Specific Plan facilitates and directly implements these 
recommendations. While the proposed Specific Plan may contain standards that are not anticipated 
in the Community Plan, the overall vision of a core commercial area and residential uses is 
consistent with the Community Plan. Further, the proposed Specific Plan is consistent with the 
County’s vision of concentrating growth in existing urbanized communities in the unincorporated 
County and directly implements the County’s goal of concentrating new housing and commercial 
growth in areas with access to public transit, services, and amenities. 

As proposed, the Specific Plan would change development standards for the Corridor and allow 
additional future residential development to occur over time. The project will require a General Plan 
Amendment and Specific Plan to change the existing land use designations. The adopted General 
Plan designates the majority of the Specific Plan area as General Commercial, with the remaining 
area designated as Village Residential VR-24, allowing for 24 dwelling units per acre. The General 
Plan and the accompanying Valle de Oro Land Use Map will be amended to reference the Specific 
Plan. Project implementation also requires a rezone to change the existing zoning classifications 
from C-36 and C-42 (General Commercial) and RU (Urban Residential) to Specific Planning Area 
Use Regulations (S88) within the Campo Road Corridor Revitalization Specific Plan area. All land 
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use regulations, development standards, and other provisions of the Specific Plan in its entirety 
shall apply as expressly stated in the Specific Plan. For any development criteria or regulations not 
amended or superseded by the Specific Plan, the provisions of the County of San Diego Zoning 
Ordinance would prevail.    

As indicated in Appendix G, Technical Information, of the GPU EIR, the GPU EIR assumed that 
694.1 average daily trips (ADT) per acre would be generated for lands designated as General 
Commercial (C-1) (County 2011b). As almost the entirety of the approximately 41.8-acre Corridor 
is currently designated as C-1, using the 694.1 ADT/acre rate yields an ADT of approximately 
29,000 for the Specific Plan area. These estimated trips also factor into the air quality and noise 
analyses in the GPU EIR for the Specific Plan area. 

The cumulative ADT identified for the subject area is ultimately dependent upon the mixture and 
size of land uses. Buildout scenarios that consider existing uses, market factors, and long-term real 
estate trends suggest the total floor area along the Corridor could double or triple and generate 
from approximately 600 to a maximum of 1,450 additional dwelling units. The difference in the 
number of residential uses ultimately constructed would be influenced by the amount of retail use 
(i.e., less retail square footage would allow for greater residential use). The maximum of 1,450 
potential residential dwelling units is based upon a presumed 30 percent reduction in the amount 
of existing retail space as part of future redevelopment. All development scenarios considered in 
preparing the Specific Plan were balanced to yield the approximately the same as the 29,000 ADT 
estimated for the proposed Specific Plan area in the GPU EIR (i.e., the land use within the Corridor 
may vary, but future development would not exceed land uses that would ultimately generate 
greater than a cumulative total of 29,000 ADT without requiring additional analysis in conformance 
with CEQA). Therefore, the amount of future foreseeable growth assumed in the Specific Plan is 
consistent with that anticipated for the project area in the GPU EIR with respect to the generation 
of ADT. 

Five land use scenarios were therefore developed within this limit and considered a 10- to 15-year 
horizon for a Specific Plan (see Table 4-1, Development Plan Scenarios, of the Specific Plan). While 
not anticipated to occur based on land use trends for the subject area, if future development within 
the Corridor is proposed beyond the 29,000 ADT limit of the GPU EIR, additional environmental 
analysis will be required. 

Among the five scenarios evaluated, potential future residential growth within the Corridor was 
assumed to range from 600 to 1,450 new dwelling units. The total amount of retail/service use within 
the Corridor is assumed to either remain the same or to shrink over time. Retail growth assumptions 
were considered to fall into three categories: 

• No Growth - Assumes that no additional retail space will be added. The existing vacant or 
underutilized properties will be filled or redeveloped with the same capacity as existing ones. 
This will account for an additional retail increase of 20%–30% due to the full utilization of 
properties. This is depicted in Scenario 1, as further described below. 

• 15% Retail Contraction – Assumes the current retail space (including vacant properties) will 
shrink by 15%. This is depicted in Scenarios 2 and 4, below. 

• 23% Retail Contraction – Assumes the current retail space (including vacant properties) will 
shrink by 23%. This is depicted in Scenarios 3 and 5, below. 

The first three scenarios below maximize the number of dwelling units and assume all other 
offices/bank/civic/restaurant uses remain the same. Scenarios 4 and 5 assume a mixture of 
residential and modest growth of office and restaurant uses. 
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• Scenario 1: No retail growth; 20 to 30 percent backfill; maximum residential development 

• Scenario 2: 15% retail contraction; maximum residential development 

• Scenario 3: 23% retail contraction; maximum residential development  

• Scenario 4: 15% retail contraction; balance residential, office, and restaurant 

• Scenario 5:  23% retail contraction; balance residential, office, and restaurant 

While the development scenarios identified considered a variety of outcomes, it is anticipated that 
actual future development within the Corridor will be a combination of these scenarios. However, 
the most likely significant change, compared to existing development, is the influx of approximately 
600 to 1,450 new residential dwelling units. The analysis provided herein in this Addendum 
considers the development scenarios described above relative to General Plan buildout as 
previously analyzed in the certified GPU EIR. 

5. SUBJECT AREAS DETERMINED TO HAVE NEW OR SUBSTANTIALLY MORE SEVERE 
SIGNIFICANT ENVIRONMENTAL EFFECTS COMPARED TO THOSE IDENTIFIED IN THE 
PREVIOUS ND OR EIR.  

The subject areas checked below were determined to be new significant environmental effects or 
to be previously identified effects that have a substantial increase in severity either due to a change 
in project, change in circumstances or new information of substantial importance, as indicated by 
the checklist and discussion on the following pages. 

 NONE   
 Aesthetics  Agriculture and Forestry 

Resources 
 Air Quality 

 Biological Resources  Cultural Resources  Geology & Soils 
 Greenhouse Gas Emissions 
(Global Climate Change) 

 Hazards & Hazardous 
Materials 

 Hydrology & Water Quality 

 Land Use/Planning  Mineral Resources  Noise 
 Population/Housing  Public Services  Recreation 
 Transportation/Traffic 
 Energy 

 Utilities/Service Systems 
 Tribal Cultural Resources 

 Mandatory Findings of 
Significance 

 
 
 
 

 
  

2 - 39

2 - 0123456789



Campo Road Corridor Revitalization Specific Plan  
PDS2021-SPA-21-002  - 9 -  October 7, 2021 

DETERMINATION: 

On the basis of this analysis, Planning & Development Services has determined that: 

 No substantial changes are proposed in the project and there are no substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to the 
previous EIR or ND due to the involvement of significant new environmental effects or a substantial 
increase in the severity of previously identified significant effects. Also, there is no "new information 
of substantial importance" as that term is used in CEQA Guidelines Section 15162(a)(3). Therefore, 
the previously adopted ND or previously certified EIR is adequate. 

 No substantial changes are proposed in the project and there are no substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to the 
previous EIR or ND due to the involvement of significant new environmental effects or a substantial 
increase in the severity of previously identified significant effects. Also, there is no "new information 
of substantial importance" as that term is used in CEQA Guidelines Section 15162(a)(3). Therefore, 
because the project is a residential project in conformance with, and pursuant to, a Specific Plan 
with a EIR completed after January 1, 1980, the project is exempt pursuant to CEQA Guidelines 
Section 15182. 

 Substantial changes are proposed in the project or there are substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to the 
previous ND due to the involvement of significant new environmental effects or a substantial increase 
in the severity of previously identified significant effects. Or, there is "new information of substantial 
importance," as that term is used in CEQA Guidelines Section 15162(a)(3). However all new 
significant environmental effects or a substantial increase in severity of previously identified 
significant effects are clearly avoidable through the incorporation of mitigation measures agreed to 
by the project applicant. Therefore, a SUBSEQUENT ND is required. 

 Substantial changes are proposed in the project or there are substantial changes in the 
circumstances under which the project will be undertaken that will require major revisions to the 
previous ND or EIR due to the involvement of significant new environmental effects or a substantial 
increase in the severity of previously identified significant effects. Or, there is "new information of 
substantial importance," as that term is used in CEQA Guidelines Section 15162(a)(3). Therefore, a 
SUBSEQUENT or SUPPLEMENTAL EIR is required. 

   

 

Signature  Date 
 
 
Mike Madrid 
 

  
 
Project Manager 

Print Name  Title 
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INTRODUCTION 
CEQA Guidelines Sections 15162 through 15164 set forth the criteria for determining the appropriate 
additional environmental documentation, if any, to be completed when there is a previously adopted ND 
or a previously certified ElR for the project. 

CEQA Guidelines,  Section 15162(a) and 15163 state that when an ND has been adopted or an EIR 
certified for a project, no Subsequent or Supplemental EIR or Subsequent Negative Declaration shall be 
prepared for that project unless the lead agency determines, on the basis of substantial evidence in light 
of the whole public record, one or more of the following: 

1. Substantial changes are proposed in the project which will require major revisions of the previous 
EIR or Negative Declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

2. Substantial changes occur with respect to the circumstances under which the project is undertaken 
which will require major revisions of the previous EIR or Negative Declaration due to the 
involvement of new significant environmental effects or a substantial increase in the severity of 
previously identified significant effects. 

3. New information of substantial importance, which was not known and could not have been known 
with the exercise of reasonable diligence at the time the previous EIR was certified as complete or 
the Negative Declaration was adopted, shows any of the following: 

a. The project will have one or more significant effects not discussed in the previous EIR or 
Negative Declaration; or 

b. Significant effects previously examined will be substantially more severe than shown in the 
previously adopted Negative Declaration or previously certified EIR; or 

c. Mitigation measures or alternatives previously found not to be feasible would in fact be 
feasible, and would substantially reduce one or more significant effects of the project, but 
the project proponents decline to adopt the mitigation measure or alternative; or 

d. Mitigation measures or alternatives which are considerably different from those analyzed 
in the previous Negative Declaration or EIR would substantially reduce one or more 
significant effects on the environment, but the project proponents decline to adopt the 
mitigation measure or alternative. 

CEQA Guidelines, Section 15164(a) states that the lead agency or responsible agency shall prepare an 
Addendum to a previously certified EIR if some changes or additions are necessary but none of the 
conditions described in Section 15162 calling for preparation of a Subsequent or Supplemental EIR have 
occurred. 

CEQA Guidelines, Section 15164(b) states that an Addendum to a previously adopted Negative 
Declaration may be prepared if only minor technical changes or additions are necessary. If the factors 
listed in CEQA Guidelines Sections 15162, 15163, or 15164 have not occurred or are not met, no 
changes to the previously certified EIR or previously adopted ND are necessary. 

The following responses detail any changes in the project, changes in circumstances under 
which the project is undertaken and/or "new information of substantial importance" that may 
cause one or more effects to environmental resources. The responses support the 
"Determination," above, as to the type of environmental documentation required, if any. 
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ENVIRONMENTAL REVIEW UPDATE CHECKLIST 
I. AESTHETICS 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that would cause one or more effects to aesthetic resources including: scenic vistas; scenic 
resources including, but not limited to, trees, rock outcroppings, or historic buildings within a state scenic 
highway; existing visual character or quality of the site and its surroundings; or day or nighttime views in 
the area? 

 YES NO 
    

The General Plan Update (GPU) EIR determined that impacts to aesthetic resources would be less than 
significant for scenic vistas and scenic resources with the incorporation of mitigation measures. However, 
impacts to visual character/quality and light/glare were determined to be significant and unavoidable, 
even with the implementation of mitigation measures. As such, a Statement of Overriding Considerations 
was adopted for aesthetic resources pursuant to CEQA Guidelines Sections 15091 and 15093.  

The affected length of the Corridor is highly urbanized, is not designated as a State Scenic Highway, is 
not located within a scenic vista, and does not support scenic resources such as trees or rock 
outcroppings. Several historic resources are identified in the County GPU EIR (see Figure 2.5-2, Historic 
Resources and Julian Historic District) along or within proximity to the Corridor. Such resources would 
be subject to local and State regulations, as well as goals and policies and mitigation measures identified 
in the GPU and GPU EIR, respectively, to ensure their long-term protection should they be affected by 
any future improvements proposed within the Corridor. 

The project has the potential to result in future development that would alter the visual character and 
quality of the project area. The Corridor is currently built out and highly urbanized in nature. Future 
development within the project area in conformance with the Specific Plan would change the overall 
visual character to a mixture of residential and commercial land uses; however, the Specific Plan is 
intended to provide guidance for future development and revitalization within the Corridor to enhance 
visual aesthetics and the overall character. 

The proposed Specific Plan would allow for varying land use types and intensities that would result in a 
range of building heights, bulk, scale, and square footage reflective of the type of use proposed (i.e., 
residential versus commercial). However, the overall change in the mixture of land uses or redevelopment 
of existing uses within the Corridor is not anticipated to adversely alter or degrade the existing visual 
character or quality of the area. To ensure that future development does not adversely conflict with the 
existing character of the site or its surroundings, design measures are identified in the Specific Plan to  
achieve a cohesive visual character through transformation of the Corridor over time via specific roadway 
and intersection design techniques; streetscape improvements; public art; landscaping; 
public/community space; street lighting; mobility improvements; and other such elements. Further, 
Chapter 5, Development Standards and Design Guidance, of the Specific Plan provides development 
standards pertaining to setbacks, building height, coverage, parking, lot size, building placement, open 
space, and other such elements to regulate the visual character for each of the three Districts identified 
for the Corridor (i.e., limiting maximum building height to 55 feet (4 stories) to ensure that an appropriate 
scale is maintained). Future development would be required to demonstrate conformance with such 
measures provided in the proposed Specific Plan to ensure consistency with the overall vision identified 
and to avoid development that would substantially conflict with existing uses within the Corridor. With 
conformance with the Specific Plan, in addition to applicable goals and policies identified in the County 
GPU, the project would not cause a substantial adverse change in the existing visual character or quality 
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of the site and its surroundings. No new significant environmental effect or substantial increase in the 
severity of previously identified significant effects relative to aesthetic resources would result in this 
regard. 

Additionally, the County General Plan Conservation and Open Space Element identifies State Route 94 
(SR 94) as a County Scenic Highway between State Route 125 (SR 125) and Interstate 8 (I-8); SR 94 is 
adjacent to the Campo Road Corridor on the western end. Implementation of the Specific Plan would not 
adversely affect the scenic quality of SR 94; rather the Specific Plan provides design measures and 
implementation strategies for the redevelopment and revitalization of the Corridor that are aimed at 
achieving a more cohesive physical and visual environment and identity and to enhance the visual 
aesthetics. Conformance with GPU goals and policies would further reduce potential project effects on 
any such scenic resources. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to aesthetic resources. Adoption of the Campo Road Corridor Revitalization Specific Plan 
would not result in aesthetic impacts (direct or indirect) beyond those analyzed in the GPU EIR. 
Additionally, as noted in the GPU EIR, individual development projects would be subject to project-
specific development and planning review, including adherence to standards for community design and 
visual quality, such as those identified in the Valle de Oro Community Plan and the Campo Road Corridor 
Revitalization Specific Plan, to ensure that the project does not adversely affect any scenic resources or 
substantially (or adversely) alter the existing visual character or quality of the site or its surroundings. 
Future development would be required to conform to applicable zoning, design standards, and other 
regulations concerning aesthetic resources as provided in the Specific Plan and/or Zoning Ordinance, as 
applicable. Therefore, impacts relative to aesthetics would be consistent with those previously identified 
in the GPU EIR. 

II. AGRICULTURAL RESOURCES 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that would cause one or more effects to agricultural resources including: conversion of Prime 
Farmland, Unique Farmland, or Farmland of Statewide Importance to a non-agricultural use, conflict with 
existing Williamson Act contract lands, or indirect conversion of agricultural resources?  

 YES NO 
   

The GPU EIR determined that impacts to agricultural resources would be less than significant for land 
use conflicts relative to Williamson Act contract lands with incorporation of mitigation measures. However, 
direct and indirect impacts from the conversion of agricultural land to non-agricultural uses were 
determined to be significant and unavoidable, even with the implementation of mitigation measures. As 
such, a Statement of Overriding Considerations was adopted for agricultural resources pursuant to CEQA 
Guidelines Sections 15091 and 15093.  

The Corridor is highly urbanized and does not support any lands currently utilized for agricultural 
operations; designated Farmland by the Department of Conservation Farmland Mapping and Monitoring 
Program, or lands zoned for agricultural use; or lands subject to a Williamson Act contract or County 
Agricultural Preserve. No such lands would be affected by implementation of the proposed Specific Plan.  

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to agricultural resources. Adoption of the Specific Plan would not result in impacts (direct 
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or indirect) to agricultural resources beyond those analyzed in the GPU EIR. Additionally, as noted in the 
GPU EIR, individual development projects would be subject to project-specific development and planning 
review, including adherence to standards for the protection of agricultural resources as deemed 
applicable. Therefore, impacts relative to agricultural resources would be consistent with those previously 
identified in the GPU EIR. 

III. AIR QUALITY 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that would cause one or more effects to air quality including: conflicts with or obstruction of 
implementation of the San Diego Regional Air Quality Strategy (RAQS) or applicable portions of the State 
Implementation Plan (SIP); violation of any air quality standard or substantial contribution to an existing 
or projected air quality violation; a cumulatively considerable net increase of any criteria pollutant for 
which the project region is non-attainment under an applicable federal or state ambient air quality 
standard; exposure of sensitive receptors to substantial pollutant concentrations; or creation of 
objectionable odors affecting a substantial number of people? 

 YES NO 
   

The GPU EIR determined that air quality impacts would be less than significant relative to conflicts with 
air quality plans and objectionable odors. However, impacts associated with air quality violations, non-
attainment criteria pollutants, and impacts to sensitive receptors were determined to be significant and 
unavoidable even with the incorporation of mitigation measures. As such, a Statement of Overriding 
Considerations was adopted for air quality pursuant to CEQA Guidelines Sections 15091 and 15093.  

Mobile sources would comprise the majority of emissions generated by project implementation. Mobile 
sources would comprise the majority of emissions generated by project implementation; however, future 
residential and commercial uses (i.e., multi-family residential, retail stores, restaurant, services, offices) 
within the Corridor would also contribute to potential emissions and effects on air quality. Cars and trucks 
would comprise the majority, with the remainder of emissions attributed to energy consumption and 
emissions from commercial establishments such as restaurant vents.   It is reasonably foreseeable that 
the generation of any such emissions would continue to be reduced over time with the adoption of new 
mandates (i.e., improved technologies for exhaust filtering, etc.). As such, new or substantially increased 
air quality impacts above that identified in the GPU EIR are not anticipated to occur with project 
implementation. 
 
As previously stated, the GPU EIR assumed 694.1 average daily trips (ADT) per acre for the uses 
generally located within the subject Corridor. This equates to an estimated 29,000 ADT, which represents 
the total number of trips generated and impacts assumed and evaluated for the area in the GPU EIR. 
The cumulative ADT identified for the subject area is dependent upon the ultimate mixture and size of 
land uses. Buildout scenarios that consider existing uses, market factors, and long-term real estate trends 
suggest the total floor area along the Corridor could double or triple and generate from 600 to a maximum 
of 1,450 additional residential dwelling units. The proposed Specific Plan evaluated potential 
development scenarios in the foreseeable future based on SANDAG trip generation rates. All scenarios 
were balanced to yield approximately the same 29,000 ADT that was estimated for the proposed Specific 
Plan area in the GPU EIR. The differences between scenarios reflect assumptions relative to the extent 
to which retail/service uses would grow or reduce in the future. Therefore, as proposed, the amount of 
future foreseeable growth assumed in the Specific Plan is consistent with that anticipated for the project 
area in the GPU EIR with respect to the generation of ADT and would not result in future development 
that would potentially generate short- or long-term air quality emissions not previously analyzed.   
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Future discretionary development within the Corridor would have the potential to result in short- and/or 
long-term impacts relative to air quality emissions and would be subject to additional County review and 
approval, as appropriate. Such future development would be evaluated for conformance with applicable 
local, State, and federal requirements pertaining to air quality, as appropriate at the time of consideration, 
to assess the potential for any new air quality-related impacts not previously considered. Additionally, as 
future discretionary projects would be subject to conformance with goals and policies identified in the 
GPU, as well as relevant plans and regulations aimed at improving air quality that are adopted over time, 
it is anticipated that regional and local air quality would continue to improve above that which would occur 
as a result of conformance with such requirements in effect at the time of GPU adoption. 

As with the GPU, future development would be required to demonstrate compliance with the strategies 
and measures adopted as part of the Regional Air Quality Strategies (RAQs) and State Implementation 
Plan (SIP) as part of the County’s environmental review process, as well as with the requirements of the 
County and/or Air Pollution Control District to reduce emissions of particulate matter. Based on the 
requirement for consistency with emission control strategies in the RAQs and SIP, the proposed project, 
similar to that determined for the GPU, would not conflict with or obstruct the implementation of the San 
Diego RAQS and/or applicable portions of the SIP. 

Criteria pollutant emissions associated with future development consistent with the GPU were determined 
to exceed adopted thresholds for PM10, PM2.5, NOX, and VOCs, and on a cumulative basis for PM10 and 
PM2.5, and O3 precursors. As analyzed in the GPU EIR, future development would be required to comply 
with California Air Resources Board (CARB) motor vehicle standards, regulations from stationary sources 
and architectural coatings, Title 24 energy efficiency standards, and GPU goals and policies, in addition 
to specific GPU EIR measures, to ensure that the intended environmental protections are achieved and 
that resulting air quality effects are minimized. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to air quality. As the proposed Specific Plan is a policy document, implementation of 
future development projects within the Corridor would require further review and analysis by the County 
prior to approval in which any potential impacts outside the scope of the GPU EIR would be identified 
and addressed as appropriate. As such, adoption of the Specific Plan would not result in (direct or 
indirect) impacts to air quality beyond those analyzed in the GPU EIR. Impacts relative to air quality would 
be consistent with those previously identified in the GPU EIR. 

IV. BIOLOGICAL RESOURCES 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause one or more effects to biological resources including: adverse effects on any 
sensitive natural community (including riparian habitat) or species identified as a candidate, sensitive, or 
special status species in a local or regional plan, policy, or regulation, or by the California Department of 
Fish and Wildlife or U.S. Fish and Wildlife Service; adverse effects to federally protected wetlands as 
defined by Section 404 of the Clean Water Act; interference with the movement of any native resident or 
migratory fish or wildlife species or with wildlife corridors, or impeding the use of native wildlife nursery 
sites; and/or conflicts with the provisions of any adopted Habitat Conservation Plan, Natural Communities 
Conservation Plan, or other approved local, regional, or State habitat conservation plan, policies or 
ordinances? 

 YES NO 
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The GPU EIR determined that impacts relative to conflict with applicable habitat conservation plans or 
natural community conservation plans would be less than significant without mitigation incorporated. 
Impacts associated with federally protected wetlands and conflict with local biological resources related 
policies and ordinances would be less than significant with incorporation of mitigation measures. 
However, impacts to special-status species, riparian habitats, and wildlife movement corridors and 
nursery sites were determined to be significant and unavoidable, even with the incorporation of mitigation 
measures. As such, a Statement of Overriding Considerations was adopted for biological resources 
pursuant to CEQA Guidelines Sections 15091 and 15093.  

The land area affected by the proposed Specific Plan is highly urbanized, and the proposed increase in 
the overall number of residential dwelling units or changes in the mixture of land uses as redevelopment 
occurs over time would not lead to any new or additional biological impacts. The project area is located 
within the boundaries of the South County Multiple Species Conservation Program (MSCP); however, 
the site is not within an adopted or draft MSCP core or linkage area (GPU EIR, Figure 2.4-2, Adopted 
and Draft MSCP Core and Linkage Areas; County of San Diego 2011b). The GPU EIR identifies the 
project area as “Urban;” no sensitive habitat (coastal sage scrub, riparian woodland, etc.) is identified 
within the project area (GPU EIR, Figure 2.4-1, Aggregated Vegetation Map of San Diego County; County 
of San Diego 2011b). As appropriate, future projects within the boundaries of the Specific Plan would be 
subject to site-specific study to evaluate potential effects on biological resources; however, the Specific 
Plan would not directly result in physical development that could cause impacts relative to biological 
resources or conflict with the impact findings of the GPU EIR.  

Since the GPU EIR was certified, there are no changes in the project, circumstances under which the 
project is undertaken, and/or "new information of substantial importance" that would cause one or more 
effects to biological resources. As the Specific Plan is a policy document, implementation of a 
development project would require further review and analysis by the County prior to approval in which 
potential impacts outside the scope of the GPU EIR would be identified and addressed as necessary. As 
such, adoption of the Specific Plan would not result in (direct or indirect) impacts to biological resources 
beyond those analyzed in the GPU EIR. Impacts to biological resources would be consistent with those 
previously identified in the GPU EIR. 

V. CULTURAL RESOURCES 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken and/or "new information of substantial 
importance" that cause one or more effects to cultural resources including: causing a change in the 
significance of a historical or archaeological resource as defined in State CEQA Guidelines Section 
15064.5; destroying a unique paleontological resource or site or unique geologic feature; and/or 
disturbing any human remains, including those interred outside of formal cemeteries? 

 YES NO 
   

The GPU EIR determined that impacts relative to cultural resources, including historical resources, 
archaeological resources, paleontological resources, and human remains, would be less than significant 
with the incorporation of mitigation measures.  

Although the Corridor is highly urbanized and therefore, largely previously-disturbed, several historic 
resources are identified in the County GPU EIR (see Figure 2.5-2, Historic Resources and Julian Historic 
District) along or within proximity to the Corridor. Such resources would be subject to local and State 
regulations, as well as the goals and policies and mitigation measures identified in the GPU and GPU 
EIR, respectively, to ensure their long-term protection, should they be affected by any future 
improvements proposed within the Corridor. All future development projects resulting in ground 
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disturbance that could have potential impacts on cultural and/or historical resources would be subject to 
additional County discretionary CEQA review and approval, as appropriate, to ensure consistency with 
the GPU goals and policies aimed at the protection of such resources over the long term, and/or to identify 
any additional project-level mitigation measures needed to address significant impacts identified. As 
applicable, future development would be subject to conformance with adopted GPU EIR mitigation 
measures, including CUL-2.3 for easement protections; CUL-2.4 which requires coordination with 
potentially affected tribal governments and the Native American Heritage Commission; and CUL-2.5 
which requires monitoring during grading activities for protection of unknown resources, among other 
measures, as appropriate, to ensure that potential effects on cultural resources are minimized or avoided 
to the extent feasible. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to cultural or historical resources. As the Specific Plan is a policy document, 
implementation of a development project would require further review and analysis by the County prior 
to approval in which potential impacts outside the scope of the GPU EIR would be identified and 
addressed as necessary. As such, adoption of the Specific Plan would not result in (direct or indirect) 
impacts to cultural or historical resources beyond those analyzed in the GPU EIR. Impacts to cultural or 
historical resources would be consistent with those previously identified in the GPU EIR. 

VI. GEOLOGY & SOILS 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from geology and soils including: exposure of people or 
structures to potential substantial adverse effects, including the risk of loss, injury, or death involving 
rupture of a known earthquake fault, seismic-related ground failure, including liquefaction, strong seismic 
ground shaking, or landslides; result in substantial soil erosion or the loss of topsoil; produce unstable 
geological conditions that would result in adverse impacts resulting from landslides, lateral spreading, 
subsidence, liquefaction, or collapse; being located on expansive soil creating substantial risks to life or 
property; having soils incapable of adequately supporting the use of septic tanks or alternative 
wastewater disposal systems where sewers are not available for the disposal of wastewater; and/or result 
in impairment of a unique geologic feature?  

 YES NO 
   

The GPU EIR determined that impacts to geology and soils would be less than significant. No mitigation 
measures were required.  

The proposed Specific Plan area lies within the boundaries of the Spring Valley Sanitation District. Future 
residential and commercial development anticipated within the Specific Plan area would be served by 
the existing public sewer system; the use of septic systems would not be required. All future development 
occurring within the Specific Plan area would be required to comply with appliable federal, State, and 
local building standards and regulations (i.e., California Building Code) to address inherent geological 
and soils issues. Additionally, per Section 87.101 of the County Zoning Ordinance, preparation of a Soils 
Engineering Report would be required prior to building permit issuance to demonstrate that any proposed 
structures meet structural stability standards required by the California Building Code, including to 
address the potential for adverse effects of seismic-related events, landslides, lateral spreading, 
liquefaction, and/or expansive soils. Future development would be required to prepare a Storm Water 
Pollution and Prevention Program and Storm Water Quality Management Plan to identify potential 
impacts and best management practices (BMPs) in conformance with the County’s BMP Design Manual 
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in order to minimize the potential for erosion to occur; refer also to Section IX, Hydrology and Water 
Quality, below. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to geology and soils. Impacts to geology and soils would be consistent with those 
previously identified in the GPU EIR. 

VII. GLOBAL CLIMATE CHANGE 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects related to environmental effects associated with 
greenhouse gas emissions or compliance with applicable plans, policies or regulations adopted for the 
purpose of reducing greenhouse gas emissions? 

 YES NO 
   

The GPU EIR determined that impacts associated with greenhouse gas (GHG) emissions would be less 
than significant with incorporation of the mitigation measures identified. The GPU EIR was determined to 
be in compliance with the requirements of Assembly Bill (AB) 32 and to result in less than significant 
impacts relative to potential effects of global climate change, in particular with regard to effects on water 
supply, wildfires, energy needs, and public health.  

As previously indicated, the GPU EIR assumed 694.1 ADT per acre for the uses generally located within 
the Corridor. This equates to an estimated 29,000 ADT, which represents the total number of trips 
generated and impacts assumed and evaluated for this area in the GPU EIR; refer to previous discussion 
regarding Specific Plan land use development scenarios considered. Buildout scenarios that consider 
existing land uses, market factors, and long-term real estate trends suggest the total floor area along the 
Corridor could double or triple and generate from 600 to a maximum of 1,450 additional dwelling units. 
All future land use scenarios considered for ultimate buildout of the Corridor were balanced to yield 
approximately the same 29,000 ADT that were estimated for the proposed Specific Plan area in the GPU 
EIR. Therefore, the amount of future foreseeable growth assumed in the Specific Plan is consistent with 
that anticipated for the project area in the GPU EIR.   
 
Since certification of the GPU EIR, various new state and local energy-efficient regulations have been 
adopted [i.e., CalGreen (Part 11 of the California Green Buildings Standards Code) which is aimed at 
increasing energy and water conservation and efficiency; reducing GHG emissions from buildings; 
promoting healthier environments to live in; and preventing waste of energy and water resources. 
Emissions from building energy use are a limited component of GHG emissions, as compared to other 
emission sources (i.e., vehicle emissions).] With consideration of such factors, a substantial future 
increase in GHG emissions from implementation of the Specific Plan, as compared to conditions 
evaluated in the GPU EIR, is not anticipated. Rather, such impacts are expected to be similar (or reduced) 
in severity as compared to the significance findings identified in the GPU EIR. 
 
Further, future development occurring within the Corridor would be subject to local, State, and/or federal 
measures aimed at reducing greenhouse gas emissions. It is reasonably anticipated that new GHG 
reduction goals, policies, and regulations adopted since the time of certification of the GPU EIR (or in 
place subsequent to adoption of the Specific Plan) would contribute to further GHG reductions for current 
and future development within the County, including within the Specific Plan area, as compared to 
conditions as originally evaluated in the GPU EIR. Thus, potential impacts of the proposed project relative 
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to global climate change are not anticipated to increase in severity as compared to the GPU EIR 
significance findings. 
 
The proposed Specific Plan is intended for planning purposes; no permitting or improvement plans are 
required for implementation. Future discretionary development within the Corridor would have the 
potential to result in short- and/or long-term impacts relative to GHG emissions and would be subject to 
additional County review and approval, as appropriate. Such future development would be subject to 
additional County discretionary review and would be evaluated for conformance with applicable local, 
State, and federal requirements pertaining to GHG and energy reduction (i.e., Title 24 of the California 
Code of Regulations, County Climate Action Plan), as appropriate at the time of consideration, to assess 
the potential for any new GHG-related impacts not previously considered. It is anticipated that GHG 
significance criteria would require consideration for whether a project would generate greenhouse gas 
emissions, either directly or indirectly, that may have a significant impact on the environment, and/or 
whether a project would have the potential to conflict with an applicable plan, policy, or regulation adopted 
for the purpose of reducing the emissions of greenhouse gases. Possible reduction measures to reduce 
and/or avoid such effects may include, but may not be limited to, reducing vehicle miles traveled; off-
setting carbon emissions; enhancing alternative modes of transportation (multi-modal roadway 
segments, shared and reduced parking); increasing building efficiency; increasing renewable electricity 
use (i.e., increase use of renewable energy, solar on existing homes, on-site energy generation); 
increasing solid waste diversion; and, reducing potable water consumption (i.e., reducing outdoor water 
use, increasing water efficiency in residential development).  

Although new regulations relative to GHG emissions have been adopted since the time of certification of 
the GPU EIR, such information is not considered to be of “substantial importance" that would result in 
one or more effects related to environmental effects associated with GHG emissions or compliance with 
applicable plans, policies or regulations adopted for the purpose of reducing GHG emissions. Impacts 
would be consistent with those previously identified in the GPU EIR.    

VIII. HAZARDS & HAZARDOUS MATERIALS 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that result in one or more effects from hazards and hazardous materials including: creation 
of a significant hazard to the public or the environment through the routine transport, storage, use, or 
disposal of hazardous materials or wastes; creation of a significant hazard to the public or the 
environment through reasonably foreseeable upset and accident conditions involving the release of 
hazardous materials into the environment; production of hazardous emissions or handling hazardous or 
acutely hazardous materials, substances, or waste within one-quarter mile of an existing or proposed 
school; location on a site which is included on a list of hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 creating a hazard to the public or the environment; location within an 
airport land use plan or, where such a plan has not been adopted, within two miles of a public airport or 
public use airport; within the vicinity of a private airstrip resulting in a safety hazard for people residing or 
working in the project area; impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan; exposure of people or structures to a significant risk of 
loss, injury or death involving wildland fires, including where wildlands are adjacent to urbanized areas 
or where residences are intermixed with wildlands; and/or increase human exposure to vectors? 

 YES NO 
   

The GPU EIR determined that impacts related to the transport, use, or disposal of hazardous materials, 
accidental release of hazardous materials, use of hazardous materials within proximity to schools, 
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location on a site that may create hazard to the public or the environment, or the potential for increased 
human exposure to vectors would be less than significant without the requirement for mitigation 
measures. Impacts associated with public and private airport operations and interference with emergency 
evacuation and response plans were determined to be less than significant with the incorporation of 
mitigation measures. Impacts relative to wildland fires were determined to be significant and unavoidable, 
even with the implementation of mitigation measures. As such, a Statement of Overriding Considerations 
was adopted relative to wildland fires pursuant to CEQA Guidelines Sections 15091 and 15093.  

No portion of the project site is located within the boundaries of an Airport Land Use Compatibility Plan, 
nor within a Very High Fire Hazard Severity Zone (CalFire 2020), and safety hazards relative to airport 
operations or wildfire are not anticipated to result with project implementation. Any storage, handling, 
transport, emission, or disposal of hazardous substances associated with future land uses within the 
Corridor would occur in conformance with applicable local, State, and federal regulations. Further, 
California Government Code Section 65850.2 requires verification that the owner or authorized agent 
has met, or will meet, applicable requirements provided in the California Health and Safety Code, Division 
20, Chapter 6.95, Hazardous Materials Release Response Plans and Inventory. Additionally, a number 
of improvements are identified in the Specific Plan to enhance vehicular circulation and mobility of 
pedestrians, bicycles, and other means of transit. Such improvements (i.e., installation of roundabouts, 
signalization of several intersections, consolidated driveways, traffic calming measures, etc.) would not 
impair implementation of or physically interfere with an adopted emergency response plan or emergency 
evacuation plan; emergency access to the Corridor would remain adequate with project buildout.  

Future discretionary permits may be required to implement individual projects within the Corridor. Such 
development would be evaluated on a project-specific basis to ensure that no hazardous conditions from 
construction or operations would result.  

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that cause one or 
more effects from hazards and hazardous materials. The Specific Plan does not include changes to 
existing land uses that would result in an increased potential for exposure to hazardous materials or 
conditions, including the potential for wildfire occurrence, as compared to the conditions analyzed in the 
GPU EIR. As such, adoption of the Specific Plan would not result in impacts relative to hazards and 
hazardous materials beyond those analyzed in the GPU EIR. Impacts associated with hazards and 
hazardous materials would be consistent with those previously identified in the GPU EIR. 

IX. HYDROLOGY & WATER QUALITY 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause one or more effects to hydrology and water quality including: violation of any 
waste discharge requirements; an increase in any listed pollutant to an impaired water body listed under 
section 303(d) of the Clean Water Act; cause or contribute to an exceedance of applicable surface or 
groundwater receiving water quality objectives or degradation of beneficial uses; substantially deplete 
groundwater supplies or interfere substantially with groundwater recharge such that there would be a net 
deficit in aquifer volume or a lowering of the local groundwater table level; substantially alter the existing 
drainage pattern of the site or area in a manner which would result in substantial erosion, siltation or 
flooding on- or off-site; create or contribute runoff water which would exceed the capacity of existing or 
planned storm water drainage systems; provide substantial additional sources of polluted runoff; place 
housing or other structures which would impede or redirect flood flows within a 100-year flood hazard 
area as mapped on a federal Flood Hazard Boundary or Flood Insurance Rate Map or other flood hazard 
delineation map, including County Floodplain Maps; expose people or structures to a significant risk of 
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loss, injury or death involving flooding, including flooding as a result of the failure of a levee or dam; 
and/or inundation by seiche, tsunami, or mudflow? 

 YES NO 
   

The GPU EIR determined that impacts associated with hydrology and water quality would be less than 
significant with the incorporation of mitigation measures, with the exception of impacts relative to the 
degradation of water quality and conformance with water quality standards requirements, and 
groundwater supplies and recharge, which were determined to be significant and unavoidable, even with 
the incorporation of mitigation measures. As such, a Statement of Overriding Considerations was 
adopted for hydrology and water quality pursuant to CEQA Guidelines Sections 15091 and 15093.  

On February 26, 2016, subsequent to certification of the GPU EIR, the County adopted the updated 
Watershed Protection, Stormwater Management, and Discharge Control Ordinance No. 10410 (N.S.). 
Additionally, a Municipal Stormwater Permit was reissued by the San Diego Regional Water Quality 
Control Board (RWQCB) under the National Pollutant Discharge Elimination System (Order No. R9-2013-
0001). The revisions made to these planning documents do not affect or increase the severity of potential 
impacts as previously analyzed in the GPU EIR. 
 
No County or Federal Emergency Management Act (FEMA) floodways or floodplains are mapped within 
the project boundaries; the project site is not located within a flood hazard area. Additionally, the project 
area is served by public utilities and no effects on groundwater supplies or recharge are anticipated with 
buildout over time. The project site is also not located within an area subject to inundation due to dam 
failure (County 2011b) or potential effects of seiche, tsunami, or mudflow hazards; impacts in this regard 
would not occur. 
 
Additionally, as with the buildout of the GPU, project implementation would result in land uses and future 
development that would increase the amount of impermeable surfaces and potentially result in an excess 
of polluted runoff that could exceed the capacity of existing drainage facilities. Future development within 
the Specific Plan area would be subject to the San Diego municipal separate storm sewer system (MS4) 
permit requirements to reduce polluted stormwater runoff on-site through project design, management 
practices, control techniques, system design and engineering methods, and other measures as 
appropriate. Additionally, future development would be subject to conformance with applicable goals and 
policies identified in the General Plan Land Use Element, Conservation and Open Space Element, and 
Safety Element to reduce potential development impacts relative to hydrology and water quality. 
However, adoption of the Specific Plan would not directly result in physical development that would have 
the potential to adversely affect water quality, existing drainage patterns, or groundwater resources. 
Similar to that analyzed in the GPU EIR for buildout under the General Plan, future discretionary projects 
within the area affected by the Specific Plan would be subject to County review prior to approval relative 
to flooding and drainage patterns, stormwater quality, and groundwater protection. Future development 
would be required to prepare a Storm Water Pollution and Prevention Program and Storm Water Quality 
Management Plan to identify potential impacts and best management practices in conformance with the 
County’s BMP Design Manual. Conformance with such measures, as well as General Plan goals and 
policies and other applicable regulations, would reduce potential construction and/or operational effects 
on downstream water quality and land uses (i.e., offsite flooding, erosion, and/or siltation,) and would 
ensure that future development within the Specific Plan area would meet applicable stormwater discharge 
requirements in conformance with the Municipal Stormwater Permit. 

Future development within the Corridor is subject to incorporation of mitigation measures identified in the 
GPU EIR, as appropriate. Such mitigation measures may include, but would not be limited to, HYD-1.1, 
which requires adherence to the County’s low impact development (LID) standards in order to minimize 
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runoff and maximize infiltration; and/or HYD-2-1, which requires that discretionary project applications 
include commitments from available water districts. 

As the Specific Plan is a policy document, implementation of future development would require further 
review and analysis by the County prior to approval, as appropriate, in which potential impacts outside 
the scope of the GPU EIR would be identified and addressed as necessary. As such, adoption of the 
Specific Plan would not result in impacts to hydrology and water quality (direct or indirect) beyond those 
analyzed in the GPU EIR. Impacts to hydrology and water quality would be consistent with those 
previously identified in the GPU EIR. 

X. LAND USE/PLANNING 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause one or more effects to land use and planning including: physically dividing an 
established community; conflict with any applicable land use plan, policy, or regulation of an agency with 
jurisdiction over the project adopted for the purpose of avoiding or mitigating an environmental effect; or 
conflict with any applicable habitat conservation plan (HCP) or natural community conservation plan 
(NCCP)? 

 YES NO 
   

The GPU EIR determined that impacts associated with the physical division of an established community 
would be less than significant with the incorporation of mitigation measures. Further, impacts resulting 
from conflict with applicable land use plans, policies, or regulations, or an HCP or NCCP, were 
determined to be less than significant with no mitigation required.  

As previously described, the proposed Specific Plan has been prepared in conformance with California 
Government Code Sections 65450 to 65457, which allows a local government to adopt specific plans 
specifying the extent, intensity, land use, and supporting infrastructure in a given area. Additionally, 
California Government Code Section 65451 requires specific plans to include text, diagrams, and a 
statement that detail the relationship of the specific plan to the General Plan. The proposed Specific Plan 
is consistent with the County’s vision of concentrating growth in existing urbanized communities in the 
westernmost areas of the unincorporated area. The plan does not conflict with goals, policies, or land 
use designations in the General Plan and directly implements the County’s goal of concentrating new 
housing and commercial growth in areas with high access to public transit, services, and amenities. 
Additionally, the County General Plan recognizes the Campo Road Corridor as a Village. Villages are 
intended to accommodate the “highest intensities and the greatest mix of uses” (General Plan Land Use 
Element, p. 3-6). 

The proposed Specific Plan would amend the General Plan including the land use map to reference the 
Campo Road Corridor Revitalization Specific Plan. In addition, the Specific Plan would require the 
existing C-36 General Commercial zone that currently applies to the Campo Road Corridor be rezoned 
within the Specific Plan area and the zoning map amended to indicate a new zoning classification of 
Campo Road Corridor Specific Plan area. However, such changes are not considered to conflict with 
applicable plans, policies, or regulations that currently apply to the subject area.  

While the Specific Plan may contain standards that are not anticipated in the Valle de Oro Community 
Plan, the overall vision of a core commercial area and residential uses is consistent with the Community 
Plan. The Specific Plan is consistent with the County’s vision of concentrating growth in existing 
urbanized communities in the unincorporated County and directly implements the County’s goal of 
concentrating new housing and commercial growth in areas with access to public transit, services, and 
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amenities. The Specific Plan provides a vision for future development within the Corridor to unify and 
connect the community, encourage a mixture of uses and spaces that support social interaction, and 
facilitate mobility. As such, project implementation is not anticipated to conflict with an applicable land 
use plan or result in development that would physically divide the established Casa de Oro community.  

Future development within the Corridor would be required to conform with applicable County General 
Plan goals and policies including Policy LU-2.3, Development Densities and Lot Sizes, aimed at the 
assignment of densities and minimum lot sizes in a manner that is compatible with the character of each 
unincorporated community; Policy LU-2.4, Relationship of Land Uses to Community Character, intended 
to ensure that the land uses and densities within any Regional Category or Land Use Designation 
depicted on the Land Use Map reflect the unique issues, character, and development objectives for a 
Community Plan area, in addition to the General Plan Guiding Principles; Goal LU-3, Diversity of 
Residential Neighborhoods, which allows for a land use plan that accommodates a range of building and 
neighborhood types suitable for a variety of lifestyles, ages, affordability levels, and design options; and 
Goal LU-5, Climate Change and Land Uses, which provides for a land use plan and associated 
development techniques and patterns that reduce emissions of local greenhouse gases in accordance 
with State initiatives, while promoting public health. Additionally, future development would be subject to 
conformance with Valle de Oro Community Plan goals and policies, including Policy 1 pertaining to 
community character which seeks to eliminate existing uses which are nonconforming and are 
detrimental to surrounding uses; the Residential Goal, aimed at providing for gradual residential growth 
that conforms with existing community character and encourage development only in areas where 
necessary public services and facilities are easily provided; Residential Policy 2, which encourages 
medium and high density residential development only in areas where necessary public services and 
facilities are easily provided and surrounding land uses are compatible; and the Commercial Goal of 
providing for the orderly growth of well-designed and located commercial areas which are necessary and 
convenient for shopping needs and compatible with the character of the community, among other relevant 
goals and policies.  

The project area is located within the boundaries of the South County MSCP; however, the site is not 
within an adopted or draft MSCP core or linkage area. The GPU EIR identifies the project area as “Urban;” 
no sensitive habitat (coastal sage scrub, riparian woodland, etc.) is identified within the project area 
(County of San Diego 2011b). As appropriate, future development projects within the Specific Plan 
boundaries would be subject to site-specific study to evaluate potential effects on biological resources; 
however, implementation of the Specific Plan would not directly result in physical development that could 
conflict with the impact findings of the GPU EIR relative to the MSCP. 

Future discretionary projects within the Specific Plan area would be subject to additional County review 
and approval to ensure consistency with the General Plan, Valle de Oro Community Plan, and Specific 
Plan, as appropriate. Development consistent with the Specific Plan would be considered to be in 
conformance with the General Plan and Community Plan.  

Future development within the Corridor is subject to incorporation of mitigation measures identified in the 
GPU EIR, as appropriate. Such mitigation measures may include, but would not be limited to, LAND-1.2, 
which requires coordination between the County, land owners, and community groups to ensure that both 
public and private development projects and associated infrastructure improvements minimize impacts 
to established communities. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to land use and planning. As the Specific Plan is a policy document, implementation of 
specific future development projects would require additional review and analysis by the County prior to 
approval in which potential impacts outside the scope of the GPU EIR would be identified and addressed 
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as necessary. As such, adoption of the Specific Plan would not result in impacts relative to land use and 
planning (direct or indirect) beyond those analyzed in the GPU EIR. Impacts to land use and planning 
would be consistent with those previously identified in the GPU EIR. 

XI. MINERAL RESOURCES 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause one or more effects to mineral resources including: the loss of availability of a 
known mineral resource that would be of value to the region and the residents of the State; and/or loss 
of locally-important mineral resource recovery site delineated on a local general plan, specific plan, or 
other land use plan? 

 YES NO 
   

The GPU EIR determined that impacts to mineral resources would be significant and unavoidable, even 
with incorporation of mitigation measures. As such, a Statement of Overriding Considerations was 
adopted for mineral resources pursuant to CEQA Guidelines Sections 15091 and 15093.  

The GPU EIR identifies the community of Valle de Oro as being in Mineral Resources Zone 3 (MRZ 3), 
which indicates that mineral resources are potentially present (GPU EIR Figure 2.10-3, San Diego County 
Mineral Resource Zones; County of San Diego 2011b). The project site is also not located within proximity 
to any areas identified as MRZ-2 (areas where adequate information indicates that significant mineral 
deposits are present, or where it is judged that a high likelihood exists for their presence). No existing 
mineral resources or mining sites are identified within the Specific Plan boundaries (GPU EIR Figure 
2.10-2, Existing Mineral Resources in San Diego County; County of San Diego 2011b). Further, any 
mining operations for the extraction of mineral resources would be incompatible with the existing land 
use types within the Corridor. Based on such conditions, combined with consideration of the Specific 
Plan area which is highly urbanized and generally supports existing residential and commercial uses, 
future development within the Corridor is not anticipated to result in the loss of availability of a known 
mineral resource or locally important mineral resources recovery site as delineated in the General Plan 
or other land use plan.      

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to mineral resources. Impacts to mineral resources would be consistent with those 
previously identified in the GPU EIR. 

XII. NOISE 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in one or more effects from noise including: exposure of persons to or generation 
of noise levels in excess of standards established in the local general plan or noise ordinance, or 
applicable standards of other agencies; exposure of persons to or generation of excessive groundborne 
vibration or groundborne noise levels; a substantial permanent increase in ambient noise levels in the 
project vicinity above levels existing without the project; a substantial temporary or periodic increase in 
ambient noise levels in the project vicinity above levels existing without the project; and/or,  for projects 
located within an airport land use plan or, where such a plan has not been adopted, within two miles of a 
public airport or public use airport, or for projects within the vicinity of a private airstrip, expose people 
residing or working in the project area to excessive noise levels? 
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 YES NO 
   

The GPU EIR determined that noise impacts would be less than significant with incorporation of mitigation 
measures, with exception of impacts resulting from the permanent increase in ambient noise levels, which 
were determined to be significant and unavoidable, even with the incorporation of mitigation measures. 
As such, a Statement of Overriding Considerations was adopted for noise impacts pursuant to CEQA 
Guidelines Sections 15091 and 15093.  

Over time, future development projects proposed within the Specific Plan area would have the potential 
to generate construction and/or operational noise and would therefore be subject to County CEQA 
discretionary review and approval to ensure that noise impacts are reduced to the extent feasible. 
Implementation of the proposed Specific Plan would not directly result in physical development that would 
have the potential to generate increased short-term or long-term noise levels inconsistent with the 
County’s adopted noise thresholds, Any increase in overall density or land use changes resulting with 
project implementation would not result in a significant increase in the severity of noise impacts as 
compared to that previously analyzed in the GPU EIR. Potential noise impacts would be subject to the 
same mitigation measures as previously identified for future development occurring with General Plan 
buildout (i.e., including, but not limited to, NOI-1.1 - Preparation of an acoustical analysis if 60 dBA 
(CNEL) noise levels may be exceeded;  and/or, NOI-3.2 - Determine appropriate noise reduction site 
design techniques (i.e., setbacks or buffers from noise sensitive land uses)). Additionally, future 
construction activities within Corridor would be subject to regulations identified in the County Noise 
Ordinance (Sections 36-404, Operational Noise; Section 36-410, Construction Noise) and Table N-1 of 
the County General Plan Noise Element. Per such regulations, construction would be limited to the 
daytime hours of 7:00 a.m. to 7:00 p.m., thereby reducing potential noise disturbances. 

The proposed Specific Plan area is not located within the boundaries of an airport land use plan. No 
potential noise impacts would result in this regard with future development within the Corridor.  

Future development within the Corridor is subject to incorporation of mitigation measures identified in the 
GPU EIR, as appropriate. Such mitigation measures may include, but would not be limited to, NOI-1.1, 
which requires an acoustical analysis when a new development may result in existing or future noise 
sensitive land uses being subject to on-site noise levels that exceed 60 dBA (CNEL) or greater, or other 
land uses that may exceed the “acceptable” standard in the Noise Compatibility Guidelines of the Noise 
Element; and/or NOI-3.2, which requires coordination between the County and project applicant during 
review of a building permit or discretionary action to determine appropriate noise reduction site design 
techniques. 

Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects from noise. As the proposed Specific Plan is a policy document, implementation of future 
specific development projects within the Corridor would require further review and analysis by the County 
prior to approval in which potential impacts outside the scope of the GPU EIR would be identified and 
addressed as necessary. As such, adoption of the proposed Specific Plan would not result in noise 
impacts (direct or indirect) beyond those analyzed in the GPU EIR. Potential noise impacts would be 
consistent with those previously identified in the GPU EIR. 

XIII. POPULATION/HOUSING 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that result in one or more effects to population and housing including displacing substantial 
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numbers of existing housing or people, necessitating the construction of replacement housing 
elsewhere? 

 YES NO 
   

As indicated in the GPU EIR, buildout of the General Plan would not result in a substantial increase in 
population. The development and infrastructure proposed under the GPU would directly and indirectly 
induce population growth; however, such growth is considered to be consistent with forecasted growth 
for the unincorporated County. As stated in the GPU EIR, the GPU is a comprehensive plan to guide 
future growth and includes a framework for land use and development, as well as goals and policies, to 
prevent unanticipated or inappropriate population growth in the unincorporated County (County 2011a). 
Therefore, the GPU EIR concluded that buildout of the General Plan would not result in the direct or 
indirect inducement of unplanned population growth and a significant impact would not occur. 

The County General Plan recognizes the Campo Road Corridor as a Village. Villages are intended to 
accommodate the “highest intensities and the greatest mix of uses” (General Plan Land Use Element, p. 
3-6). As proposed, the proposed Specific Plan is anticipated to allow for the addition of approximately 
600 to a maximum of 1,450 new residential dwelling units, depending on the amount of existing retail 
space retained with future redevelopment. As discussed previously, all buildout scenarios considered for 
potential future development within the Specific Plan area were balanced to yield approximately the same 
29,000 ADT that were estimated for the Specific Plan area in the GPU EIR; refer to previous discussion 
and Table 4-1 of the Specific Plan which identifies each of the land use scenarios considered. Therefore, 
project implementation would not exceed anticipated future development that would be inconsistent with 
that originally analyzed in the GPU EIR. 

Although an increase in residential housing within the Corridor may occur with project implementation, 
future buildout under the Specific Plan as proposed would not result in substantial unplanned population 
growth above that already anticipated in the GPU EIR, and such growth can be accommodated within 
the affected Corridor; refer also to the analysis elsewhere in this Addendum which evaluates the potential 
environmental effects of such future development. The extension of existing roads to serve future 
development in the area is not required with implementation of the Specific Plan, and the construction of 
new roadways is not proposed. Additionally, the area is currently served by various public agencies 
(water, sewer, electricity, etc.) and the extension new services or infrastructure to the area is not required; 
therefore, the project would not indirectly spur population growth as a result of access to such services. 
Further, the Specific Plan does not directly propose or require the displacement of existing housing or 
people within the Corridor that would necessitate construction of replacement housing elsewhere, but 
rather is intended to serve as a guide for how future development may occur within the affected area. 

Since the GPU EIR was certified, there are no changes in the project or in circumstances under which 
the project is undertaken and/or "new information of substantial importance" that would cause one or 
more effects to population and housing. Impacts relative to population and housing would be consistent 
with those previously identified in the GPU EIR. 

XIV. PUBLIC SERVICES 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that result in one or more substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities or the need for new or physically altered governmental 
facilities, the construction of which could cause significant environmental impacts, in order to maintain 
acceptable service ratios, response times or other performance objectives for any of the following public 
services: fire protection, police protection, schools, parks, or other public facilities?  
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 YES NO 
   

The GPU EIR determined that impacts to public services (fire, police, and other public services) would 
be less than significant with incorporation of mitigation measures, with the exception of impacts to school 
services, which were determined to be significant and unavoidable even with incorporation of mitigation 
measures. As such, a Statement of Overriding Considerations was adopted for public services pursuant 
to CEQA Guidelines Sections 15091 and 15093.  

The San Diego County Fire Department provides fire protection services to the project site and 
surrounding community. The fire station that serves the project site is the San Miguel Fire District Station 
15, located at 2850 Via Orange Way, Spring Valley, approximately 1.3 miles southeast of the project site. 
Police services are provided by the San Diego County Sheriff’s Department. The sheriff’s station that 
serves the project site is San Diego County Sheriff's Department Lemon Grove Substation located at 
3240 Main Street, Lemon Grove, approximately 2.3 miles southwest of the project site. Public parks in 
the area are limited and include the Estrella County Park, approximately 0.2 mile to the north of the 
Corridor. The Casa de Oro Public Library is currently located at 9805 Campo Road and serves the Valle 
de Oro population; plans are underway to construct a new public library on Campo Road between Conrad 
Drive and Rogers Road. 

As proposed, implementation of the proposed Specific Plan would allow for the addition of approximately 
600 to a maximum of 1,450 new residential dwelling units, depending on the amount of existing 
commercial space retained with future redevelopment.  Development as anticipated by the Specific Plan 
over time would not exceed anticipated growth projections as estimated by the General Plan and as 
analyzed in the GPU EIR.  
 
The population and housing increase projected with buildout of the GPU would increase the demand for 
fire and police protection, as well as for parks, schools, and other public services. To maintain or achieve 
acceptable service standards for fire and police services, as well as for other public services such as 
libraries, the provision of new or physically altered facilities may be required which would have the 
potential to result in adverse environmental impacts. Conformance with County policies and regulations, 
as well as GPU goals and policies, and implementation of mitigation measures identified in the GPU EIR, 
in combination with payment of appropriate development impact fees, would be required to reduce 
potential impacts resulting with future development to less than significant and to ensure that fire, police, 
and other public services remain adequate for the resulting population. 
 
Project implementation would include residential growth that may result in the need to construct or expand 
school facilities that could cause a significant environmental impact. Conformance with the adopted GPU 
policies and GPU EIR mitigation measures would reduce potential impacts related to school facilities; 
however, as indicated in the GPU EIR, due to the County’s limited authority over the construction and 
expansion of school facilities, impacts are considered potentially significant and unavoidable. Future 
development within the Corridor would be subject to the payment of appropriate school impact fees to 
ensure that potential effects on school resources are minimized to the extent feasible and that the 
adequate provision of services can continued to be maintained. 
 
Additionally, project implementation may increase future demands on County park services. The Specific 
Plan identifies the potential for future development of public parks or other community resources (public 
plaza, community space, etc.). Alternatively, payment of in-lieu-of fees for common open space may also 
be made with future development project pursuant to the County’s Park Lands Dedication Ordinance 
(PLDO) (County Code Sections 810.101 through 810.129) which allows for the collection of fees for park 
land and park improvements pursuant to the Quimby Act and the Mitigation Fee Act. Refer to discussion 
under XV, Recreation, below, for additional discussion.  
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Since the GPU EIR was certified, there are no changes in the project, changes in circumstances under 
which the project is undertaken, and/or "new information of substantial importance" that would cause one 
or more effects to public services. Although the Specific Plan would encourage new residential housing 
and commercial development in the Corridor, adoption of the Specific Plan would not directly result in the 
development of unplanned housing or induced population growth that would increase demand for new 
public services or facilities, as the Specific Plan serves as a policy document.  

Future development within the Corridor is subject to incorporation of mitigation measures identified in the 
GPU EIR, as appropriate. Such mitigation measures may include, but would not be limited to, PUB-1.9, 
which ensures that new development fund a fair share toward fire service facilities through additional 
funds and/or development of infrastructure; and PUB-3.2, which requires that discretionary project 
applications include commitments from available school districts. 

Implementation of the Specific Plan would not result in impacts (direct or indirect) to public services 
beyond those analyzed in the GPU EIR. Impacts to public services would be consistent with those 
previously identified in the GPU EIR. 

XV. RECREATION 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken and/or "new information of substantial 
importance" that result in an increase in the use of existing neighborhood and regional parks or other 
recreational facilities such that substantial physical deterioration of the facility would occur or be 
accelerated; or that include recreational facilities or require the construction or expansion of recreational 
facilities which might have an adverse physical effect on the environment? 

 YES NO 
   

The GPU EIR determined that impacts relative to recreation would be less than significant with the 
incorporation of mitigation measures.  

The proposed Specific Plan area has a regional category designation of Village. As anticipated with future 
buildout of the area, additional population would be generated over time that may use recreational 
facilities within the unincorporated County. However, the additional residential dwelling units generated 
with implementation of the Specific Plan would not significantly increase the population within Casa de 
Oro and would be within the population growth projections previously identified for the region. As such, 
the proposed Specific Plan would not directly generate or encourage unplanned growth that would 
substantially increase demands on the County’s recreational resources or public parks, or cause the 
accelerated deterioration of such resources. Additionally, the Specific Plan identifies opportunities for 
development of a variety of public spaces for gathering and/or passive recreation. Opportunities for a 
central community gathering space, such as a park or plaza, are also encouraged, as shown in Figure 4-
14, Community Space Incentive, and further described in Section 4.5.7, Community Facilities, of the 
Specific Plan. Alternatively, payment of in-lieu-of fees for common open space may also be made with 
future development projects as proposed within the Corridor, pursuant to the County’s PLDO (County 
Code Sections 810.101 through 810.129) which allows for the collection of fees for park land and park 
improvements pursuant to the Quimby Act and the Mitigation Fee Act. As authorized by the Quimby Act 
(Government Code Section 66477 et. seq.), the PLDO requires subdivisions to dedicate land, pay a Park 
In-Lieu Fee, or a combination of both, for local park or recreational purposes. As authorized by the 
Mitigation Fee Act (Government Code Section 66000 et seq.), the PLDO requires non-subdivision 
residential development to pay the Park Land Acquisition Impact Fee for acquisition of park land, and 
requires both subdivision and non-subdivision residential development to pay the Park Improvement 
Impact Fee for the provision of park improvements. The provision of such community recreational 
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amenities would be consistent with the Valle de Oro Community Plan which identifies the goal of 
establishing “a well-balanced system of parks and recreational facilities which…will enrich the lives of all 
residents within the community” (County of San Diego 2011c).   

As a policy document, the Specific Plan would not directly result in unplanned physical development that 
would substantially increase area population or demands on the County’s recreational resources. Since 
the GPU EIR was certified, there are no changes in the project or changes in circumstances under which 
the project is undertaken and/or "new information of substantial importance" that would cause one or 
more effects to recreation. Impacts to recreation would be consistent with those previously identified in 
the GPU EIR.  

XVI. TRANSPORTATION/TRAFFIC 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause effects to transportation/traffic including: an increase in traffic which is substantial 
in relation to the existing traffic load and capacity of the street system; exceedance, either individually or 
cumulatively, of a level of service standard established by the county congestion management agency 
for designated roads or highways; a change in air traffic patterns, including either an increase in traffic 
levels or a change in location that results in substantial safety risks; substantial increase in hazards due 
to a design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., farm 
equipment); inadequate emergency access; inadequate parking capacity; and/or a conflict with adopted 
policies, plans, or programs supporting alternative transportation (e.g., bus turnouts, bicycle racks)? 

 YES NO 
   

The GPU EIR determined that impacts to transportation and traffic would be less than significant with 
incorporation of mitigation measures, with the exception of impacts relative to the degradation in level of 
service (LOS) for roadways in unincorporated San Diego County and adjacent cities, and to rural road 
safety, which were determined to be significant and unavoidable even with mitigation measures 
incorporated. As such, a Statement of Overriding Considerations was adopted for transportation and 
traffic pursuant to CEQA Guidelines Sections 15091 and 15093.  

The project includes a proposed Specific Plan with new policies and development regulations designed 
to allow and promote new mixed-use (residential) development in the corridor. The Specific Plan would 
allow for future transformation and reorientation of Campo Road to a “Main Street” with reduced lanes, 
lower traffic speeds, on-street parking, wider sidewalks, and street trees. The Specific Plan provides 
guidance to encourage alternative means of transportation within the Corridor, including enhanced 
pedestrian and bicycle amenities, improved access to transit, and incorporation of traffic calming 
measures, and would not conflict with adopted plans, policies, or programs supporting alternative 
transportation, consistent with findings of the GPU EIR for buildout of the General Plan. 

The ADT identified for development of the Corridor is dependent upon the ultimate mixture and size of 
future land uses. As stated previously, five buildout scenarios that consider existing uses, market factors, 
and long-term real estate trends were evaluated as part of the Campo Road Revitalization Plan. Under 
such scenarios, the total floor area along the Corridor could double or triple depending on the ultimate 
mixture of land uses that are developed (i.e., residential dwelling units versus commercial square footage) 
and could potentially generate between 600 to a maximum of 1,450 additional dwelling units at buildout. 
The development scenarios considered in the Specific Plan were based upon SANDAG Series 13 trip 
generation rates. All scenarios were balanced to yield approximately the same 29,000 ADT that were 
approved for buildout of the Specific Plan area as part of the GPU EIR; refer to previous discussion 
regarding the land use development scenarios considered in preparing the Specific Plan. The differences 
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between the scenarios reflect assumptions relative to the extent to which retail/service uses would grow 
or reduce in the future. Therefore, as proposed, the amount of future foreseeable growth that could result 
from the proposed Specific Plan is consistent with that anticipated for the project area in the GPU EIR, 
and buildout of the Specific Plan would not generate new traffic-related impacts not already analyzed and 
identified in the GPU EIR.  

The GPU EIR identifies Campo Road between Kenwood Drive and Conrad Drive as LOS F in Table 2.15-
21, Proposed Project Deficient Facilities (LOS E/F) by Community, with buildout of the GPU. A Traffic 
Analysis and Parking Assessment (Michael Baker International 2021)  was prepared to evaluate ultimate 
buildout of the Corridor as proposed under the Specific Plan, including the various transportation 
improvements identified for the area (i.e., lane reductions, construction of raised medians, buffered bike 
lanes, on-street angled parking, and intersection modifications). The analysis determined that under a 
Horizon Year 2035 with Project scenario, all affected intersections would operate at acceptable LOS with 
exception of 3 intersections; however, it was determined that the LOS at these 3 intersections could be 
improved to LOS D or better with implementation of alternative traffic controls (i.e., restriction of left turns, 
two-way stop, or signal controls, and/or dedicated/shared turn lanes a specific locations). It should be 
noted that such design treatments have been incorporated into the Specific Plan, and therefore, existing 
traffic controls would change at many of the intersections along the Corridor, along with the addition of 
intersections. Such treatments would be incorporated as part of the Specific Plan and would not be 
considered mitigation measures. Refer to the Traffic Analysis and Parking Assessment (Michael Baker 
International 2021) for additional discussion. 

Additionally, existing and projected daily traffic volumes do not have a close correlation to the LOS offered 
by Campo Road since the peak-hour intersection conditions dictate the worst LOS that would be 
experienced along the roadway. Therefore, the Traffic Analysis evaluated intersections (versus roadway 
segments) along the Corridor to more accurately determine if the segments need to incorporate left turn 
lanes, right turn lanes, and/or other methods of traffic control that would adequately function at the 
intersections. 

Future development within the Corridor would be subject to conformance with relevant General Plan 
policies to reduce potential transportation impacts. Evaluation on a project-specific basis would also be 
undertaken, as appropriate, to identify any additional design or mitigation measures required to reduce 
potential impacts to the extent feasible. 

The Traffic Analysis and Parking Assessment also determined that under current conditions, the Corridor 
experiences a parking utilization rate of approximately 45.7%, and thus, an excess in parking is provided 
(Michael Baker International 2021). All future development within the Corridor would be required to 
comply with existing County parking regulations applicable at the time, including conformance with 
County General Plan policies, to ensure that adequate parking facilities are provided. Impacts would 
remain less than significant, as was determined in the GPU EIR, in this regard. 

Since the GPU EIR was certified, there are no changes in the project or changes in circumstances under 
which the project is undertaken and/or "new information of substantial importance" that cause one or 
more effects to traffic and transportation. New legislation (Senate Bill 743) pertaining to the manner in 
which transportation-related effects are analyzed (i.e., vehicle miles traveled versus LOS and automobile 
delay) was adopted in September 2013 subsequent to certification of the GPU EIR. However, because 
the proposed project would not cause a new significant impact or a substantial increase in daily trips, an 
EIR addendum is appropriate and the new VMT threshold does not apply to any project changes. 
Accordingly, in evaluating potential environmental effects of the Specific Plan against analysis presented 
in the GPU EIR (which was certified in 2011, prior to adoption of SB 743), the thresholds used and 
methodology provided in the GPU EIR remain relevant, and consideration of potential impacts relative to 
vehicle miles traveled is therefore not appropriate. 

2 - 60

2 - 0123456789



Campo Road Corridor Revitalization Specific Plan  
PDS2021-SPA-21-002  - 30 -  October 7, 2021 

As the proposed Specific Plan is a policy document, implementation of specific future development 
projects within the plan area would require further review and analysis by the County prior to approval to 
address potential impacts outside of the scope of the GPU EIR, as appropriate. As such, adoption of the 
Specific Plan would not result in impacts to transportation and traffic (direct or indirect) beyond those 
analyzed in the GPU EIR.  

Impacts relative to traffic and transportation would therefore be consistent with those previously identified 
in the GPU EIR. 

XVII. UTILITIES/SERVICE SYSTEMS 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that cause effects to utilities and service systems including: exceedance of wastewater 
treatment requirements of the applicable Regional Water Quality Control Board; require or result in the 
construction of new water or wastewater treatment facilities, new stormwater drainage facilities or 
expansion of existing facilities, the construction of which could cause significant environmental effects; 
require new or expanded entitlements to water supplies or new water resources to serve the project; 
result in a determination by the wastewater treatment provider, which serves or may serve the project 
that it has adequate capacity to serve the project's projected demand in addition to the provider's existing 
commitments; be served by a landfill with sufficient permitted capacity to accommodate the project's solid 
waste disposal needs; result in noncompliance with federal, State, and local statutes and regulations 
related to solid waste; and/or require energy facilities which would have the potential to result in significant 
environmental effects? 

 YES NO 
   

The GPU EIR determined that impacts to utilities and service systems would be less than significant with 
mitigation measures incorporated with exception of impacts relative to the provision of adequate water 
supplies and sufficient landfill capacity, which were determined to be significant and unavoidable, even 
with the incorporation of mitigation measures. As such, a Statement of Overriding Considerations was 
adopted for utilities and service systems pursuant to CEQA Guidelines Sections 15091 and 15093.  

The proposed Specific Plan is anticipated to allow for the addition of approximately 600 to a maximum of 
1,450 new residential dwelling units. The Specific Plan would provide for zoning that would increase the 
allowed density of residential development within the Corridor, and therefore, the number of residential 
dwelling units that could potentially be constructed, depending on the ultimate balance in the mixture of 
residential and commercial uses. As residential development generates a higher demand for water and 
sewer services as compared to commercial uses, buildout of the Specific Plan would therefore have the 
potential to increase overall demand for water and/or sewer services over that assumed under buildout 
of the General Plan. 

The General Plan EIR identifies the existing conditions (year 2004) for the number of housing units and 
population within each San Diego County Water Authority (SDCWA) member district’s service area, in 
addition to the projected increase in housing units and population within these service areas under 
implementation of the 2011 General Plan Update. The General Plan EIR indicates that all 15 SDCWA 
member districts that serve the unincorporated County would experience growth in both population and 
number of housing units with buildout of the General Plan. As noted above, the General Plan EIR 
identified a significant and unavoidable impact due to increased population and housing growth which 
would increase water demand and potentially result in an inadequate water supply (San Diego County 
2011a). In addition to the General Plan policies to which future development would be required to 
conform, mitigation measures were identified to reduce potential impacts relative to water supply 
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(including, but not limited to, USS-4.1 – Review General Plan Amendments for consistency with goals 
and policies of the General Plan; USS-4.2 – Implement the County Green Building Program with 
incentives for development that is energy efficient and conserves resources; and/or, USS-4.3 - Implement 
Policy I-84 requiring discretionary projects to obtain water district commitment that water services are 
available); however, such measures would not reduce potential impacts from buildout of the General Plan 
to a less than significant level. 

Growth forecasts for the region are updated by SANDAG approximately every five years; water districts 
update their demand forecasts and supply needs based on the most recent SANDAG forecast 
approximately every five years, per California Water Code Section 10617, to coincide with preparation of 
their Urban Water Management Plans (UWMPs). The 2020 UWMP prepared by the Helix Water District, 
which provides water service to the Specific Plan area, provides an evaluation of whether adequate water 
supplies would be available to serve affected service areas under normal water year, single dry water 
year, and multiple dry water year conditions over the next 25 years (in 5-year increments). Such 
projections are intended to describe the reliability of the water supply and vulnerability of the water supply 
to seasonal or climatic shortages, to the extent feasible.  

The 2020 UWMP for the Helix Water District provides projected water demand based on SANDAG’s 
Series 14 Regional Growth Forecast, which considers projected buildout population of the unincorporated 
County as identified in the General Plan. The 2020 UWMP identifies an increase in water demand by the 
year 2050 largely due to growth in the residential sectors of both single- and multi-family development 
on both vacant lands and as redevelopment and infill development. The 2020 UWMP determined that for 
the normal, single dry, and multiple dry year scenarios, future supplies will meet anticipated demands 
and that no shortages are anticipated within the District’s service area through the year 2045 (HWD 
2020). As any increase in the number of residential dwelling units that may result within the Corridor as 
a result of implementation of the Specific Plan would be consistent with growth projections considered in 
the General Plan, future water supplies would be adequate to support project buildout. 

Additionally, as part of the discretionary process, future development within the proposed Specific Plan 
area would be required to demonstrate that adequate water service can be provided to the project as 
proposed. Such future development would be subject to review by the HWD to confirm that the District 
can serve a particular use. 

Therefore, although implementation of the Specific Plan would have the potential to increase the number 
of future residential dwelling units constructed within the Corridor, thereby increasing demand on utility 
and service systems, buildout would occur incrementally over time and in combination with new 
commercial uses. Additionally, conditions may change over time, influencing the ability of a public utility 
to provide services (i.e., changes in development patterns or intensities, landfill expansion, surplus water 
supplies, etc.). Although demands on public utilities and service systems may therefore increase as a 
result of project implementation, it is not anticipated to result in a new significant impact or increased 
severity of an impact as previously identified in the General Plan EIR.  

Future development within the Corridor is subject to incorporation of mitigation measures identified in the 
GPU EIR, as appropriate. Such mitigation measures may include, but would not be limited to, USS-1.1, 
which ensures adequate availability of sewer/sanitation service for development projects; and/or USS-
3.5, which requires evaluation of environmental effects of all proposed stormwater drainage facilities and 
ensure that significant adverse effects are minimized or mitigated. 

Since the GPU EIR was certified, there are no changes in the project or in circumstances under which 
the project is undertaken and/or "new information of substantial importance" that would cause one or 
more effects to utilities and service systems. Impacts relative to utilities and service systems would be 
consistent with those previously identified in the GPU EIR. 
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XVIII. MANDATORY FINDINGS OF SIGNIFICANCE 

Since the previous EIR was certified or previous ND was adopted, are there any changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that result in any mandatory finding of significance listed below? 

Does the project degrade the quality of the environment, substantially reduce the habitat of a 'fish or 
wildlife species, cause a 'fish or wildlife population to drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, reduce the number or restrict the range of a rare or endangered 
plant or animal, or eliminate important examples of the major periods of California history or prehistory? 

Does the project have impacts that are individually limited, but cumulatively considerable? ("Cumulatively 
considerable" means that the incremental effects of a project are considerable when viewed in connection 
with the effects of past projects, the effects of other current projects, and the effects of probable future 
projects)? 

Does the project have environmental effects, which will cause substantial adverse effects on human 
beings, either directly or indirectly? 

 YES NO 
   

As proposed, buildout of the proposed Specific Plan would not exceed development as originally 
anticipated in the General Plan for the project area. Additionally, as a policy document, the proposed 
Specific Plan would not result in the physical disturbance or development of property within the Specific 
Plan area that would have the potential to cause direct or indirect environmental impacts to County 
resources.   

As described in this Checklist, since the GPU EIR was certified, there are no changes in the project, 
changes in circumstances under which the project is undertaken, and/or "new information of substantial 
importance" that would result in any mandatory finding of significance. As a policy document, the project 
would not result in additional impacts to biological resources or cultural/tribal cultural or historical 
resources, cumulatively considerable impacts, or direct or indirect environmental impacts to human 
beings. All impacts associated with the Specific Plan would be consistent with those previously identified 
in the GPU EIR. 

XIX. REFERENCES USED IN THE COMPLETION OF THE ENVIRONMENTAL REVIEW 
UPDATE CHECKLIST FORM 

 
CalFire (California Department of Forestry and Fire Protection). 2020. California Fire Hazard 
Severity Zone Viewer. https://gis.data.ca.gov/datasets/789d5286736248f69c4515c04f58f414. 
 
County of San Diego. 2011a.  General Plan. https://www.sandiegocounty.gov/pds/generalplan.html.  
 
____. 2011b. General Plan Final Environmental Impact Report. 
https://www.sandiegocounty.gov/content/sdc/pds/gpupdate/environmental.html. 
____. 2011c. Valle de Oro Community Plan. 

https://www.sandiegocounty.gov/content/dam/sdc/pds/docs/CP/Valle_de_Oro_CP2.pdf.  
Helix Water District. 2020. Urban Water Management Plan. https://hwd.com/wp-

content/uploads/2021/04/Draft-2020-UWMP-main-body-website.pdf. 
Michael Baker International. 2021. Traffic Analysis and Parking Assessment – Casa de Oro Specific 

Plan.  
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 Introduction 
The Cam

po Road Corridor Revitalization Specific Plan referred to as the Specific Plan, provides 
guidance for the future developm

ent of the Cam
po Road Com

m
ercial Corridor (Corridor), w

hich 
lies w

ithin the com
m

unity of Casa de O
ro. The Specific Plan covers a 60-acre area (40 acres 

excluding roads and rights-of-w
ay) centered on Cam

po Road betw
een Rogers Road and Granada 

Avenue and serves as the com
m

ercial and civic center of the Casa de O
ro com

m
unity. The Specific 

Plan area prim
arily encom

passes the com
m

ercial area extending one block north and south of 
Cam

po Road (Figure 1-1). The Corridor is located w
ithin the Valle de O

ro Com
m

unity Plan Area, 
w

hich includes the com
m

unities of Casa de O
ro, M

ount Helix, and Rancho San Diego. 

The Casa de O
ro planning process spanned three phases leading to the Specific Plan preparation. 

These are referred to as Specific Plan Phases. Specific Plan Phase 1 consisted of existing conditions 
analysis and identifying key issues and opportunities. Specific Plan Phase 2 included technical 
analysis and com

m
unity visioning. Specific Plan Phase 3 is the Specific Plan developm

ent stage. 
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Valle De O
ro 

Figure 1-1: Specific Plan Area Location 

Source: ESRI, M
ichael Baker International, Valle de O

ro Com
m

unity Plan 

Regional Location 
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 W
hat Is A Specific Plan?  

A specific plan is defined and regulated by 
the State of California (State Governm

ent 
Code Sections 65450-65457). It com

bines a 
policy docum

ent (e.g., goals, policies, and 
strategies) w

ith a regulatory docum
ent 

(zoning ordinance). Specific plans serve as a 
stand-alone planning docum

ent, replacing 
the county-w

ide zoning ordinance for the 
specific plan area. It is a tool that is utilized 
to im

plem
ent the General Plan. The specific 

plan indicates the extent and intensity of 
the land uses and supporting infrastructure 
in a given area. Specific plans m

ay be 
adopted by resolution or ordinance and 
m

ay be am
ended as often as necessary. 

W
hile specific plans m

ay create custom
 and 

lim
ited land use for a particular area, they 

are required to be consistent w
ith the 

jurisdiction’s general plan—
in this case, the 

County of San Diego General Plan.  

 Plan Purpose 
The purpose of this Specific Plan is to 
establish the long-term

 Vision, goals, and 
strategies, im

plem
enting regulations, and 

im
plem

entation plan, including specific 
actions, priorities, responsible parties, and 
potential funding sources, to achieve the 
Vision for the revitalization of the Specific 
Plan area. 

 Consistency w
ith 

Relevant Planning 
Docum

ents  
The planning process for the developm

ent 
of the Specific Plan included the review

 of 
relevant planning docum

ents for 
consistency w

ith proposed developm
ents. 

These included the San Diego County 
General Plan, Valle de O

ro Com
m

unity Plan, 
County Active Transportation Plan, SAN

DAG 
Sm

art Grow
th O

pportunity M
ap, SAN

DAG 
Regional Transportation Plan (RTP), County 
of San Diego Zoning O

rdinance, and CEQ
A 

Regulations. The discussion on consistency 
is available in the Background Report. 

 Plan O
rganization 

The plan is organized into four chapters. 

Chapter 1 Introduction 
This chapter provides a brief introduction to 
the Specific Plan and lays out the Vision, 
Goals, and Strategies, including a strategy 
diagram

 for the im
plem

entation of the plan. 
The chapter also provides guidance for the 
usability of the docum

ent by various groups 
of people- landow

ners and residents in the 
Specific Plan, developers, the general 
public, and County Staff. 

Chapter 2 Developm
ent and M

obility 
Plan 
This chapter details the Developm

ent and 
M

obility Plan and discusses elem
ents that 

affect private property and public realm
 

developm
ent. The chapter provides 

scenarios of developm
ent and provides a 

detailed discussion of strategies laid out in 
the vision fram

ew
ork in Chapter 1. The plan 

recognizes that public realm
 im

provem
ents 

m
ight take place increm

entally as the 
funding becom

es available and hence 
provides a transition plan for the 
redevelopm

ent of Cam
po Road. 

Chapter 3 Developm
ent Standards 

and Design G
uidelines  

This chapter provides a regulatory 
fram

ew
ork for the im

plem
entation of the 

plant. The chapter is divided into four parts:  

• 
Part 1 provides an overview

 and 
includes general provisions that 
are applicable to all private 
properties in the Specific Plan area.  

• 
Part 2 provides form

-based code 
by the district. 

• 
Part 3 provides additional design 
guidelines for private property. 

• 
Part 4 provides design guidelines 
for the public realm

. 

Chapter 4 Im
plem

entation  
This chapter provides a sum

m
ary of various 

m
echanism

s and sources of funding for the 
im

plem
entation of the Specific Plan. It also 

provides an estim
ation of planning level 

cost for the redevelopm
ent of Cam

po Road 
based on the roadw

ay reconfiguration plan. 
The chapter also provides a step-by-step 
im

plem
entation m

atrix for the Specific Plan 
to be used by the County, Casa de O

ro 
Alliance, and the future Business 
Im

provem
ent District (BID), Com

m
unity 
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Facilities District (CFD) or Enhanced 
Infrastructure Financing Districts (EIFDs). 

 Plan Adm
inistration 

The Specific Plan w
ill take precedence over 

the County Zoning O
rdinance for the 

Specific Plan area. O
ne of the m

ajor 
im

provem
ents com

pared to the existing 
approval process includes the granting of an 
exem

ption from
 the discretionary Site Plan 

Perm
it requirem

ent provided it is 
determ

ined by the Zoning O
fficer (ZO

) that 
all the O

bjective Design Standards in 
Chapter 3 have been m

et and it is 
determ

ined during the initial consultation 
that there are no CEQ

A im
pacts or request 

for higher density. The approval process is 
explained in detail in Chapter 3 under 
Section 3.1.4. W

here the Specific Plan is 
silent, the provisions of the County Zoning 
O

rdinance shall prevail, including review
 

and perm
itting procedures. 

Any am
endm

ents to the Specific Plan w
ill 

follow
 the California Governm

ent Code 
Section 65453. 

 How
 To Use This 

Docum
ent? 

A specific plan is used by a variety of people 
ranging from

 the general public that are 
curious about the developm

ent of the area, 
landow

ners, businesses or residents in the 
Specific Plan vicinity that are directly 
im

pacted by the changes taking place, 
developers interested in the area, 
architects, designers, building contractors 
that w

ill redevelop properties w
ithin the 

Specific Plan area, and the County Staff that 
w

ill im
plem

ent the plan.  

• 
Residents, property ow

ners, and 
other groups of people w

ho are 
curious about the changes 
envisioned in the area are 
encouraged to review

 Chapters 1 
and 2. Property ow

ners can also 
review

 Chapter 3 to understand 
w

hat is and w
hat is not allow

ed in 
the Specific Plan area in regard to 
land uses and developm

ent 
standards. 

• 
Property developers, architects, 
designers, and building 
contractors should first review

 
Chapter 1 to understand the 
overall Vision and goals of the 
Specific Plan. They should also 
review

 Chapter 3, Developm
ent 

Standard and Design Guidelines 
sections. It is also recom

m
ended to 

review
 Chapter 2, Developm

ent 
and M

obility Plan, w
hich discusses 

the strategies to im
plem

ent the 
Vision in greater depth. 

• 
Property and business ow

ners and 
stakeholders interested in form

ing 
a future BID or CFD should review

 
Chapters 1, 2, and 4 of the 
docum

ent. 
• 

County staff review
ing the project 

proposals should utilize Chapters 
1, 2, and 3 to ensure projects 
com

ply w
ith the Vision, strategies 

to achieve the Vision and 
developm

ent standards of the 
Specific Plan. 

• 
County staff involved w

ith the 
im

plem
entation of the public 

realm
 should review

 Chapters 1 
and 2 of the docum

ent. The staff 
should also review

 Chapter 4 to 
review

 recom
m

ended m
echanism

s 
and sources for funding and 
im

plem
entation plan. 

• 
County staff that w

ill w
ork w

ith 
property ow

ners and businesses in 
the area and acts as a conduit 
betw

een the property ow
ners, 

businesses, and the County should 
review

 Chapters 1, 2, and 4. The 
im

plem
entation m

atrix in Chapter 
4 w

ill provide a step-by-step 
pathw

ay to im
plem

enting the plan.
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 Com
m

unity Visioning 
Results 

Robust public engagem
ent throughout 

Specific Plan Phases 1, 2, and 3 resulted in 
the em

ergence of several them
es that led 

to the developm
ent of the overall Vision for 

the Corridor. These included: 

• 
Em

phasize increased w
alkability, 

bikeability, and transportation 
safety. 

• 
Incorporate trees, landscaping, and 
open space throughout the 
Corridor. 

• 
Im

prove aesthetics through façade 
im

provem
ents, encourage building 

patterns that prom
ote w

alkability, 
and create a sense of place and 
com

m
unity identity. 

• 
Support existing businesses and 
attract a m

ix of vibrant restaurants 
and boutique shops that w

ill 
enhance the character of the 
com

m
unity.  

• 
Incorporate arts and culture into 
the com

m
unity through public 

m
urals, events, and galleries.  

• 
Facilitate a strong sense of identity 
through signage and visual 
elem

ents. 

The public engagem
ent is sum

m
arized in 

the Background Report, w
ith details in 

Appendix A of the Background Report. 
Figure 1-2 show

s som
e exam

ples of public 
engagem

ent efforts.  

Source: M
ichael Baker International  

Figure 1-2: Com
m

unity Engagem
ent 

Phase 2- 2019 Annual Casa de O
ro Fall 

 

Phase 2- 2020 Com
m

unity W
orkshop 
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 Vision, Goals, and 
Strategies 

The Vision Fram
ew

ork in Figure 1-3 
provides a hierarchal arrangem

ent of 
Vision, Goals, and Strategies for the Specific 
Plan. The Vision Statem

ent is intended to 
provide overall context and guidance for 
the County, developers, business ow

ners, 
and residents as the Corridor redevelops. It 
w

as crafted based on extensive com
m

unity 
input, best practice research, and an 
exam

ination of the existing conditions and 
constraints of the Corridor.  

Goals are topical statem
ent s of broad 

direction and philosophy, w
hile strategies 

are action-oriented statem
ents to help 

realize the goals. It is possible that one 
strategy m

ay help achieve m
ultiple goals. 

These strategies are explained in detail in 
Chapter 2 of this plan. Figure 1-4 provides 
an overview

 of the locations of the 
suggested strategies.  

 How
 Does this Plan 

Affect M
e? 

The Specific Plan sets the Vision, regulation, 
and im

plem
entation plan for the 

developm
ent of public land and private 

property. The plan w
ill be im

plem
ented by 

the County and by private property ow
ners 

through m
any decisions and actions 

affecting both public and private lands.  

Im
provem

ent of the public lands w
ill consist 

of the road and public rights-of-w
ay, 

especially the transform
ation of Cam

po 
Road. Cam

po Road’s reconfiguration is 
considered the prim

ary catalyst to attract 
private investm

ent that w
ill realize the full 

Vision of the plan. The private investm
ent 

includes all new
 im

provem
ents to existing 

and new
 businesses, buildings, and private 

property.  

The public land is m
ainly com

posed of 
Cam

po Road and other roadw
ays in the 

Specific Plan area. The Specific Plan 
envisions using the entire 100-foot right of 
w

ay for the reconfiguration of the roadw
ay 

and can be im
plem

ented in up to three 
phases.  

The reconfiguration of Cam
po Road w

ill 
provide for traditional M

ain Street 

im
provem

ents, including on-street parking, 
w

idened continuous sidew
alks, street trees 

and shade, traffic calm
ing, an exclusive, 

protected bikew
ay, a center m

edian, bulb-
out curb extensions, pedestrian crossings, 
and other im

proved intersection controls 
such as roundabouts. The road 
developm

ent w
ill focus on creating a 

m
ultim

odal corridor design that facilitates 
the flow

 of traffic as w
ell as encourages 

pedestrians and bicyclists to use the 
Corridor.  

Private properties w
ill benefit from

 the 
public im

provem
ents. Som

e property and 
business ow

ners m
ay be affected by the 

equitable closure and consolidation of 
drivew

ays through the phases in order to 
im

prove the function and safety of the 
Corridor.  

Im
provem

ents to existing structures are 
allow

ed in accordance w
ith the provisions 

of the Zoning O
rdinance and the provisions 

of Chapter 3 of this Specific Plan. This plan 
also creates new

 parking and density-
related incentives and a stream

lined 
approval process for new

 developm
ent. 

 

  

2 - 80

2 - 0123456789



Cam
po Road 

Corridor 
Revitalization 
Specific Plan 

 
1-7 

Vision Fram
ew

ork 

    Figure 1-3: Vision Fram
ew

ork 

Source: M
ichael Baker International  
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Figure 1-4: O
verall Strategy D

iagram
 

Source: M
ichael Baker International  
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Introduction .................................. 2-1 

 
Factors Influencing The Plan .......... 2-1 

 
Strategies ...................................... 2-3 

 
Developm

ent and M
obility Plan .. 2-54 

 

 Introduction 
The Developm

ent and M
obility Plan discusses the Vision of the Corridor in greater depth and 

provides details for its im
plem

entation. The chapter begins w
ith a discussion of Factors Influencing 

the Plan that led to the direction of the Specific Plan creation. The Developm
ent and M

obility Plan 
section includes an illustrative plan that depicts the Specific Plan area in its built-out form

 and 
provides a list of key features that describe the various proposed im

provem
ents along the Corridor. 

It also lays out the roadw
ay configuration for Cam

po Road. This section discusses various 
developm

ent scenarios based on the anticipated developm
ent along the Corridor. The Strategies 

section discusses 21 strategies that are listed in Figure 1-3, Vision Fram
ew

ork in Chapter 1 that w
ill 

help r ealize the Vision and goals of the Specific Plan. Lastly, the Transition Plan section provides a 
potential phasing plan for Cam

po Road construction from
 the im

m
ediate term

 to its ultim
ate 

configuration. 

This Developm
ent and M

obility Plan is im
plem

ented through the developm
ent standards and 

guidelines identified in Chapter 3, Developm
ent Standards and Design G

uidelines. Specific 
re com

m
ended action item

s w
ith tim

elines, responsible parties, and potential funding sources are 
docum

ented in Chapter 4, Im
plem

entation. 

 Factors Influencing The Plan 
This Developm

ent and M
obility Plan provides for a revitalized, pedestrian-friendly, m

ixed-use 
village center w

ith a m
ix of com

m
ercial, office, residential, and public land uses. It is influenced by 

m
ultiple factors and considerations: 

• 
Existing Corridor Conditions: As a part of the existing conditions analysis, a w

indshield 
survey of the area w

as conducted w
ith photo docum

entation that led to the finding that 
there are vacancies and underutilized sites in the Specific Plan area. This w

as later 
confirm

ed w
ith com

m
ercial real estate reports for specific developm

ents. For exam
ple, 

the Casa de O
ro plaza had 12 percent vacancy. In addition, other m

ore m
odern shopping 

centers in the vicinity provide com
petition.  
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• 

Changing Retail Trends: Global and 
national trends, including e-com

m
erce, 

w
ill continue the trend tow

ard 
contraction, conversion, and 
replacem

ent of retail space based on 
m

arket need and could include 
residential infill, satellite offices, and 
other com

m
ercial uses that require in-

person visitation such as restaurants, 
gym

s, spas, salons, etc.  

Retail areas around the country are 
experiencing a loss of custom

ers to 
online shopping. Hence, the retailers 
are reinventing them

selves to focus on 
the im

m
ersive and shareable retail 

experience called "experiential retail," 
w

hich stim
ulates custom

er senses by 
offering an engaging experience that 
can't be easily replicated online. Som

e 
exam

ples include offering potential 
custom

ers a virtual reality experience, 
a spa-like experience for bookstores, or 
using digital technology (m

agic m
irrors) 

in beauty or clothing stores to try new
 

looks. The idea is that a retailer offers 
consum

ers a chance to buy an 

experience along w
ith an object or 

service. 

• 
M

ain Street Experience: The  
transform

ation of Cam
po Road to a 

"m
ain street" is critical to attracting 

private investm
ent. It is essential to 

change the look and function of the 
Corridor in a w

ay that encourages 
pedestrian traffic, leading to the 
increased vibrancy of the area. Slow

ing 
traffic through the Corridor is also an 
im

portant aspect of attracting 
custom

ers; slow
er speeds im

prove 
pedestrian safety, bring m

ore eyes to 
the buildings as drivers can m

ore easily 
see them

 as they pass by, and m
ake 

building sites m
ore desirable. The goal 

is to reinvent Cam
po Road as a 

centerpiece of com
m

unity activity, 
entertainm

ent, services, convenience, 
and pride.  

• 
Residential Dem

and: There is a need 
for additional housing options in the 
County. For exam

ple, singles and 
young fam

ilies tend to desire 
affordable housing closer to w

ork and 
provide a w

alkable lifestyle in m
ixed-

use areas. O
n the other hand, em

pty 
nesters w

ant to be m
obile and active in 

their later years, but they w
on't drive 

forever and don't w
ant to be 

dependent on their fam
ily m

em
bers to 

get around. They also w
ant to find 

w
ays to stay in their com

m
unity 

w
ithout having to care for a large 

hom
e and yard. The residential 

developm
ent in the Specific Plan area 

can cater to such groups of people. It 
can be a prim

ary catalyst and econom
ic 

engine and support retail in the area. It 
w

ill also provide affordable living 
opportunities, a crucial elem

ent in 
resolving the housing crisis in 
California. Housing located closer to 
shopping also provides a daily 
custom

er base for these businesses to 
thrive. There are opportunities for 
residential developm

ent in the Specific 
Plan area on vacant and underutilized 
lots that can bring new

 uses w
ith 

ground-floor retail and several stories 
of housing on upper floors. 
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 Strategies 
The intention of the Developm

ent and M
obility 

Plan is to create a vibrant, pedestrian-friendly 
area along Cam

po Road. Five goals and 21 
strategies w

ere listed in order to achieve this 

Vision. These strategies are discussed in the 
follow

ing pages. Each strategy includes a 
strategy location m

ap and icons of the goals 
that are achieved by im

plem
enting the strategy. 

To w
alk the reader through the reason behind 

choosing the strategy and the process of 
im

plem
enting it, the discussion is divided into 

three sections: Intent, W
hy?, and How

?  

Figure 2-1: Developm
ent and M

obility Plan (Looking W
est)  

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 
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N

ew
 Developm

ent 
Standards 

Intent 

Establish flexible developm
ent standards that 

reflect com
m

unity goals and design 
preferences, as w

ell as allow
 and encourage a 

m
ix of land uses and businesses that attract a 

variety of visitors and users.  

W
hy? 

N
ew

 developm
ent standards that encourage 

the developm
ent of a "m

ain street" 
environm

ent are an essential part of 
transform

ing the Vision into reality. At present, 
the vast m

ajority of the Specific Plan area is 
zoned C-36 (General Com

m
ercial). This zone 

prim
arily allow

s for com
m

ercial developm
ent, 

w
ith residential allow

ed as a secondary use. 
Residential m

ay only take up to half the useable 
square footage of a structure/lot as a secondary 
use. A vertical m

ixed-use (generally envisioned 
as a ground-floor com

m
ercial w

ith residential 
units above) w

ould restrict alm
ost all m

ixed-use 
developm

ent in the Specific Plan area to tw
o 

stories in height. Additionally, the existing 50-
foot required front setback precludes 
developm

ent from
 large portions of existing 

lots, significantly reducing the am
ount of usable 

space on each lot and discouraging pedestrian 
traffic. Also, the m

inim
um

 required parking is 
m

uch higher than actual usage (refer to 
Background Report Appendix C Parking Study). 
There is no usable open space required for 
residential units at present, as a m

ajority of the 
Specific Plan area is zoned com

m
ercial. 

H
ow

? 

The standards in Chapter 3, Developm
ent 

Standards and Design G
uidelines, w

ill replace 
the current zoning in the area and include the 
follow

ing:  

• 
Allow

ing m
ixed-use developm

ent 
• 

Reducing parking m
inim

um
s 

• 
Allow

ing residential infill developm
ent  

• 
Allow

ing building heights of tw
o to five 

stories 
• 

Reducing building setbacks in order to 
build closer to street 

The developm
ent standards also divide the 

Specific Plan area into tw
o distinct districts (see 

Figure 2-3) based on com
m

unity feedback, 
existing conditions such as existing lot 
configuration, current land uses, and/or 
planned assets. These are:  

• 
M

ain Street District 

• 
Gatew

ay District 

Each District is envisioned as having a different 
but cohesive character. The distinction is m

ade 
by the difference in land uses and urban form

 
that w

ould best m
eet the com

m
unity's needs 

and Vision for the area as identified by various 
public engagem

ent w
orkshops and discussions 

w
ith the County staff. The distinct character of 

each District is im
plem

ented by developm
ent 

standards and guidelines in Chapter 3. 

 
 

Figure 2-2: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-3: Districts in Specific Plan Area 

Source: ESRI, San Diego County GIS, M
ichael Baker International 

2 - 89

2 - 0123456789

https://urbanprojectization.com/


Cam
po Road 

Corridor 
Revitalization 
Specific Plan 

 
2-6 

Developm
ent and M

obility Plan 

2-6 
M

ain Street District 

The M
ain Street District is characterized by 

buildings adjacent to the sidew
alk and having a 

m
ix of uses. It is located north and south of 

Cam
po Road except in the area covered by 

Gatew
ay District (Figure 2-3). Building heights 

are anticipated to range betw
een tw

o and four 
stories in height.  

The M
ain Street District is characterized by 

active ground-floor retail. The upper floors are 
envisioned to be residential, though other non-
residential uses such as offices are allow

ed (see 
exam

ples in Figure 2-6). How
ever, it can 

accom
m

odate both com
m

ercial and residential 
uses on the ground floor based on m

arket 
dem

and. This is explained in the 2.3.3 
Com

m
ercial G

round Floor section of this 
chapter. 

The area east of Bonita Street is already 
characterized by sm

all parcels and m
ultiple 

landow
ners. Parking is located behind the 

buildings and on Cam
po Road, creating an 

active street frontage (Figure 2-4). The area 
w

est of Bonita Street is characterized by large 
parcels. This area is proposed to be redeveloped 
w

ith a traditional grid block and street pattern, 
sim

ilar to the area in the east, to encourage 
pedestrian activity. How

ever, even after 
creating a sm

aller street grid, the parcel size in 
this area is large com

pared to the east of Bonita 
Street. The depth of these parcels allow

s for 
buildings w

ith larger footprints and w
idths, 

w
hich is desirable for larger stores and office 

buildings. This larger parcel size allow
s for a 

variety of redevelopm
ent, from

 infill along 
Cam

po Road to taller residential buildings set 
back from

 the roadw
ay, as seen in Figure 2-5. 

The parking is situated behind the buildings.  

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 

Figure 2-4: Potential M
ain Street District Layout (East of Bonita Street) 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A  

Figure 2-5: Potential M
ain Street District Layout (W

est of Bonita Street) 
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Figure 2-6: M
ain Street District Character Exam

ples 

Source: Google Earth 

San Pedro Square, San Jose 

M
ain Street Historic District, Cedar City, U

tah 

Block C, N
orth City, San M

arcos 

1220 Cleveland Street, San Diego 
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Gatew

ay District  

The Gatew
ay District consists of parcels at the 

m
ajor entrances to the Corridor at the 

intersections of Cam
po Road w

ith Kenw
ood 

Drive and Granada Avenue (refer to Figure 2-3). 
The intent is to provide a distinct feeling of 
entering the Specific Plan area using gatew

ay 
features, signage, and an enhanced public 
realm

, as seen in Figure 2-7. The intensity of 
developm

ent in the parcels identified as the 
Gatew

ay District is reduced com
pared to the 

M
ain Street District to keep the focus on these 

gatew
ay features. Also, the ability to develop 

land w
ithin this District w

ould be restricted by 
irregularly shaped lots and adjacency to existing 
com

plex intersections and residential uses (see 
Figure 2-8) as discussed in Section 2.3.10 
Intersection Design and Roundabouts. 

The Gatew
ay District offers the ability to 

enhance the entrance to the Corridor by 
creating a sense of place and belonging for 
residents and visitors alike. This is prim

arily 
done by public realm

 im
provem

ents and 
signage. For exam

ple, the eastern gatew
ay w

ith 
a roundabout could have a w

ater feature or a 
sculpture coupled w

ith enhanced pavem
ent and 

signage. Sim
ilarly, the w

estern gatew
ay could 

have vertical art treatm
ents along the edges 

and triangular islands. These are explained 
further in Section 2.3.13 G

atew
ay Elem

ents. 

 
 

 

Figure 2-8: Potential G
atew

ay Layout 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 

W
EST EN

D 
EAST EN

D
 

Figure 2-7: G
atew

ay D
istrict Character Exam

ple 

Source: Fox5 San Diego 

San Diego’s Balboa Park Plaza de Panam
a 
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Residential Choices 

Intent 
Provide residential choices that m

eet housing 
needs for a variety of dem

ographics, including 
elderly and young fam

ilies. 

W
hy? 

Approxim
ately 600 to 1,450 new

 dw
elling units 

could potentially be proposed and built in the 
future w

ith the new
 developm

ent standards 
proposed in the Specific Plan area, as show

n in 
Table 2-2. The developm

ent of residential w
ill 

help attract retail in the area, as residents w
ill 

supply the daily custom
er traffic needed to 

sustain the retail uses, including restaurants and 
bars. The presence of residential w

ill change the 
character of the area into a com

plete m
ixed-use 

com
m

unity. 

There are 7,249 existing residential housing 
units in the Casa De O

ro area. How
ever, m

ost of 
the housing is single-fam

ily housing. There is a 
sm

all percentage of m
ulti-fam

ily housing, w
hich 

is m
ostly concentrated near or along Cam

po 

Road. O
f the total floor area (approxim

ately 
750,000 square feet) in the Specific Plan area, 
only 7 percent is m

ulti-fam
ily housing. A m

ix of 
incom

es and new
 high-density and m

ixed-use 
housing types is desirable to m

eet housing for a 
variety of dem

ographics such as the elderly and 
young fam

ilies. There is also a critical shortage 
of affordable m

ulti-fam
ily housing in San Diego 

County, sim
ilar to the rest of the state. The 

Specific Plan area is in a position to satisfy part 
of the needed housing stock to fulfill a variety of 
needs.  

Concentrating on m
ulti-fam

ily residential via 
m

ixed-use developm
ent projects w

ill help to 
create a vibrant neighborhood along Cam

po 
Road due to m

utually supportive uses and to 
assist in filling the dem

and for m
uch-needed 

housing in the County.  

H
ow

? 
The developm

ent standards allow
 for a m

ixed-
use developm

ent that includes housing. 

Figure 2-10: Im
ages from

 February 2020 Com
m

unity Visioning W
orkshop 

Source: Google Earth  

City of Encinitas 
City of San Diego 

Figure 2-9: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Com
m

ercial G
round Floor 

and Retail-Ready Areas 
Intent? 

Preserve com
m

ercial developm
ent in the area 

w
hile reducing vacancy based on m

arket 
dem

and as w
ell as restricting the uses to 

com
m

ercial in certain key locations. 

W
hy? 

Ideally, m
ain street environm

ents have thriving 
ground-floor com

m
ercial uses in order to create 

a vibrant environm
ent. How

ever, m
any areas 

across the country that strictly require ground-
floor com

m
ercial uses in their m

ixed-use 
districts face high vacancy rates due to m

arket 
conditions that are currently unable to support 
as m

uch retail as available space. This can 
adversely affect the m

ain street environm
ent 

and can result in a significant financial loss for 
the property ow

ner and com
m

unity. The 
presence of vacant spaces can also discourage 
prospective developers from

 private investm
ent 

in an area. Extended vacancies and retail space 
in excess of strong m

arket dem
and lead to 

low
er lease rates. 

At the sam
e tim

e, certain key locations at the 
street intersection should be restricted to 
com

m
ercial as these are high opportunity and 

high visibility areas. 

H
ow

? 

Com
m

unities have used an innovative approach 
of creating flexible ground-floor space that 
allow

s residential or non-com
m

ercial use of the 
space until there is m

arket dem
and for 

com
m

ercial use. The height requirem
ent for the 

ground floor in such areas is in accordance w
ith 

com
m

ercial use rather than residential use to 
allow

 for the flexibility of space conversion. 
How

ever, developm
ents w

ith flexible spaces 
w

ill also need to consider the privacy of 
residential units on the ground floor. M

ost 
people w

ill not be keen on occupying a space 
that passers-by can look into. Privacy to 
residential units can be provided by elevating 
the residential units from

 the sidew
alk level 

(See Figure 2-12).  

The Specific Plan calls for flexible ground-fl oor 
space called "Retail Ready Ground Floor" 
along the entire Corridor except for in certain 
key locations along Cam

po Road. These 
locations are the intersections of Cam

po Road 
w

ith Conrad Drive, Bonita Street, and Granada 

Avenue. The developm
ent standards for these 

areas are provided in Chapter 3 under Section 
3.5.C G

round Floor Com
m

ercial and Retail 
Ready Areas  

Ground-floor residential w
ould also be allow

ed 
outside of the Retail-Ready areas off Cam

po 
Road and on side streets.  

 
 

Figure 2-11: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Figure 2-12: Flexible Space - Elevated G
round 

Floor Residential- City of San Diego 

Source: M
ichael Baker International 
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Infill Developm

ent 
Intent 

U
tilize unused and underutilized lands w

ithin 
existing developm

ent patterns and help create 
a cohesive look for the Corridor.  

W
hy? 

Infill developm
ent uses land w

ithin an existing 
property that is either unutilized or 
underutilized for developm

ent and can potently 
reduce the cost of providing infrastructure 
sew

erage and w
ater system

s, as w
ell as other 

utilities, streets and other transportation 
facilities, schools, and parks relative to a sim

ilar 
project in an undeveloped area. It can provide 
the m

uch-needed residential choices discussed 
in Section 2.3.2. Infill developm

ent can also 
help hide large surface parking lots and m

ake 
the area pedestrian-friendly and look and feel 
cohesive to the passers-by. Infill developm

ent 
can also reduce developm

ent pressure on 
outlying areas, helping to protect lands that 
serve im

portant ecological functions.  

H
ow

? 

Developm
ent m

ay occur as infill developm
ent in 

addition to com
plete redevelopm

ent. N
ew

 
projects can fit w

ithin the lim
its of an existing 

developm
ent w

ith relatively m
inim

al 
displacem

ent of existing structures or parking. 
This is allow

ed per Chapter 3 as long as the total 
floor area ratio does not exceed the allow

able 
lim

it for the parcel. 

The par king section of the Specific Plan 
proposes m

odernizing parking standards to suit 

m
ixed-use areas. This is essentially done by 

reducing m
inim

um
 parking standards to 

recom
m

ended standards. This reduction can 
free up valuable land for infill developm

ent. 

O
lder buildings and obsolete developm

ent 
designs m

ay be partially or entirely 
redeveloped.  

Figure 2-14: Infill Developm
ent - Denver, Colorado 

Source: W
ikim

edia, https://com
m

ons.w
ikim

edia.org/w
iki/File:Infill_(23744767050).jpg  

Figure 2-13: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Com
plem

entary Tenant M
ix 

Intent 
Allow

 a m
ix of uses that attracts people of 

diverse backgrounds and ages. 

W
hy? 

The current m
ix of uses along Cam

po Road 
doesn't create a synergy am

ong tenants to 
m

axim
ize foot traffic that increases sales and 

contributes to the vibrancy of the Specific Plan 
Area. M

any uses along Cam
po Road today do 

not align w
ith the Vision of a pedestrian-

oriented, w
alkable, and bike-friendly design. A 

com
plim

entary tenant m
ix reduces over-

concentration on one used in the area and can 
be a m

ajor factor in tenant retention as w
ell as 

the overall desirability of the property for future 
tenants. 

 H
ow

? 

The Specific Plan is designed to facilitate 
investm

ent in new
 uses and developm

ents that 
w

ill create a healthier environm
ent. The 

traditional developm
ent patterns w

ith m
ixed-

use buildings and active street frontages around 

the full perim
eter of the block w

ill create a 
greater level of observation and public safety 
that are im

portant in attracting uses that cater 
to diverse populations and ages, as seen in 
Figure 2-16. 

Figure 2-15: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Figure 2-16: Active Street Fronts 

Source: M
ichael Baker International 
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Com

m
unity Facilities 

Intent 
Create a large gathering space in the Specific 
Plan area as w

ell as allow
 for the creation of 

sm
all gathering spaces as new

 developm
ent 

occurs. 

W
hy? 

A large com
m

unity gathering space can bring 
the com

m
unity together. This is the m

em
orable 

"place" that ties together all activities—
w

here 
visitors take photos, that residents use as a 
m

eeting point w
hen m

aking plans w
ith friends, 

and w
here outdoor events and special program

s 
are held. It should be located centrally and 
easily accessible by m

ultiple m
odes, particularly 

for pedestrians and bicyclists. Establishing a 
central plaza or park also sets up great view

s 
leading to the surrounding developm

ent and 
creates sightlines that orient visitors through 
the Corridor. This is one of the im

portant 
elem

ents that can transform
 the area. The Casa 

de O
ro com

m
unity has expressed a clear and 

recurring desire for a centralized com
m

unity 
m

eeting place throughout each Specific Plan 
phase. A com

m
on space to gather and celebrate 

can be a differentiating feature and can 
strengthen the identity of Casa de O

ro.  

Additionally, a series of sm
aller open spaces can 

provide shade, seating, and space to stop for a 
break. Such spaces invite all users to enjoy the 
area, w

hether they enjoy a snack from
 a shop, 

w
alk a dog, entertain children, run errands, or 

sim
ply enjoy the day, thus contributing to the 

vibrancy of the area.  

It should also be noted that Estrella Park on the 
north side of Cam

po Road is additional open 
space in the vicinity of the Specific Plan Area 
and can be connected to the area, Santa Sophia. 

H
ow

? 

The Specific Plan is designed to restart the 
norm

al increm
ental and constant cycle of 

investm
ent and continuous im

provem
ent. O

ne 
w

ay of doing this is to incentivize the creation of 
com

m
unity facilities throughout the Specific 

Plan area. The Specific Plan establishes a 
Com

m
unity Space Program

 discussed in 
Chapter 3, Section 3.1.5 Com

m
unity Space 

Program
. It docum

ents the allow
ed increase in 

the num
ber of stories and floor area ratio (FAR) 

for projects that m
eet one or m

ore com
m

unity 
objectives to create a central com

m
unity 

gathering space. The idea is to provide 
incentives to the developer and offset the cost 
of providing com

m
unity facilities and a 

pedestrian-friendly urban form
.  

The Sp ecific Plan provides opportunities to 
develop a variety of spaces for the public to 
gather, relax, and play. These include street 
edges and building frontages w

ithin the public 
right-of-w

ay and areas on private property 
designed for public use, such as paseos and 
plazas.  

Figure 2-18 illustrates how
 additional height 

and FAR could be used as incentives for a 
private developm

ent to create m
eaningful 

com
m

unity spaces. 

• 
70-foot-w

ide paseo w
ith typical 3-story 

developm
ent  

• 
90-foot-w

ide courtyard m
ight be 

possible by shifting ground-floor space 
to a fourth-floor 

• 
120-foot-w

ide plaza m
ade possible 

w
ith the design flexibility of additional 

floor area w
ith five stories  

It should be noted that these are illustrative 
exam

ples.  

Figure 2-17: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Tw
o potential locations off the m

ain street are 
enhanced plaza areas betw

een Cam
po Road 

and Santa Sophia Church and/or adjacent to the 
proposed M

ultiple Governm
ent Services Facility 

and the Young Actors' Theatre, w
est of 

Kenw
ood Drive.  

A com
m

unity space near the geographic Center 
of the Corridor is attractive due to a num

ber of 
factors: 

• 
High visibility and accessibility 

• 
Ability to draw

 large volum
es of people 

to the benefit of the businesses 

• 
Visual connections to a strong north-
south alignm

ent in this location, 
including the iconic Santa Sophia 
Church and ballfield, Estrella County 
Park, M

ount Helix, and Dictionary Hill 

The proposed M
ultiple Governm

ent Services 
Facility creates a physical connection to the 
Spring Valley Academ

y ballfields and an 
opportunity to link and expand the functionality 
of the new

 civic institution.  

Figure 2-18: Com
m

unity Space Program
 Exam

ple 

Source: M
ichael Baker International, Safdie Rabines Architects, , KTUA 

2 - 98

2 - 0123456789

https://urbanprojectization.com/


Cam
po Road 

Corridor 
Revitalization 
Specific Plan 

 
2-15 

Developm
ent and M

obility Plan 

 
O

ff-Street Parking 
Intent 
Develop off-street parking standards and 
strategies that are conducive to m

ixed-use, 
pedestrian-friendly developm

ent. 

W
hy? 

A parking study for the area w
as done to 

understand existing supply and dem
and and 

recom
m

end strategies and m
inim

um
 parking 

rates for the future. This is docum
ented in 

Background Report Appendix C Parking Study. 

The survey of the area identified 1,794 off-
street parking spaces and 175 on-street parking 
spaces for a total of 1,969 parking spaces in the 
Specific Plan area. This results in a supply ratio 
of about 3.3 spaces per 1,000 square feet of 
com

m
ercial floor area, com

pared to the 
required ratio of 4.5 and 4.0 for office and retail 
floor area, respectively, per the County Zoning 
O

rdinance. How
ever, the peak parking 

utilization ratio is far less at 1.6 spaces per 
1,000 square feet of com

m
ercial floor area, as 

depicted in Figure 2-20, reflecting an actual 
excess parking supply of 1,069 spaces.  

The parking study recom
m

ended a reduction of 
m

inim
um

 parking standards for various uses. 

H
ow

? 
Chapter 3, Developm

ent Standards and Design 
G

uidelines, Section 3.4.J O
n-Site Parking 

Standards, provides new
 parking rates for 

various land uses in the Specific Plan area per 
the recom

m
endation m

ade by the parking 
study. The parking rates are low

er com
pared to 

County rates for certain uses and are based on 
the case studies of actual utilization com

parable 
to other m

ain street locations in the County, 
such as Carlsbad, Encinitas, Solana Beach, and 
Bird Rock, as docum

ented in Background 
Report Appendix C Parking Study.  

The re duction also considers a "Park-O
nce " 

strategy, w
hich accounts for the overlap of 

visitors and guests w
ho have already parked at 

one land use and w
ill not generate the need for 

an additional parking space w
hen they 

visit/patronize another nearby land use. 
Changing the urban form

 as discussed 
previously—

by creating sm
aller block patterns 

and a w
alkable pedestrian environm

ent that 
lets people see across the street or farther 
dow

n the block—
is essential to parking once 

and w
alking from

 destination to destination. 
Creating shared parking spaces by connecting 
properties, as show

n in Figure 2-21, helps w
ith 

the Park-O
nce strategy and creates an 

opportunity for electric vehicle charging 
stations to be installed. 

 

Figure 2-19: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-20: Parking U
tilization 

Source: N
ational Data &

 Surveying Services, M
ichael Baker International 
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 Figure 2-21: Connecting Divided Parking Lots 

Source: M
ichael Baker International, Safdie Rabines Architects, , KTUA 

Plan 

After 

Existing 
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Tem
porary U

ses and 
Activities 

Intent 
U

tilize underused parking lots and spaces for 
tem

porary uses and activities to contribute to 
the area's vibrancy. 

W
hy?  

According to the Background Report Appendix 
C Parking Study, m

any of the parking lots are 
underutilized, m

aking them
 good candidates to 

support various tem
porary uses and activities 

such as local com
m

unity events, festivals, 
m

ovies, gam
es, theater, live m

usic, art 
exhibitions, and outdoor farm

ers m
arkets. As 

discussed in the Vision statem
ent, these can 

spur com
m

unity engagem
ent and interest and 

contribute to m
uch-intended vibrancy in the 

area. Such activities also bring the com
m

unity 
together and instill pride and ow

nership. 

H
ow

? 
M

any im
provem

ents can be m
ade w

ith sm
all 

budgets and dedicated labor efforts by the 
property ow

ner to achieve notable results. For 
exam

ple, in Figure 2-23 from
 Specific Plan 

Phase 1, the area not covered by building 
footprints in private property w

ithin the 
Specific Plan area is m

ainly used for parking or 
is unused space. O

ther jurisdictions, including 
the City of San Diego, have successfully 
revitalized outdoor areas into thriving 
com

m
unity spaces. Food trucks m

ay also 
expand food options w

ithin a com
m

unity 
space. These areas host a range of local 

com
m

unity events, live m
usic, art exhibitions, 

and m
arkets. All such uses and activities, 

including the incorporation of food truck 
vendors w

ould occur as allow
ed by and in 

conform
ance w

ith applicable County regulatory 
requirem

ents at the tim
e, including the 

Planning &
 Developm

ent Services (PDS) and the 
Departm

ent of Environm
ental Health (refer to 

Chapter 3, Section 3.3.2.C- O
utdoor Event in 

Parking Lots, for the provision of tem
porary 

use s and activities). 

 

Figure 2-22: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Figure 2-23: Specific Plan Phase 1 Issues and Existing Conditions Docum
entation 

Source: Background Report, M
ichael Baker International 
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Roadw

ay 
Reconfiguration 

Intent 

Reconfigure the available right of w
ay to 

provide m
obility options for all m

odes and 
to create m

eaningful land use and 
transportation connection. 

W
hy? 

The prim
ary aspect of this Specific Plan is to 

enable a roadw
ay system

 that supports and 
connects the current, and future land uses 
in the Corridor w

hile still providing a 
reasonable level of traffic capacity traveling 
through Cam

po Road w
ithin the Specific 

Plan area. Safety, com
fort, econom

ic 
sustainability, place-m

aking, and universal 
access can be prioritized w

ith better use 
and reconfiguration of the roadw

ay. It is 
also a Board of Supervisors Policy for 
Com

plete Streets (Policy- J-38) to consider 
providing appropriate accom

m
odation for 

persons of all abilities and using all m
odes 

of transportation for a roadw
ay project. 

This applies to public access to streets for 

cyclists, pedestrians, and other form
s of 

m
obility. 

H
ow

? 

O
ne of the m

ost significant features of the 
Specific Plan is the reduction of the num

ber 
of travel lanes on Cam

po Road from
 four to 

tw
o. A reduction in lanes is com

m
only 

referred to as a "road diet." Traffic 
assessm

ents and forecasts indicate that tw
o 

lanes are adequate to accom
m

odate 
existing and proposed trips through the 

Corridor from
 Granada Avenue to Conrad 

Drive (refer to Background Report 
Appendix B Traffic Assessm

ent Report). 
The Conrad Drive to Kenw

ood Drive 
segm

ent w
ill rem

ain as four lanes since the 
intersections of Conrad/Cam

po and 
Kenw

ood/Cam
po function together, and 

the turn m
ovem

ents and volum
es are best 

accom
m

odated through traditional 
signalized control. Follow

ing is a detailed 
discussion of im

provem
ents in these tw

o 
segm

ents as w
ell as along Conrad Drive. 

 
 

Figure 2-24: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-25: M
obility Plan – Cam

po Road, W
est End 

Source: M
ichael Baker International, KTUA 

N
ote- HAW

K- High-intensity Activated crossW
alK beacon, RRFB- Rectangular Rapid-Flashing Beacon  

 

 Key Diagram
 .  
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Figure 2-26: M
obility Plan – Cam

po Road, East End 

Source: M
ichael Baker International, KTUA 

 Key Diagram
 .  
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Granada Avenue to Conrad Drive 

The roadw
ay betw

een Granada Avenue and 
Conrad Drive uses 76 feet of public right-of-
w

ay instead of the available 100 feet and 
has tw

o travel lanes in each direction and 
no on-street parking. The Specific Plan 
proposes the use of the entire 100 feet to 
provide one lane in each direction, a central 
m

ountable m
edian, head-out angled 

parking, a protected bike lane, and 
sidew

alks. The m
ountable m

edian w
ill 

provide adequate clear space for 
em

ergency vehicles (see Figure 2-27). The 
m

ountable m
edian could have pavers, 

artificial grass turf, or a xeriscape w
ith sm

all 
drought-tolerant plants. These details w

ill 
be finalized in the final design of the Cam

po 
Road corridor. 

The head-out  angled parking, protected 
bike lane, and w

ide sidew
alks on both sides 

of the street can be accom
plished from

 the 
space gained by reducing tw

o travel lanes 
as w

ell as utilization of the full 100-foot 
right-of-w

ay space. The configuration w
ill 

allow
 for an increase in on-street parking 

capacity in the area. The concept also 
proposes the extension of curb lines or 
bum

p-outs at corners. These bum
p-outs 

shorten pedestrian crossing distances, add 
room

 for street trees and landscaping, and 
help designate and protect on-street 
parking. The transform

ation from
 existing 

conditions is show
n in Figu re 2-27 and 

Figure 2-28 A to D. 

 
 

Source: M
ichael Baker International, KTUA 

Figure 2-27: Exam
ple of M

ountable M
edian 
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Figure 2-28A: Typical Road Configuration Betw
een G

ranada Avenue and Conrad Drive 

Source: M
ichael Baker International, KTUA 
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Figure 2-28B: Cam
po Road Looking East Tow

ard East-end Roundabout at G
ranada Avenue (100-foot total public right-of-w

ay) 
Phase 1 G

eom
etrics 

Source: M
ichael Baker International, KTUA 
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Figure 2-28C: Cam
po Road Looking East Tow

ard East-end Roundabout at G
ranada Avenue (100-foot total public right-of-w

ay) 
Phase 2 G

eom
etrics 

Source: M
ichael Baker International, KTUA 
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Figure 2-28D: Cam

po Road Looking East Tow
ard East-end Roundabout at G

ranada Avenue (100-foot total public right-of-w
ay) 

Phase 3 G
eom

etrics 

Source: M
ichael Baker International, KTUA 
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Conrad Drive to Kenw
ood Drive 

Figure 2-30 show
s the roadw

ay segm
ent 

from
 Conrad Drive to Kenw

ood Drive. This 
one-block section w

ill be sim
ilar to the 

current conditions, w
ith tw

o travel lanes on 
each side, no parking, and tw

o left turns to 
Kenw

ood Drive. The intersections at the 

bookends of this section (Kenw
ood Drive 

and Conrad Drive) have the highest traffic 
volum

es, and due to their close proxim
ity, 

their operations are interconnected and 
closely coordinated. The intersection at 
Kenw

ood Drive operates efficiently, and 
other treatm

ents w
ere not viable. The 

Specific Plan w
ould retain the double left-

turn from
 w

estbound Cam
po Road to 

Kenw
ood Drive as w

ell as the double right-
turn from

 Kenw
ood Drive to Cam

po Road 
(Figure 2-30). A single eastbound lane on 
Cam

po Road starts at Conrad Drive. 

U
nused street surfaces that are not part of 

the vehicular m
ovem

ents w
ill be used for 

 
 

Source: M
ichael Baker International, KTUA 

Figure 2-29: W
est End of Cam

po Road Looking East from
 Kenw

ood Drive Intersection 
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m

edians and a pedestrian crossing refuge. 
These im

provem
ents increase safety and 

provide design enhancem
ents, including 

signage and streetscape im
provem

ents. The 
new

 configuration also includes bike lanes 
on the north side of the street. The 
protected bike lane ends at Conrad Drive 
and transitions to a bike lane, as show

n in 
Figure 2-30. O

n the south side, bicyclists 
w

ill share the outer road w
ith vehicular 

traffic. A sharrow
 is proposed on the outer 

lane to increase aw
areness of potential 

bicycle traffic on the outer road. A sharrow
 

typically consists of a road m
arking 

indicating w
hich part of a road should be 

used by cyclists w
hen the roadw

ay is shared 
w

ith m
otor vehicles. 

Conrad Drive Reconfiguration 

Figure 2-31 show
s the reconfiguration of 

Conrad Drive. The tw
o existing southbound 

lanes w
ill rem

ain, but one of the tw
o 

existing northbound lanes w
ill be replaced 

w
ith angled head-in parking. The 

reconfiguration w
ill allow

 for an enhanced 
pedestrian w

alkw
ay w

ith trees on either 
side of the road.  

 
 

Figure 2-30: Cam
po Road and Kenw

ood Drive Intersection 

 Source: M
ichael Baker International, KTUA 

Figure 2-31: Conrad Drive Looking South Tow
ard Cam

po Road Intersection 

Source: M
ichael Baker International, KTUA 
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 Intersection Design and 
Roundabouts 

Intent 

Reduce the risk of vehicular collisions and 
enable the sm

ooth flow
 of traffic. 

W
hy? 

Reconfiguring intersections to prioritize 
safety w

hile m
aintaining the sm

ooth flow
 of 

traffic is an im
portant objective of this 

Specific Plan. Roundabouts at four 
intersections and lim

ited left-turn 
m

ovem
ents at tw

o intersections have been 
proposed along Cam

po Road to achieve 
this. There are several benefits to using 
roundabouts in the reconfiguration of 
Cam

po Road. These include a sm
oother 

flow
 of traffic as w

ell as reductions in 
conflict, travel speed, and road noise. 

The roundabouts allow
 for quick and easy 

U
-turns to access spaces or drivew

ays on 
the opposite side of the street. These 
roundabout U

-turns also elim
inate left-turn 

m
ovem

ents in front of oncom
ing vehicles, 

thus reducing conflicts. Figure 2-33 
com

pares the num
ber and type of conflict 

points betw
een a single-lane roundabout 

and signalized intersection sim
ilar to those 

on Cam
po Road. Roundabouts can also 

result in average vehicle speed reductions 
of betw

een 15-20 m
ph. Roundabouts, 

single-lane roadw
ays, and vehicle speeds 

under 25 m
ph all have substantially low

er 
incidents of accidents, collisions, pedestrian 

Figure 2-32: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Source: U
rban Projectization 

 Figure 2-33: Roundabout vs. Intersection Conflict 
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injury, and fatalities. An often overlooked 
but im

portant benefit of calm
ed traffic is 

the reduced noise levels that m
ake 

conversation and outdoor dining 
com

fortable.  

H
ow

? 

Four roundabouts are proposed along 
Cam

po Road at its intersections w
ith 

Granada Avenue, Barcelona Street, Bonita 
Street, and a new

 intersection 
approxim

ately 450 feet east of Conrad Drive 
(refer to Figure 2-25). All roundabouts are 
four-legged except for the Granada Avenue 
roundabout, w

hich is a five-legged 
roundabout, as show

n in Figure 2-35. The 
Granada Avenue roundabout is also larger 
than the other roundabouts and creates a 
gatew

ay feature for the Specific Plan area.  

All proposed roundabouts are one-lane 
roundabouts, and their pairings w

ith a one-
lane roadw

ay reduce the need to m
ake left 

turns across traffic, thereby supporting a 
sm

oother flow
 of traffic.  

The use of roundabouts w
ill require the 

elim
ination of the dual left-turn 

unprotected lane. A roundabout requires 
the m

erging into one lane of traffic leading 
into the roundabout and requires a splitter 
m

edian that shifts the angle of the m
otor 

vehicle to m
ore safely m

erge and flow
 into 

the traffic in the circle. In addition, the 
splitter is used as the safe crossing point 
w

ith a 6-foot-w
ide m

edian refuge for those 

crossing the street. The use of head-out 
angled parking proposed for this section 
also necessitates control of traffic across 
the centerline of the street. A raised 
m

edian prevents crossing the street and 
parking in the w

rong direction. This traffic 
m

ovem
ent w

ould not be safe and w
ould be 

confusing to others using the angled 
parking spaces in the m

anner in w
hich they 

w
ere intended.  

At tw
o locations along Cam

po Road, 
Cordoba Avenue and 450 feet w

est of 
Bonita Street, a m

odified intersection is 
proposed that w

ould include left-turn lanes 
for east- and w

estbound drivers controlled 
by traffic signals or by yield signs. W

hile 
these intersections w

ould allow
 right turns 

only for north and southbound drivers, the 

proposed roundabouts along Cam
po Road 

located approxim
ately 400 feet to the w

est 
and east of the tw

o proposed m
odified 

intersections could be used to navigate in 
any desired direction. Drivers also have the 
option of using an alternative route to 
Cam

po Road via a parallel street to reach a 
cross street w

ith Cam
po Road intersection 

w
hich features a roundabout instead. Single 

pedestrian crossings are recom
m

ended at 
these intersections using stand-alone Rapid 
Rectangular Flashing Beacon, High-intensity 
Activated Crossw

alk, or another form
 of 

hybrid pedestrian beacon, as show
n in 

Figure 2-34.  

The bulb-outs at intersections w
ill induce 

slow
er speeds for left turns and lessen risk 

taking for unprotected left turns. 

Figure 2-34: Rapid Rectangular Flashing Beacon, H
igh-intensity Activated 

Crossw
alk, or O

ther Form
s of a Hybrid Pedestrian Beacon 

Source: M
ichael Baker International 
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Source: M
ichael Baker International, KTUA 

Figure 2-35: Cam
po Road and G

ranada Avenue Proposed Intersection 
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 Reducing Conflicts 

Intent 

Reduce the num
ber of conflicts betw

een 
pedestrians, bicyclists, and vehicular traffic 
in the Specific Plan area. 

W
hy? 

Reducing conflicts betw
een pedestrians, 

bicycles, and vehicles is the m
ost im

portant 
aspect of providing a safe environm

ent for 
all m

odes by creating a vibrant, pedestrian-
friendly area, as m

entioned in the Vision 
Statem

ent. 

There are an excessive am
ount of drivew

ays 
along Cam

po Road, as seen in Figure 2-23. 
These are challenging to pedestrian and 
bicycle travel as they create m

ore conflict 
points. They also create conflict points w

ith 
vehicular m

ovem
ent (refer to Figure 2-37 

"Before" diagram
). The left-turn m

ovem
ent 

from
 the center turn lane into the 

drivew
ays interrupts the traffic. It is also 

unsafe for drivers, as there is an increased 
probability of T-bone accidents w

ith 
oncom

ing traffic.  

W
hy? 

The Specific Plan calls for consolidating the 
drivew

ays and lim
iting left-turn m

ovem
ents 

by creating a m
edian along Cam

po Road. 
Figure 2-37 "After" diagram

 show
s how

 a 
m

edian only allow
s right-turn-in and right-

turn-out m
ovem

ent from
 the drivew

ays. 
This, coupled w

ith drivew
ay consolidation, 

drastically reduces the conflict points w
ith 

vehicular traffic as w
ell as w

ith bicycle and 
pedestrian m

ovem
ent along the roadw

ay. 

The intersection w
ith roundabouts allow

s 
for easy U

-turns, thus reducing conflict 
points (refer to Figure 2-33) and providing 
access to on-street parking and off-street 
parking areas, as seen in Figure 2-25 and 
Figure 2-26. The sm

aller blocks proposed 
for the Specific Plan area created by the 
extension of the traditional street grid w

ill 
im

prove access and m
obility by allow

ing the 
driver to do sim

ple right turns around the 
block w

ithout causing the inconvenience of 
a larger detour.  

  
 

Figure 2-36: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-37: Conflict Points along Street 

Source: Bikesafe, Federal Highw
ay Adm

inistration 
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 Cross-slopes and ADA 
Accessibility 

Intent 

M
ake the Corridor accessible to all m

odes 
of travel and all abilities. 

W
hy? 

Existing drivew
ays create sidew

alk cross-
slopes that create an uncom

fortable 
pedestrian environm

ent. M
ost of these 

slopes are also not in com
pliance w

ith the 
Am

ericans w
ith Disabilities Act (ADA) of 

1990 standards (based on the w
indshield 

survey) and w
ill need to be upgraded during 

the design and construction of the street. 
The ADA standards require a m

inim
um

 40-
inch-w

ide area w
ith a less than 2 percent 

cross-slope. Given the grade of the street 
and the height of the w

alkw
ay, ADA 

com
pliance in the existing scenario is not 

possible. 

H
ow

? 

The Specific Plan provides approxim
ately 5 

feet of planter space betw
een the 

protected bike lane and the sidew
alk to 

provide space for drivew
ays to avoid cross-

slopes along sidew
alks. 

   

Figure 2-38: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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 G
atew

ay Elem
ents 

Intent 

U
tilize gatew

ay elem
ents at strategic 

locations to im
prove aesthetics and 

com
m

unity-based character elem
ents. 

W
hy? 

The tw
o prim

ary gatew
ays into and out of 

the Corridor, and m
uch of the broader Casa 

de O
ro com

m
unity, are the intersections of 

Cam
po Road w

ith Kenw
ood Drive and 

Granada Avenue at the w
est and east ends 

of the Corridor, respectively, and their 
connections to State Route 94. W

ith Cam
po 

Road/State Route 94 serving as a m
ajor 

access route to and from
 the Casa de O

ro 
com

m
unity, these intersections are utilized 

by local residents on a daily basis. As such, 
they represent strategic opportunities to 
create a first and last im

pression of the 
Corridor and the Casa de O

ro com
m

unity 
for residents, visitors, and custom

ers. 
Form

al im
provem

ents should be 
im

plem
ented that identify these key 

intersections as clear gatew
ays into the 

com
m

unity. 

H
ow

? 

The east end at Granada Avenue has great 
potential w

ith plenty of space and 
geom

etric segm
ents that all m

eet at the 
Center of the roundabout. Figure 2-41 
show

s a sim
ulation of a potential gatew

ay 
feature that uses the roundabout space. 

The roundabout w
ill use the sizable central 

space occupied by a vertical elem
ent or a 

w
ater feature that creates a strong visual 

signal for approaching vehicles to intuitively 
slow

 and divert. The roundabout w
ould also 

create a prom
inent central focal point and 

the term
inal view

 from
 each of the five 

approaches, w
hich represents an 

opportunity to create a positive and 
intentional expression of the com

m
unity. 

M
ultiple entry treatm

ent ideas along these 
five approaches could announce the arrival 
or obtain a sense of m

ovem
ent through this 

portal or com
m

unity gatew
ay (see Figure 

2-40). 

Kenw
ood Drive w

ould introduce the driver 
to Casa de O

ro, but it does not contain 
enough reclaim

able area to capture 
attention. How

ever, various vertical art 
treatm

ents along the edges, triangular 
islands, or bulb-out can provide a gatew

ay 
effect, as show

n in Figure 2-40. The new
 

roundabout at the intersection 450 feet 

east of Conrad Drive can also provide a 
continued opportunity to extend the 
gatew

ay. The central portion of this and 
other sm

aller roundabouts along Cam
po 

Road could be treated w
ith ornam

ental 
trees, landscaping, public art, or signage, 
thereby enhancing their visual character 
and appearance throughout the Corridor. 

 

Figure 2-39: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-40: G
atew

ay Features 

 Source: M
ichael Baker International, KTUA 
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Figure 2-41: G
atew

ay Sim
ulation for Intersection at Granada Avenue 

Source: M
ichael Baker International, KTUA 
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 Art and Expression  

Intent 

Incorporate an abundance of local arts and 
culture into the Corridor in order to create 
its ow

n unique identity.  

W
hy 

Artistic elem
ents that reflect the 

com
m

unity's values and culture can be 
incorporated into the public spaces of the 
Corridor. Com

m
unities can use such 

features to differentiate them
selves from

 
others and provide a unique sense of 
identity for residents and business ow

ners.  

The Casa de O
ro com

m
unity has expressed 

a desire and ability to enhance the Corridor 
through the direct incorporation of arts and 
culture in Corridor.  

H
ow

? 
There are opportunities to define, color, 
and enhance the public realm

 to create a 
w

elcom
ing effect beyond the physical 

dim
ensions established by zoning and land 

developm
ent regulations. The design, 

m
aterials, and furnishings are opportunities 

for com
m

unity expression. 

Art and expression m
ay be incorporated 

w
ithin the Corridor over tim

e as 
redevelopm

ent occurs. O
pportunities other 

than roundabouts to integrate art and 
expression along Cam

po Road are listed 
here, w

ith exam
ples depicted in Figure 

2-43: 

 
Facade and signage im

provem
ent 

program
s  

 
Streetscape im

provem
ents:  

o 
Street trees, landscaping 

o 
Sidew

alks 
o 

Street furniture 
 

M
urals on w

alls and utility boxes 

 
Public art and sculpture installations in 
the public right-of-w

ay, plazas, and 
patios 

 
O

utdoor/flexible venues for 
entertainm

ent  
 

Pop-up and program
m

ed live 
perform

ances, and entertainm
ent 

events 
 

Interactive art experience  

 
 

Figure 2-42: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-43: Art and Expression Exam
ples 

Source: W
ikim

edia Com
m

ons 
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 Bike Facilities 

Intent 

Provide protected bike lanes to increase 
safe m

obility options in the Corridor. 

W
hy? 

Bike facilities along the Corridor that cater 
to all ages and all skill levels w

ill encourage 
the usage of bikes, thereby having a 
positive im

pact on the reduction of 
greenhouse gases. The Specific Plan 
proposes protected bike lanes (Class IV 
cycle tracks) follow

ing the recom
m

endation 
m

ade by the County Active Transportation 
Plan for this section of the Corridor. 

H
ow

? 
Protected bike lanes can be at sidew

alk 
level or street level. For the Specific Plan 
Area, street-level protected bike lanes are 
proposed as it helps m

ake it clearer to 
pedestrians that are crossing a bike 
facility/road environm

ent and brings their 
attention to oncom

ing bike traffic. It also 
physically separates bikes and pedestrians 
and m

eets the ADA division of hazardous 
uses. In addition, a street-level protected 
bike facility helps w

ith better handling of 
drainage issues and can be asphalt, thereby 
low

ering the costs. 

A 6' protected bike facility w
ith a raised, 

painted, concrete buffer located betw
een 

the head-out parking and the sidew
alk is 

proposed. The buffer provides a positive 
curb stop to physically stop the vehicles 
from

 crossing over into the bike lane. The 
buffer also helps w

ith m
aneuverability for 

bicyclists.  

Protected bike lanes separated from
 the 

roadw
ay by physical barriers provide m

ore 
com

fort for cyclists of all ages and skill 
levels than a shared lane m

arked w
ith 

sharrow
s. Protected bike lanes also create a 

m
ore inclusive and inviting Corridor by 

offering additional m
odes of transportation 

to help reduce vehicle m
iles traveled in 

single-occupant vehicles. 

At the roundabouts, the protected bike 
lanes w

ill follow
 parallel to the one-w

ay 
pedestrian pathw

ay and traverse over the 
bulb-outs (extensions of the sidew

alk curb 
located at intersections), creating a bypass 

(refer to Figure 2-45). W
hile this option is 

safer for inexperienced cyclists, it does 
require som

e navigation across pedestrian 
crossw

alks. 

Figure 2-44: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Figure 2-45: Bike Facility Through Roundabout –Protected Route via Bum
p-O

ut 

Source: M
ichael Baker International, KTUA 
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 Traditional G

rid-Street 
Extensions 

Intent 

Create a continuous grid layout by dividing 
superblocks in order to create a w

alkable 
neighborhood.  

W
hy? 

There are several advantages to creating 
sm

aller blocks w
ith grid patterns: 

• 
Sm

aller blocks and active street 
spaces allow

 for a m
obility strategy 

that provides frequent and 
interconnected netw

orks for cars, 
pedestrians, and m

ultim
odal users.  

• 
Sm

aller blocks in a grid pattern 
allow

 for easy distribution of traffic 
w

ith alternatives in the event of 
delays, blockages, or preferences.  

• 
Sm

aller block patterns are also 
conducive to developm

ent w
ith 

reduced setbacks, w
hich brings 

"m
ore eyes on the street" and 

keeps the m
ovem

ent and security 
of the street intact.  

• 
Sm

aller blocks lead to increased 
building frontage area and m

ore 
high-visibility corners for 
com

m
ercial business. 

Figure 2-46: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Source: M
ichael Baker International 

Figure 2-47: W
alkable Block Pattern w

ith Continuous Sidew
alk, Parking, and Street Trees 
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H
ow

? 

The Specific Plan proposes extending the 
traditional street grid pattern from

 the 
original m

ain street area betw
een Bonita 

Street and Granada Avenue and dividing the 
superblocks betw

een Bonita Street and 
Conrad Drive at roughly 450-foot intervals. 
This area is private property, but 
developm

ent standards can help im
plem

ent 
sm

aller block patterns as part of future infill 
and redevelopm

ent efforts. The perim
eter 

of every block w
ould include continuous 

sidew
alks w

ith street trees and on-street 
parking. Prim

ary business and residential 
entryw

ays w
ill be directly from

 the street 
and sidew

alk. 

N
ew

 internal connections betw
een Cam

po 
Road and the alleys in these superblocks 
w

ould be developed as private streets as 
part of infill or redevelopm

ent projects. 
These new

 internal circulation routes w
ould 

include tw
o travel lanes w

ith parallel on-
street parking, 6-foot-w

ide sidew
alks, and 

street trees. Fram
ed by active building 

frontages, these private internal circulation 
routes w

ill provide direct physical and visual 
connections to activate all sides of the 
properties, including San Juan Street.  

The traditional grid pattern w
ill also help 

w
ith traffic issues. The Kenora and 

Kenw
ood intersection currently has a 

difficult left turn due to oncom
ing traffic 

on Kenw
ood Drive. The grid w

ill direct 
traffic from

 the developm
ent south of the 

Specific Plan area to Cam
po Road instead 

of using Kenora Drive, thus greatly 
reducing the usage frequency of Kenw

ood 
Drive and Kenora Drive intersection.  

It w
ill also help relieve traffic congestion 

issues along the w
estern section of San 

Juan Street by providing alternative routes 
through new

 internal circulation routes A 
and B to Cam

po Road. 

Appropriately sized and im
proved paseos 

or plazas can also offer sim
ilar connections 

and activation. Paseos are passages 
through the developm

ent dedicated to 
pedestrian use. They can be used to 
establish connections betw

een streets, 
parking areas, plazas, and building 
entrances.  

The concept of the land uses and urban 
form

 in areas east of Conrad Drive, on the 
north side of Cam

po Road, provides tw
o 

options that w
ould allow

 for connection to 
San Juan Street. These options do not 
restrict the developer to one option or the 
other but illustrate the various w

ays that 
this space could be used. The idea is to 
physically and visually connect Cam

po Road 
to San Juan Street at this location. The final 
configuration w

ill depend on the 

negotiations w
ith the property ow

ner at the 
tim

e of redevelopm
ent of the property.  

• 
O

ption 1 in Figure 2-48 show
s a 

private prom
enade, plaza, or other 

gathering space that is oriented to 
Santa Sophia as a landm

ark as w
ell 

as to M
ount Helix to the north.  

• 
O

ption 2 in Figure 2-48 show
s a 

vehicular roadw
ay connection to 

San Juan Street. The roadw
ay 

could rem
ain private for use by 

custom
ers, w

ith the closure of the 
space to autom

obile traffic at 
certain tim

es and open at other 
tim

es. Parallel parking could also 
be available in this option. 

 
 

Figure 2-48: San Juan Street Connection O
ptions  

Source: M
ichael Baker International, KTUA 

Santa Sophia 
Church 

Santa Sophia 
Church 
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 Edge Friction  

Intent 

Enhance the streetscape and calm
 traffic 

speed. 

W
hy? 

Edge friction is created m
ostly w

ith vertical 
elem

ents such as street trees, lighting 
fixtures, and buildings on the sides of travel 
lanes. Placing these elem

ents close to the 
travel w

ay reduces the perceived w
idth of 

the street. Drivers, in turn, perceive the 
space as tighter and start to drive slow

er. 
This urban setting is m

ore com
fortable for 

pedestrians. Even changes in the pavem
ent 

can contribute to this friction, w
hich is the 

prim
ary m

eans of controlling design speed.   

H
ow

? 

Street trees, street lighting, and buildings 
placed closer to the street are used as edge 
friction elem

ents in the Specific Plan. In 
addition, art installations, on-street parking 
(discussed later), and street furniture such 
as benches, trash, and recycling bins that 
w

ill be selected during the final design stage 
contribute to edge friction.  

Street Trees 

Three tree types (large canopy, sm
all 

canopy, and accent tree) are recom
m

ended 
to be planted in planting strips and bulb-
outs. The type and placem

ents of the trees 
are discussed in Public Realm

 Design 

Guidelines in Section 3.9.A, Chapter 3, 
Developm

ent Standards and Design 
G

uidelines.  

An evenly spaced street tree program
 w

ill 
be difficult to create in the Corridor. The 
num

ber of drivew
ays and other 

obstructions are constraints on tree 
placem

ent and w
ill m

ake it difficult to 
provide for a regularly spaced street tree 
concept. Drivew

ay consolidation is 
discussed in the Plan and w

ill take place 
over a period of tim

e. It is proposed that 
the trees be spaced in a m

anner so that 
they look visually balanced along the 
Corridor. This w

ill m
aintain flexibility for 

adjustm
ents and likely changes in available 

locations and avoid obvious gaps and 
disruptions that w

ould be noticed in a strict 
spacing plan. W

hile m
ost existing trees w

ill 
be rem

oved during the reconfiguration of 
Cam

po Road, it is expected that the future 
roadw

ay design w
ill be able to 

accom
m

odate the four large Ficus trees on 
the north side of Cam

po Road betw
een 

Cordoba Avenue and Barcelona Street. 

Street Lighting 

Street lighting poles and fittings m
ake a 

m
ajor im

pact on the appearance of the 
road and help create edge friction. The 
design, technology, and required 
photom

etric w
ill be determ

ined during the 
final design stage. The fixture style, color, 
and m

aterial should be decided in 
conjunction w

ith other elem
ents, such as 

benches and w
aste receptacles, to create a 

coordinated look and feel of the Corridor. 
Recom

m
endations for street lighting style 

and placem
ent are provided in Section 

3.10, Public Realm
 Design G

uidelines in 
Chapter 3. 

  

Figure 2-49: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Buildings 

Placing buildings closer to the street 
reduces the perceived w

idth of the streets 
and leads to slow

er driving speeds, 
increasing safety for all users of the 
Corridor. Chapter 3 provides front se tback 
standards for new

 developm
ent, ranging 

from
 zero to 12 feet from

 the property line.  

 
 

Figure 2-50: Edge Friction Exam
ple 

Source: W
ikim

edia Com
m

ons 
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 Bus Stops  

Intent 
Create aesthetically pleasing and 
com

fortable bus stops. 

W
hy? 

The reconfiguration of the roadw
ay w

ill 
trigger the relocation of the bus stops, as 
show

n in Figure 2-52. The w
alkw

ays w
ill be 

m
oved outw

ard to m
ake full use of the 

existing right-of-w
ay in the full buildout of 

the Specific Plan. Existing bus stop 
structures can be relocated to the new

 
sidew

alk areas. This is also an opportunity 
to redesign the shaded bus stops to align 
w

ith the new
 branding of the Corridor. 

H
ow

? 

The Specific Plan recom
m

ends that the bus 
stops be located at the far side of 
intersections to ease an entrance into the 
travel lane after picking up passengers, 
thereby not hindering traffic flow

. Any 
relocation efforts for the bus stops w

ill 
need to be coordinated w

ith the San Diego 
M

etropolitan Transit System
 during the 

final design stage.   

The bus stops need to accom
m

odate a full 
lane exit out of the travel lane to allow

 for a 
sm

ooth flow
 of traffic. The Specific Plan 

allow
s for an 18-foot-w

ide space from
 the 

curb into the street that could 
accom

m
odate a w

idened bus stop, m
aking 

it easier for buses to m
ove in and out of the 

travel lane.  
 

Figure 2-51: Strategy Location and Related G
oals 

Source: M
ichael Baker International 

Figure 2-52: Bus Stop Location 

Source: M
ichael Baker International, KTUA 

N
ote: The plan depicted here is for illustrative purposes only. Any changes to bus locations w

ill be done in coordination 
w

ith the M
etropolitan Transit System

. 
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 O
n-Street Parking 

Intent 

Create efficient on-street parking spaces 
along Cam

po Road. 

W
hy? 

There are no on-street parking spaces along 
Cam

po Road. Providing on-street parking 
that is easily accessible to drivers, close to 
businesses, w

ith consistent use throughout 
the day, is essential to reducing m

inim
um

 
parking rates.  

O
n-street parking also increases edge 

friction, thereby calm
ing traffic speeds, and 

offers opportunities for public electric 
vehicle charging stations. 

H
ow

? 

A parking study for the Specific Plan area 
docum

ented in Background Report 
Appendix C Parking Study identified 175 
on-street parking spaces located on the side 
streets in the Specific Plan area and none 
on Cam

po Road. The Specific Plan proposes 
to retain these on-street parking spaces.  

Providing parking on Cam
po Road w

ill 
require consolidation of at least half of the 
drivew

ays, use of 100 feet of the public 
right-of-w

ay, and rem
oval of 

nonconform
ing parking spaces. There are 

currently 287 private, nonconform
ing, 

unsafe, and shallow
 front parking spaces 

along Cam
po Road. These spaces are 

concentrated betw
een Bonita Street and 

Granada Avenue. The Specific Plan 
recom

m
ends replacing the nonconform

ing 
spaces w

ith 161 conform
ing, safe on-street 

spaces spread evenly from
 Conrad Drive to 

Granada Avenue, as show
n in Table 2-1. 

The 161 on-street parking spaces coupled 
w

ith the Park-O
nce strategy and drivew

ay 
consolidation w

ould serve as m
any (or 

m
ore) parkers as the 287 private, 

nonconform
ing spaces do now

.  

In the near term
, the existing area of 

nonconform
ing parking spaces can be 

Table 2-1: Estim
ated Possible Parking Spaces Betw

een Conrad Drive and G
ranada Avenue 

Cam
po Road O

n-Street Parking 
Side of Cam

po Road 
N

orth 
South 

Kenw
ood Drive to Conrad Drive 

0 
0 

Conrad Drive to N
ew

 Internal Circulation Route A  
0 

4 
N

ew
 Internal Circulation Route A to N

ew
 Internal 

Circulation Route B 
10 

16 
N

ew
 Internal Circulation Route B to Bonita Street 

21 
14 

Bonita Street to Barcelona Street 
13 

19 
Barcelona Street to Cordoba Avenue 

21 
15 

Cordoba Avenue to Granada Avenue 
11 

17 
Subtotal 

76 
85 

Total  
161 

Figure 2-53: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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2-48 
reconfigured—

 at a low
 cost—

into tw
o 

row
s of parallel parking instead of angled 

parking by just striping and m
aintaining the 

existing curb-to-curb roadw
ay area. The 

roadw
ay can be enhanced per 

im
plem

entation phase 1 of the transition 
plan, thus creating a safer street for 
vehicular and pedestrian/bicycle travel. The 
transition is depicted in Figure 2-54. 

Prior to full im
plem

entation of the 
proposed head-out, angled, on-street 
parking, a portion of the parking spaces 
along Cam

po Road w
ill be converted first, 

such as in a pilot program
, to introduce the 

head-out parking configuration to the 
com

m
unity. The proposed conceptual 

layout of Cam
po Road, as show

n in 2. 3.9 
Roadw

ay Reconfiguration, can 
accom

m
odate both the proposed head-out 

angled parking or the m
ore traditional 

head-in angled parking, depending on the 
outcom

e of this pilot program
.  

 

According to the Pedestrian and Bicycle 
Inform

ation Center (the Center), head-out 
parking, also called back-in parking, is 
superior for safety reasons due to better 
visibility of pedestrians, bicycles, other cars, 
and other road users w

hen exiting a parking 
space and re-entering m

oving traffic. The 
Center also reports that the back-in 
m

aneuver is sim
pler than a parallel parking 

m
ovem

ent, and head-out parking positions 
the back of the vehicle next to the sidew

alk, 
enabling easier loading and unloading of 
the trunk. It also positions the driver and 
passengers (including children) to enter and 
exit the vehicle tow

ard the sidew
alk instead 

of stepping tow
ard traffic. 

Figure 2-54: Potential N
onconform

ing Parking N
ear-Term

 Solution 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 

Before 
After- N

ear term
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Additionally, on-street public parking 
provided along the property frontage 
directly in front of properties abutting 
Cam

po Road w
ill be credited tow

ard the 
required parking at a rate of 1.5 spaces to 
each physical space for non-residential 
projects (see Section 3.4.J- O

n-Site  

Parking Standards). This provides an 
incentive for adjacent property ow

ners to 
support these on-street spaces, w

hich w
ill 

contribute to the optim
ized use of parking 

spaces. 
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 Infrastructure 
Im

provem
ents 

Intent 

Provide infrastructure im
provem

ents that 
can com

plem
ent new

 developm
ent 

anticipated in the Specific Plan area. 

W
hy? 

The Corridor has a full com
plem

ent of 
m

ature, developed infrastructure that has 
served the area for over 60 years. The 
prim

ary changes affecting the infrastructure 
facilities or capacity are the transform

ation 
of Cam

po Road and the addition of new
 

dw
elling units as a com

plem
ent to the 

existing m
ix of com

m
ercial uses. Hence, a 

prelim
inary infrastructure evaluation w

as 
done to determ

ine needed im
provem

ents. 
The Cam

po Road im
provem

ents w
ill result 

in a substantial greening of the public right-
of-w

ay. This w
ill reduce im

pervious surfaces 
by replacing asphalt and concrete w

ith 
landscaped m

edians, parkw
ays, sidew

alks, 
and street trees.  

H
ow

? 

The greening of the Corridor w
ill result in 

the reduction of pollutant loads, rates of 
runoff, sedim

ent transport, and urban heat 
island effects. These areas can be used to 
provide w

ater quality treatm
ents. There is 

an opportunity to also m
odify the existing 

open culvert adjacent to Kenw
ood Drive as 

a potential regional treatm
ent facility to: 

• 
Provide significant w

ater quality 
im

provem
ents. 

• 
Elim

inate the need to provide 
independent private treatm

ent 
facilities on every property for every 
project that disturbs m

ore than 
5,000 square feet. This w

ould save 
tim

e, cost, and land and significantly 
sim

plify the site im
provem

ent 
process.  

The County's best  m
anagem

ent practices 
(BM

P) design m
anual provides direction for 

handling storm
w

ater runoff. The Specific 
Plan intends to com

ply w
ith these 

standards. Section 3.11 in Chapter 3 
discusses recom

m
ended treatm

ents for 
st orm

w
ater runoff. Any im

provem
ents w

ill 
be required to m

eet the policies and 
perm

itting requirem
ents of the Regional 

W
ater Q

uality Control Board. The use of 
these treatm

ents also aligns w
ith County 

General Plan goals CO
S-4 and CO

S-5. The 
Specific Plan provides an appropriate 
am

ount of space based on know
n 

conditions and best practices to incorporate 

the BM
P standards but w

ill be finalized 
during the final design stage. The design 
and engineering aspects and perm

itting 
requirem

ents m
ust be considered up-front 

during the final design stage to provide for 
an appropriate am

ount of space. 

The open culverts east of Bonita Street and 
adjacent to Kenw

ood Drive w
ere review

ed 
in 2007 by the County of San Diego 
Departm

ent of Public W
orks (DPW

) Flood 
Control Division. The Specific Plan area lies 
w

ithin Special Drainage Area 1 (SDA-1). This 
effort identified potential actions for the 
area, including creating an existing drainage 
facility inventory, determ

ining ultim
ate 

drainage needs based on future land uses, 
estim

ating construction costs for these 
needs, and prioritizing project 
im

plem
entation. 

According to SDA-1, m
any of the existing 

drainage facilities w
ithin and near the 

Specific Plan area, w
hile constructed to the 

standards in place at the tim
e, are currently 

not sized to convey the 100-year flood. The 

Figure 2-55: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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100-year flood is the federal standard that 
corresponds to a flood event that has a one 
percent chance of being equaled or 
exceeded in any given year. SDA-1 
proposed alternatives for the upgrade or 
replacem

ent of the undersized drainage 
facilities. 

SDA-1 is outdated, and DPW
 Flood Control 

recom
m

ends conducting a new
 detailed 

study to analyze and propose drainage 
im

provem
ents in the area that also 

considers com
m

unity resiliency, w
ater 

quality events, post-fire debris flow
, equity, 

and clim
ate change. 

The w
ater system

 does not appear to 
require any significant upgrades or 
m

odifications to accom
m

odate the 
proposed developm

ent. The Cam
po Road 

sew
er m

ain is currently deficient and 
planned for replacem

ent in 2024–2025. The 
potential grow

th and im
pacts of the Specific 

Plan have been coordinated w
ith the 

County Departm
ent of Public W

orks. The 
proposed upgrades w

ill be sized to 
accom

m
odate the projected grow

th. M
ore 

discussion is in the Background Report 
Appendix E Existing Conditions Report. 
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2.3.21 Cross-Streets, Parallel 

Streets, and Alleys 
Intent 

Consideration for enhancem
ent of 

streetscapes and im
proved safety for cross 

streets, parallel streets and alleys that 
provide vehicular and pedestrian 
connections into and around Cam

po Road.  

W
hy? 

W
ithin the Specific Plan Area, six streets 

intersect w
ith Cam

po Road. These streets 
include Kenw

ood Drive, Conrad Drive, 
Bonita Street, Barcelona Street, Cordoba 
Avenue, and Granada Avenue, w

hich is a 
five-w

ay intersection w
ith Casa de O

ro 
Boulevard. In addition, tw

o streets, San 
Juan Street, Dolores Street, and the Kenora 
Drive alley run parallel to Cam

po Road, are 
prim

arily privately m
aintained, and are 

located just outside of the Specific Plan 
boundary.  

The reconfiguration of Cam
po Road w

ill 
serve as the prim

ary catalyst for the area's 
revitalization (refer to2.3.9 Roadw

ay 
Reconfiguration), but it is im

perative to 
highlight how

 cross-streets and adjacent 
routes can further support the 
im

plem
entation of this Plan. 

H
ow

? 

W
hile traffic assessm

ents and forecasts 
indicate that tw

o lanes are adequate to 

accom
m

odate existing and proposed trips 
through the Corridor from

 Granada Avenue 
to Conrad Drive (refer to Background 
Report Appendix B Traffic Assessm

ent 
Report), these cross streets and parallel 
streets and alley provide additional routes 
through the Corridor and to adjacent 
destinations, such as nearby existing 
residential and com

m
ercial uses. 

Cross-Streets 

Parallel parking is proposed to continue on 
Bonita Street, Barcelona Street, Cordoba 
Avenue, and Granada Avenue. O

ther 
im

provem
ents proposed by the Specific 

Plan on these streets include intersection 
bulb-outs to shorten the distance for 
pedestrians crossing these streets and edge 
friction techniques (refer to 2.3.17 Edge 
Friction). Cross streets also provide the 
m

ain entrances to off-street surface parking 
areas, im

proving pedestrian safety along 
Cam

po Road by reducing the num
ber of 

conflict points along the Corridor's m
ain 

road (refer to Figure 2-37). 

Proposed im
provem

ents to the intersection 
at Kenw

ood Drive and Cam
po Road are 

show
n on Figure 2-30, and an illustration of 

the proposed configuration of Conrad Drive 
can be found in Figure 2-31. 

Parallel Streets and Alley  

The proposed reconfiguration of Cam
po 

Road aim
s to provide a system

 of m
obility 

w
ithin the area that is safe and encourages 

use of a variety of transportation m
odes. 

Prioritizing possible im
provem

ents to the 
parallel streets helps support the Cam

po 
Road reconfiguration by m

axim
izing 

connections, m
aking alternative routes 

m
ore usable, and im

proving overall 
circulation and access.  

The parallel streets located just outside of 
the Specific Plan’s boundary, including 
Dolores Street, Kenora Drive, and San Juan 
Street, can be considered for inclusion in 
future grant applications, infrastructure 
im

provem
ents, and investm

ent to revitalize 
the Corridor. 

Figure 2-56:: Strategy Location and Related G
oals 

Source: M
ichael Baker International 
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Dolores Street is a 60-foot-w
ide County-

m
aintained parallel street to the south of 

Cam
po Road. 

San Juan Street is a parallel street north of 
Cam

po Road, and is a partially County-
m

aintained road w
ith an approxim

ate 775-
foot private segm

ent betw
een Conrad Drive 

and Bonita Street not m
aintained by the 

County. Segm
ents approxim

ately 275 feet 
east from

 Conrad Drive and 200 feet w
est 

from
 N

orth Bonita Street are m
aintained by 

the County along San Juan Street.  

Kenora Drive is a 20-foot w
ide partially 

County-m
aintained alley to the south of 

Cam
po Road betw

een Bonita Street and 
w

here Kenora turns north tow
ard Kenw

ood 
Drive. County m

aintenance only currently 
covers the first 385 feet from

 Kenw
ood 

Drive, w
ith the rem

aining 1,550-foot 
segm

ent spanning to South Bonita Street 
not County m

aintained  

These streets and alleys currently exist as 
the backside of the developm

ent facing 
Cam

po Road. W
ith the updated 

developm
ent standards proposed in 

Ch apter 3 (refer to Table 3-3 Developm
ent 

Standards), structures along these streets 
and alleys w

ill be subject to placing 
structures directly along the right-of-w

ay 
and m

eet private frontage and building 
façade design specification requirem

ents 
found in Section 3.4 Developm

ent 
Standards. 

In orde r for the non-County m
aintained 

segm
ents of San Juan Street and Kenora 

Drive to be im
proved and m

aintained by 
the County, these segm

ents need to be 
accepted into the County's road 
m

aintenance inventory through the 
Departm

ent of Public W
orks. For a road to 

be accepted into the County's m
aintenance 

inventory, it m
ust be built to m

inim
um

 
County standards. 

Currently, as these segm
ents are not part of 

this m
aintenance inventory, these segm

ents 
or roads and alleys are the responsibility of 
the adjacent property ow

ners, w
hich 

include clearance of debris and keeping 
these segm

ents im
proved up to County 

road or alley standards. Im
provem

ent of 
these surrounding routes w

ould be in 
addition to the totals found in Section 4.5 
Planning Level Cost Estim

ate. 

Figure 2-57: Cam
po Road and Cross Street 
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2-54 
 Developm

ent and 
M

obility Plan  
The land use designation in the Specific Plan 
area is m

ixed-use. It w
ill allow

 a horizontal 
and vertical m

ix of residential and non-
residential uses, as identified in Table 3-2 
U

se Regulation of C hapter 3. The land-use 
plan is depicted in Figure 2-58. 

The Developm
ent and M

obility Plan depicts 
an illustrative exam

ple of a potential built-
out scenario based on the Specific Plan 
area's Vision, Goals, and Strategies. It 
provides direction for changes to the 
private and public realm

. The 
transform

ation of Cam
po Road is the 

centerpiece of the Specific Plan and is 
intended to be a catalyst for the 
redevelopm

ent of the Specific Plan area. 
The transform

ation focuses on reorienting 
Cam

po Road from
 a nearly exclusively auto-

centric design to a m
ultim

odal, active, and 
inviting street. The design w

ould prioritize 
the safety and com

fort of people of all ages 
and abilities. Changing the character is 
necessary to attract and support new

 
developm

ent.  

The Specific Plan provides a traditional 
street grid environm

ent w
ith reconfigured 

roadw
ays and roundabouts along Cam

po 
Road. It is designed to incorporate traffic-
calm

ing m
easures to reduce peak vehicle 

speeds (w
ithout increasing overall travel 

tim
e), enhance pedestrian safety, prom

ote 
w

alkability and bikeability, and im
prove the 

area's com
m

ercial desirability.  

Figure 2-59 highlights 20 key features of 
proposed infill, redevelopm

ent, 
enhancem

ent, or transform
ation. Som

e of 
these features are generalized and applied 
Corridor-w

ide, w
hile others are specific to a 

particular location. These key features are 
listed below

. An aerial view
 of the Specific 

Plan area can be found in Figure 2-58. 

 
Key Features 

1. 
Corridor-w

ide: Design elem
ents (such 

as roundabouts) reduce traffic speeds, 
ease turn m

ovem
ents, and allow

 U
-

turns and pedestrian crossings. 
2. 

Corridor-w
ide: N

ew
, tw

o- to four-
storied, street-fronting m

ixed-use 
buildings fram

e the public realm
, 

activate the sidew
alk, and prom

ote a 
pedestrian-friendly and w

alkable 
streetscape along Cam

po Road in the 
M

ain Street District. 

Figure 2-58: Land U
se Plan 

Source: M
ichael Baker International 
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3. 
Corridor-w

ide: Consolidated drivew
ays 

along the entire Cam
po Road and 

coordinated private internal circulation 
routes reduce pedestrian-vehicular 
conflicts and enable on-street parking 
and expanded sidew

alks. 

4. 
Area Specific: A potential com

m
unity 

plaza that is publicly accessible w
ill 

need coordination w
ith the property 

ow
ner to create a central gathering 

space for both casual and m
ore form

al 
com

m
unity events. Tw

o potential 
locations off the m

ain street are 
identified- the area betw

een Cam
po 

Road and Santa Sophia Church and the 
area adjacent to the proposed M

ultiple 

Governm
ent Services Facility and the 

Young Actors' Theatre, w
est of 

Kenw
ood Drive.  

5. 
Corridor-w

ide: Corner curb extensions 
at intersections along w

ith Cam
po Road 

calm
 traffic and create a m

ore 
equitable pedestrian-friendly 
environm

ent. The space can be used 

Figure 2-59: Exam
ple of Potential Building Placem

ent and Road Alignm
ent  

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 
N

ote: The plan depicted here is an exam
ple of potential built out scenario and is for illustrative purposes only. 
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2-56 
for a significant greening of Casa de 
O

ro, including the sidew
alk. 

6. 
Corridor-w

ide: A "Park-O
nce" strategy 

exists throughout the Specific Plan 
area, including a substantial increase in 
on-street parking, reductions in 
required off-street parking, incentives 
for shared parking, and trip reduction.  

7. 
Corridor-w

ide: Storm
w

ater best 
m

anagem
ent practices are 

im
plem

ented all along Cam
po Road by 

reclam
ation and beautification of the 

portions of streets and rights-of-w
ay 

that are unnecessary for vehicular 
travel w

ithin the Corridor.  

8. 
Area Specific: Triangular lots in 
Gatew

ay District areas lead to special 
building frontages, plazas, and green 
spaces that contribute to a special 
gatew

ay character. 

9. 
Area Specific: N

ew
 east-w

est internal 
circulation connections facilitate 
business and m

obility via a traditionally 
dim

ensioned block and street grid. 
These new

 internal circulation routes 
rem

ain private. 

10. Corridor-w
ide: Existing m

id-block alleys 
are im

proved to provide access to the 
parking behind buildings. 

11. Corridor-w
ide: Protected bike lanes are 

provided that are suitable for all ages 
and abilities. 

12.  Corridor-w
ide: U

niform
 street 

furniture, including benches, recycling, 
w

aste receptacles, and lighting, as w
ell 

as street trees, add am
enities 

throughout Cam
po Road to contribute 

to overall public com
fort and 

cleanliness.  

13. Corridor-w
ide: Tw

o travel lanes, 161 
on-street parking spaces, street trees, 
and w

idened sidew
alks w

ill enhance 
Cam

po Road betw
een Conrad Drive 

and Granada Avenue. 

14. Area Specific: The traditional street grid 
is extended to the superblocks w

est of 
Bonita Street via internal circulation 
routes. San Juan Streetand Kenora 
Drive w

ould be connected and 
enhanced to encourage pedestrian 
traffic.  

15. Area Specific: Gatew
ay roundabout 

w
ith sculptural artw

ork announces the 
entry at Granada Avenue roundabout 
and Kenw

ood Drive and Cam
po Road 

intersection.  

16. Area Specific: Cam
po Road/Kenw

ood 
Drive intersection is enhanced w

ith 
w

estern gatew
ay signage and 

enhanced pedestrian crossings.  

17. Area Specific: Strip center is 
redeveloped w

ith m
ixed-use buildings, 

creating active uses and visual and 
physical connections betw

een Cam
po 

Road and San Juan alley betw
een 

Conrad Drive and N
. Bonita Street.  

18. Area Specific: N
ew

 buildings fram
e 

internal circulation routes.  

19. Area Specific: Signalize intersection to 
allow

 left-turn exits and provide an 
alternative to the Kenora 
Drive/Kenw

ood Drive intersection. 

20. Area Specific: San Juan Street, Kenora 
Drive, and other alleys provide access 
to buildings via parking areas to the 
rear of buildings.  
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Figure 2-60: Developm
ent and M

obility Plan Aerial View
 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 
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Developm

ent Plan 
Scenarios 

It is difficult to predict w
hat developm

ent w
ill 

take place in the area, as it is based on various 
factors such as changing m

arket conditions, 
dem

ographics, and ow
ner interests and 

expectations. Planners use scenario 
developm

ent exercises to predict the range of 
developm

ent that is likely to take place in an 
area. These are based on existing conditions 
and observed local, regional, and global trends. 
Based on the trends governing the Specific Plan 
area, five land-use scenarios w

ere developed 
(refer to Table 2-2, Developm

ent Plan 
Scenarios). All of the developm

ent scenarios 
w

ould be transform
ational in term

s of 
attracting new

 developm
ent and housing for 

the area. All scenarios considered a 10- to 15-
year horizon for a Specific Plan. These scenarios 
m

eet the developm
ent analyzed in the General 

Plan EIR. 

The use categories in these scenarios w
ere 

aggregated and sim
plified into four m

ajor 
groups:  

• 
Retail/Service 

• 
O

ffice/Bank/Civic 

• 
Restaurant/Bar 

• 
Residential 

Am
ong the five scenarios, residential grow

th is 
assum

ed to range anyw
here from

 600 to 1,450 
new

 dw
elling units depending on the am

ount of 
retail in the scenario. Lim

ited grow
th in the 

office/bank/civic and restaurant/bar categories 
is assum

ed in scenarios 4 and 5 to show
 a m

ore 
balanced developm

ent of the area. The am
ount 

of retail/service use is assum
ed to either rem

ain 
the sam

e or shrink over tim
e. Retail grow

th 
assum

ptions fall into three categories: 

• 
N

o G
row

th—
Assum

es that no 
additional retail space w

ill be added. 
The existing vacant or underutilized 
properties w

ill be filled or redeveloped 
w

ith the sam
e capacity as existing 

ones. This w
ill account for an 

additional retail increase of 20 
percent–30 percent due to the full 
utilization of properties. This is 
depicted in scenario 1. 

• 
15%

 Retail Contraction—
The current 

retail space (including vacant 
properties) is assum

ed to shrink by 15 
percent. This is depicted in scenarios 2 
and 4. 

• 
23%

 Retail Contraction—
The current 

retail space (including vacant 
properties) is assum

ed to shrink by 23 
percent. This is depicted in scenarios 3 
and 5. 

The first three scenarios m
axim

ize the num
ber 

of dw
elling units and assum

e all other 
offices/bank/civic and restaurant uses rem

ain 
the sam

e. Scenarios 4 and 5 assum
e a m

ix of 
residential and m

odest grow
th of office and 

restaurant uses. 
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Table 2-2: Developm
ent Plan Scenarios  

 
U

se/Scenario 
Existing 
Developm

ent 
(SF or DU

)* 

Proposed 
Developm

ent 
(SF or DU

)* 

Total 
Developm

ent 
(SF or DU

)* 

ADT Rate 
(SAN

DAG)** 

Existing 
Developm

ent 
ADT 

Proposed 
Developm

ent 
ADT 

Total 
Developm

ent 
ADT 

SCENARIO
 1: N

o 
Retail G

row
th- 20 to 

30 percent backfill, 
M

ax Residential 

Retail/Service 
406,072 

- 
406,072 

30/ 1,000 SF 
18,810  

- 
1,508 

O
ffice/Bank/Civic 

155,422 
- 

155,422 
20/ 1,000 SF 

3,355  
- 

2,944 

Restaurant/Bar 
15,574 

- 
15,574 

160/ 1,000 SF 
2,492  

- 
2,492 

Residential  
66 

675 
741 

6/ DU 
460  

3,848 
4,222 

TO
TAL 

643,068 
675,000 

1,318,068 
 

25,117 
3,848 

28,964 

SCENARIO
 2: 15%

 
Retail Contraction, 
M

ax Residential 

Retail/Service 
406,072 

(61,318) 
344,754 

30/ 1,000 SF 
18,810  

(3,372) 
1,508 

O
ffice/Bank/Civic 

155,422 
- 

155,422 
20/ 1,000 SF 

3,355  
- 

2,944 

Restaurant/Bar 
15,574 

- 
15,574 

160/ 1,000 SF 
2,492  

- 
2,492 

Residential 
66 

1,200 
1,266 

6/ DU 
460  

7,200 
7,595 

TO
TAL 

643,068 
1,138,682 

1,781,750 
 

25,117 
3,828 

29,044 

SCENARIO
 3: 23%

 
Retail Contraction, 
M

ax Residential 

Retail/Service 
406,072 

(91,977) 
314,095 

30/ 1,000 SF 
18,810  

(5,059) 
1,508 

O
ffice/Bank/Civic 

155,422 
- 

155,422 
20/ 1,000 SF 

3,355  
- 

2,944 

Restaurant/Bar 
15,574 

- 
15,574 

160/ 1,000 SF 
2,492  

- 
2,492 

Residential 
66 

1,450 
1,516 

6/ DU 
460  

8,700 
9,095 

TO
TAL 

643,068 
1,358,023 

2,001,091 
 

25,117 
3,641 

28,858 

SCENARIO
 4: 15%

 
Retail Contraction; 
balance residential, 
office, restaurant 

Retail/Service 
406,072 

(61,318) 
344,754 

30/ 1,000 SF 
18,810  

(3,372) 
1,508 

O
ffice/Bank/Civic 

155,422 
20,000 

175,422 
20/ 1,000 SF 

3,355  
1,000 

2,944 

Restaurant/Bar 
15,574 

15,500 
31,074 

160/ 1,000 SF 
2,492  

2,480 
4,972 

Residential 
66 

600 
666 

6/ DU 
460  

3,600 
3,995 

TO
TAL 

643,068 
574,182 

1,217,250 
 

25,117 
3708 

28,924 

SCENARIO
 5: 23%

 
Retail Contraction; 
balance residential, 
office, restaurant  

Retail/Service 
406,072 

(91,977) 
314,095 

30/ 1,000 SF 
18,810  

(5,059) 
1,508 

O
ffice/Bank/Civic 

155,422 
45,000 

200,422 
20/ 1,000 SF 

3,355  
1,500 

3,444 

Restaurant/Bar 
15,574 

22,500 
38,074 

160/ 1,000 SF 
2,492  

3,600 
6,092 

Residential (DU
s) 

66 
625 

691 
6/ DU 

460  
3,750 

4,145 

TO
TAL 

643,068 
600,523 

1,243,591 
- 

25,117 
3791 

29,008 

SF - Square Foot; DU
 - Dw

elling U
nit; ADT - Average Daily Traffic 

N
ote: Red num

bers (#,###) indicate a reduction from
 existing conditions 

*SF is used for Retail/Service, O
ffice/Bank/Civic, and Restaurant/Bar; DU

 is used for Residential 
**ADT Rate SAN

DAG: Average daily traffic (ADT) volum
es are prescribed by the San Diego Association of Governm

ent (SAN
DAG) to estim

ate trips based on use for existing and proposed 
developm

ents 
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Chapter 3: Developm

ent Standards 
and Design Guidelines 

Chapter Contents 
PART I - O

verview
 of Developm

ent 
Standards and Design G

uidelines . 3-2  
 

G
eneral Provisions ....................... 3-2 

 
Districts ....................................... 3-8 

PART II - Developm
ent Standards for Private 

Buildings and Spaces ................. 3-10  
 

U
se Regulations ......................... 3-10 

 
Developm

ent Standards ............ 3-12 
 

Block Retrofit Requirem
ents ...... 3-19 

PART III - Design G
uidelines for Private 

Buildings &
 Spaces ..................... 3-22  

 
Private Frontages &

 Facades ...... 3-23 
 

O
n-Site O

pen Space ................... 3-27 
 

Signs .......................................... 3-31 
PART IV- Design G

uidelines for Public Realm
 .................................................. 3-35  

 
Landscape Im

provem
ents .......... 3-35 

 
Lighting ...................................... 3-40 

 
Storm

w
ater Runoff Treatm

ents . 3-41 

This Chapter contains the Developm
ent Standards and Design Guidelines for the Specific Plan area, 

w
hich are intended to im

plem
ent the envisioned physical design, character, and uses of all 

buildings and open spaces. Developm
ent Standards are regulatory requirem

ents, w
hile Design 

Guidelines are recom
m

endations to assist applicants and County staff review
ers. The Design 

Guidelines also provide guidance for public realm
 developm

ent. The standards and guidelines are 
intended to: 

 
Generate appropriately scaled local neighborhood blocks and buildings along Cam

po Road in 
the Specific Plan area that transform

 it from
 auto-oriented strip centers to a m

ixed-use, 
w

alkable shopping, living, and w
orking experience. 

 
Provide diverse and high-quality shopping and housing opportunities along Cam

po Road. 
 

Provide additional and/or enhanced social and com
m

ercial opportunities along Cam
po Road 

w
ithin w

alking distance of new
 and existing hom

es. 
 

Build upon and extend the existing pattern of the traditional sm
all lots and w

alkable blocks on 
the eastern end of Cam

po Road and surrounding neighborhood developm
ent. 

      

Figure 3-1: Exam
ple of Pedestrian-Scaled Developm

ent 

Source: AVRP Studios 
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PART I - O
verview

 of 
Developm

ent Standards 
and Design Guidelines 
Part I provides an overview

 of standards 
and guidelines and provides the follow

ing 
introductory sections: 

 
General Provisions 

 
Districts 

 
General Provisions 

The Developm
ent Standards and Design 

Guidelines are intended to coordinate 
private developm

ent efforts to transform
 

the Cam
po Road corridor from

 a strip 
com

m
ercial center into a robust m

ain street 
in a w

ay that is consistent w
ith the County's 

General Plan and Valle de O
ro Com

m
unity 

Plan goals and policies. 

The G
eneral Plan identifies the Specific Plan 

area as a Village and states that this 
designation is intended for pedestrian -
sca led tow

n center developm
ent. A w

ide 
variety of com

m
ercial, civic, and residential 

uses are encouraged by this designation, 
and these uses m

ay be m
ixed "vertically"—

on separate floors of a building—
or 

"horizontally"—
in separate buildings on a 

single site or on adjacent parcels. To 
m

aintain a pedestrian scale and orientation, 
retail and other active uses are encouraged 
at the street level. The General Plan Land 
U

se Elem
ent states that shared parking 

arrangem
ents m

ay be allow
ed consistent 

w
ith the nature of the m

ixed uses, and that 
specific m

axim
um

 FAR and residential 
density standards shall be developed 
through com

m
unity-spec ific tow

n center 
planning. Perm

itted uses m
ust be 

consistent w
ith the tow

n center plan. 

The V alle de O
ro Com

m
unity Plan identifies 

the Cam
po Road Corridor as its com

m
ercial 

and high-density residential urban core and 
is appropriate for the "highest intensities 
and the greatest m

ix of uses." The Valle de 
O

ro Com
m

unity Plan prom
otes a vibrant 

com
m

ercial area and high-quality 
residential uses that is a pleasant, safe 
environm

ent for present and future 
residents. The Valle de O

ro Com
m

unity 
Plan's Land U

se section identifies policies 
for Com

m
ercial uses, w

hich encourage the 
developm

ent of com
m

ercial businesses in 
com

pact configurations and discourage 
"strip" com

m
ercial developm

ents and 
require neighborhood clustered shopping 
areas to provide pedestrian orientation and 
m

eet strict design controls.  

This Cam
po Road Corridor Revitalization 

Specific Plan is a tow
n center plan for the 

Valle de O
ro com

m
unity as identified in the 

General Plan. This plan envisions a 
revitalized "tow

n center" for Casa de O
ro 

w
ith 2- to 5-story m

ixed-use buildings that 
fram

e an attractive and activated new
 m

ain 
street that is w

alkable, bikeable, and usable 
for all ages. It is the purpose of the Specific 
Plan, and especially of these developm

ent 
standards, to im

plem
ent the com

m
unity's 

and County's shared vision for a m
ixed-use 

village center. 

 
Applicability 

This Developm
ent Standards and Design 

Guidelines section regulates land use and 
the physical form

 of developm
ent for all 

parcels identified in Figure 3-3. Tw
o new

 
districts are established herein as the M

ain 
Street (M

S) and Gatew
ay (GW

) areas. These 
replace the previous Com

m
ercial Land U

se 
designations and C36 and C42 Com

m
ercial 

Zoning for all property and uses w
ithin its 

boundaries. 

All additions and changes in use are subject 
to all applicable standards w

ithin this 
Chapter.  

A. N
ew

 Zoning Regulations 

This Specific Plan replaces the adopted C36, 
C42, and SR zoning regulations for parcels 
w

ithin the Specific Plan area and continues 
to rely on m

any of the land use and 
procedural requirem

ents of the County 
Zoning O

rdinance. In cases w
here this 

Chapter is silent, the requirem
ents of the 

Zoning O
rdinance shall apply. In cases 

w
here there is a conflict betw

een the 
requirem

ents of this Chapter and those of 
the Zoning O

rdinance , the requirem
ents of 

this Chapter shall apply. 

All proposed developm
ent im

provem
ents 

associated w
ith this Specific Plan w

ill 
rem

ain subject to the standards and 
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requirem

ents of other County ordinances 
and m

anuals, including the Parking Design 
M

anual, the Landscape O
rdinance, the 

W
ater Efficient Landscape Design M

anual. 

B. Existing Structures and U
ses 

Perm
itted structures and uses that do not 

conform
 to the standards of this Chapter on 

the date of its adoption shall be deem
ed to 

be nonconform
ing. The provisions of the 

N
onconform

ity Regulations of the Zoning 
O

rdinance as am
ended shall apply to all 

parcels w
ithin the Plan area. 

 
Rules of Construction 

The follow
ing general rules of construction 

apply to the text of this Chapter. In case of 
am

biguity, the Director of Planning &
 

Developm
ent Services (PDS), or Director, 

shall determ
ine the appropriate application 

of standards based on the vision for the 
Corridor as described in Chapter 1. 

A. U
ncertainty 

In cases of uncertainty regarding the 
application of any of these Developm

ent 
Standards and Design Guidelines, the 

Director shall have the authority to m
ake a 

determ
ination or interpretation. 

B. Illustrations 

In case of any difference of m
eaning or 

im
plication betw

een the text of any 
provision and any illustration, graphic, 
and/or photograph, the text shall control 
unless the intent of the standard is clearly 
otherw

ise. 

C. Term
inology 

"Shall" is alw
ays m

andatory and not 
discretionary. "M

ay" and "Should" are 
discretionary. 

D. Definitions 

W
henever a defined w

ord appears in this 
Chapter, its m

eaning is as defined in the 
Definitions section of the Zoning O

rdinance 
or as otherw

ise set forth in this Specific 
Plan. W

ords not defined in this Chapter are 
interpreted in accordance w

ith their 
dictionary m

eaning and custom
ary usage in 

the Zoning O
rdinance. In cases of 

am
biguity, the Director shall determ

ine the 
appropriate m

eaning.  

  
 

Figure 3-2: Lot and Building Layout Diagram
 – G

eneral 

Source: M
ichael Baker International 
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Perm

it Processes 

A. Process O
verview

 

M
odifications to existing structures, 

including those that do not conform
 to this 

Specific Plan, can be m
ade in accordance 

w
ith existing provisions and the 

N
onconform

ing Regulations thresholds in 
the Zoning O

rdinance. O
w

ners and 
potential applicants should consult w

ith 
County staff. 

Site Plan Perm
it Approval is required for 

m
ost exterior building and site 

m
odifications. The Zoning O

rdinance 
includes several options for exem

ption from
 

Site Perm
it Approval. This Specific Plan 

creates an additional stream
lined approval 

path. 

M
ost uses allow

ed in the Specific Plan 
corridor are allow

ed as Perm
itted (P) 

w
ithout any discretionary review

 or 
approval.  

U
ses subject to a M

ajor or M
inor U

se 
Perm

it require a public hearing and 
discretionary approval by the Planning 
Com

m
ission or Zoning Adm

inistrator, 
respectively. Any such M

ajor or M
inor U

se 
Perm

it shall require and be inclusive of the 
Site Plan Perm

it.  

Contrary to the Site Plan Review
 Procedure 

of the Zoning O
rdinance , projects that are 

deem
ed to be in full com

pliance w
ith all 

objective standards and guidelines of this 
Chapter do not require referral to and 

advisory review
 by the Com

m
unity Planning 

Group or Design Review
 Board.  

Requested exceptions or deviations from
 

the objective requirem
ents and guideline 

standards of this Chapter m
ay be perm

itted 
by the Director follow

ing referral to and 
consideration of the Com

m
unity Planning 

Group or Design Review
 Board for advisory 

design review
 com

m
ents. 

N
ew

 or changed uses w
hich do not require 

a use perm
it or exterior im

provem
ents shall 

only be subject to m
inisterial perm

it 
requirem

ents issued by the Building 
Departm

ent.  

 
Approval Process 

An initial consultation w
ith staff is 

recom
m

ended to determ
ine eligibility for 

each approval process. 

A. Site Plan Perm
it Approval Process 

A Site Plan Perm
it (per the Site Plan Review

 
Procedure section of the Zoning O

rdinance) 
is required for m

ost exterior building and 
site m

odifications. M
odifications, repairs, 

and alterations to existing structures are 
allow

ed in accordance w
ith existing 

provisions and thresholds in the Zoning 
O

rdinance. All projects, including repairs, 
alterations, or expansions of existing 
structures due to dam

age, are subject to 
the N

onconform
ing Regulations of the 

Zoning O
rdinance. 

Site Perm
it Approval is a discretionary 

review
 process by the Director. A public 

hearing is not required. Director decisions 
are appealable to the Planning Com

m
ission.  

Preparation and adoption of this Specific 
Plan preclude the referral of the application 
to the Valle de O

ro Com
m

unity Planning 
Group (VDO

CPG).  

How
ever, all requested deviations, 

exceptions, or variances from
 the standards 

and guidelines of the Chapter, or for 
m

odifications of approvals granted in 
accordance w

ith this Specific Plan, shall be 
referred to the VDO

CPG for its advisory 
review

 and recom
m

endation pursuant to 
the Site Plan Perm

it Exem
ption – 

Com
m

unity Design Review
 section of the 

Zoning O
rdinance. Such referral shall be in 

addition to the otherw
ise applicable 

process and requirem
ents of the Zoning 

O
rdinance.  

B. Site Plan Perm
it Exem

ptions  
The Director m

ay grant an exem
ption from

 
the discretionary Site Plan Perm

it 
requirem

ent as noted in this Chapter and in 
accordance w

ith the Site Plan Perm
it 

Exem
ption – Com

m
unity Design Review

 
section of the Zoning O

rdinance. The 
standards and objective design guidelines of 
this Chapter shall be used as the "checklist" 
for Design Review

 Checklist exem
ption from

 
the discretionary Site Plan Perm

it 
requirem

ent of the Zoning O
rdinance. The 

process includes a referral of the Site Plan 
Perm

it to the VDO
CPG, w

hich m
ay verify 
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conform

ance w
ith the checklist 

requirem
ents. A developer m

ay initiate the 
Site Plan Perm

it Design Review
 Checklist 

Exem
ption to expedite the approval 

process.  

C.U
se Perm

its
Perm

itted uses for lots and buildings are
listed in Table 3-2: U

se Regulations, w
hich

identifies the follow
ing types of approval

for new
 or changed uses as follow

s:

a.
"Perm

itted" uses are allow
ed "by-right"

w
ithout any discretionary approval and

subject only to otherw
ise required

m
inisterial perm

its from
 the Building

Departm
ent (e.g., building perm

its for
interior tenant im

provem
ents).

b.
"M

inor U
se Perm

it" uses require a
public hearing and are approved by the
Director and require the subm

ission
and approval of a M

inor U
se Perm

it
application subject to the regulations of
the U

se Perm
it Procedure section of

the San Diego County Zoning
O

rdinance. A m
inor use perm

it shall
require and be inclusive of a Site Plan
Perm

it.

c.
"M

ajor U
se Perm

it" uses require a
public hearing and are approved by the
Planning Com

m
ission and require the

subm
ission and approval of a M

ajor

U
se Perm

it application subject to the 
regulations of the U

se Perm
it 

Procedure section of the San Diego 
County Zoning O

rdinance. A m
ajor use 

perm
it shall require and be inclusive of 

a Site Plan Perm
it. 

Com
m

unity Space 
Program

 

A.Intent

The intent of this Section is to incentivize 
the creation of usable com

m
unity space in 

the heart of the Cam
po Road Corridor and 

the transform
ation of Cam

po Road to a 
vibrant, w

alkable, m
ixed-use m

ain street. 
The desired Tow

n Center Com
m

unity Space 
is not likely to be provided by the m

arket 
alone in the near term

. Sim
ilarly, som

e 
incentives m

ay be necessary or appropriate 
to facilitate one or m

ore of the initial 
redevelopm

ent projects and 
im

plem
entation of the new

 Cam
po Road 

design. The initial developm
ent project(s) 

w
ill be im

portant in establishing the new
 

M
ain Street developm

ent pattern. A 
successful project w

ill function as a catalyst 
for further developm

ent. This Section 
allow

s for additional building height and 
floor area as an incentive for the creation of 
the identified com

m
unity benefits. See 

Section 3.7.C for guidelines. 

B. Agreem
ent Required

To take advantage of the opportunity for an 
increase in height lim

it or FAR, the 
developer is required to enter into a binding 
agreem

ent w
ith the County that specifies 

the nature and extent of public benefits the 
project w

ill provide and the period during 
w

hich the entitlem
ent w

ill be available to 
the developer to im

plem
ent the project and 

im
provem

ents. The site plan perm
it for any 

project utilizing this opportunity shall be 
referred to the VDO

CPG for its advisory 
review

. The VDO
CPG review

 shall evaluate 
w

hether the proposed com
m

unity benefit is 
adequate, a coherent part of the overall 
developm

ent, and contributes to the vision 
for the Cam

po Road Corridor as described 
in Chapter 2, Section 2.3.6.  

C. Bonus Story and FAR

In exchange for the eligible public benefit(s) 
per the recorded agreem

ent, the County 
shall allow

 the developer that is providing 
the benefit to construct one additional 
com

plete story (up to 10 feet m
ore than the 

m
axim

um
 per Table 3-3.) and 1.0 FAR of 

occupiable space per Table 3-1. 

The County reserves the right to add and 
consider other com

m
unity benefits not 

listed below
. 
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Table 3-1: Com
m

unity Space Program
 

 

Com
m

unity Space 
Type 

Additional 
Bonus Story/ 
FAR 

Conditions 

Tow
n Center/ 

Com
m

unity O
pen 

Space 
1 / 1.0 

A public plaza, park, green, or square designed per the Design Guidelines, Section 3.7.C. O
ne bonus per 

block. M
ust be w

ithin the Tow
n Center area show

n in Figure 3-4. The plaza, park, green or square m
ust 

be part of a full block depth developm
ent, include 100 feet of frontage on Cam

po Road, a m
inim

um
 of 0.5 

acres in area, and be activated on at least tw
o sides by ground floor uses that front on and, except for 

corner uses, derive prim
ary access from

 the space. 

Paseo/Passage 
0.5 / 0.5 

A pedestrian-acce ssible w
alkw

ay designed per the Design Guidelines, Section 3.7.C. The Paseo shall be at 
least 12 feet w

ide, no closer than 150-feet to another parallel right-of-w
ay, and shall connect one street 

to another street located north or south of Cam
po Road. The paseo m

ust be part of a full block depth 
developm

ent and activated on both sides by ground floor uses that front on and, except for corner uses, 
derive prim

ary access from
 the paseo.  

Catalyst 
Redevelopm

ent 
1 / 1.0 

The first m
ixed-use redevelopm

ent project betw
een Kenw

ood and Bonita, and betw
een Bonita and 

Granada. The project(s) shall have a m
inim

um
 of 200 feet of frontage on Cam

po Road, conform
 w

ith the 
objective standards and guidelines of this Chapter, build or fund the Cam

po Road im
provem

ent plan for 
the entire project frontage, and significantly advance the goals and vision of the Corridor. 

Expedited Cam
po 

Road Reconstruction 
1 / 1.0 

Funding or design of the Cam
po Road reconstruction plans; or funding or construction of one block 

reconstruction in addition to the project frontage.  
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Figure 3-3: Project Approval Process Flow
 Chart 

Source: M
ichael Baker International 
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Districts 
To generate the physical vision for the 
Cam

po Road area, this Specific Plan M
ap 

replaces all zoning designations w
ithin its 

boundaries to S88 Zoning (Figure 3-4). The 
Cam

po Road Corridor Revitalization Specific 
Plan area is divided into tw

o districts: M
ain 

Street (M
S) and Gatew

ays (G
W

).  

The intent of these individualized district 
developm

ent standards is to further define 
the distinctive places w

ith varying degrees 
of developm

ent intensity and m
ix of uses 

w
ith regulatory tools to generate intended 

outcom
es described in Chapter 2, Section 

2.3.1.  

These standards, including the objective 
design guidelines contained in this Chapter, 
shall be used as the "checklist" for Design 
Review

 Checklist exem
ption from

 the 
discretionary Site Plan Perm

it requirem
ent 

pursuant to the Site Plan Perm
it Exem

ption 
– Com

m
unity Design Review

 section of the 
Zoning O

rdinance.

The "M
S" and "GW

" districts represent 
relative places on a continuum

 of low
er 

intensity of m
ixed-use developm

ent on the 
edg e/Gatew

ay to m
ore intense m

ixed-use 
developm

ent in Casa de O
ro's Tow

n Center 
along Cam

po Road's traditional M
ain S treet 

(M
S).  

Purpose and Intent 

The intent of the Specific Plan's District 
Developm

ent Standards is the follow
ing: 

A.M
ixed-U

se and W
alkable

To develop com
pact, m

ixed-use, and 
w

alkable places and provide both attainable 
and affordable housing opportunities. 

B.Traditional M
ain Street

To reinforce the im
age of a pedestrian-

oriented M
ain Street in Casa de O

ro's tow
n 

center. 

C.Com
m

unity Spaces

To provide usable com
m

unity spaces that 
serve as necessary public am

enities for 
citizens, residents, and visitors. 

Figure 3-4: Districts in Specific Plan Area 

Potential 
“Tow

n Center” 
Area 

Source: ESRI, San Diego County GIS, M
ichael Baker International 
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District Descriptions 
Refer to Figure 3-4, w

hich identifies that 
various Districts, as further described 
below

.  

M
ain Street (M

S)  

This area extends the length of the Specific 
Plan corridor except for the properties east 
of Granada and abutting the intersection of 
Kenw

ood and Cam
po Road. The area 

includes tw
o distinct developm

ent patterns. 
The intent of the district is to create a 
unified and integrated m

ain street.  

The area betw
een Bonita Street and 

Granada Avenue em
bodies the best 

exam
ple of traditional M

ain Street 
characteristics on Cam

po Road today, 
including w

alkable block sizes, grided street 
pattern, and continuous building w

all. 
These features are intended to be 
replicated by new

 developm
ent. W

ith 
im

provem
ent, its existing gridiron street 

pattern, and the block pattern naturally 
allow

s for lively, pedestrian-oriented retail, 
restaurant, service, and sim

ilar ground floor 
uses, w

ith housing and offices on the upper 
floors. This district builds upon this area's 
sim

ple and planar building facades, w
ith 

ground floor shopfronts set very near the 
back of the sidew

alk, w
ith sim

ple 
arrangem

ents of recessed w
indow

 openings 
stacked above the shopfronts, reflecting the 
traditional 50-foot lotting pattern. The m

ost 
significant change is the rem

oval of the 
narrow

 parking area in front of the prim
ary 

buildings and enabling new
 buildings to 

front directly on the prim
ary street and 

Cam
po Road. 

This district also includes the area w
est of 

Bonita Street, w
hich w

as built later in the 
m

id-20th century w
ith auto-oriented strip 

center com
m

ercial buildings set far back 
from

 Cam
po Road.  

The large setbacks and parking lots in this 
portion of the M

S district m
ay m

ore readily 

accom
m

odate infill and redevelopm
ent, 

and as the geographic center of the 
Corridor, it can function as the new

 Tow
n 

Center area.  

Throughout the new
 M

S district, new
 

buildings are set closer to the sidew
alk, and 

building façades should reflect traditional 
lotting patterns w

ith sim
ple arrangem

ents 
of recessed w

indow
 openings and office 

and residential uses stacked above prim
arily 

com
m

ercial uses on the ground floor. 

G
atew

ay (G
W

)  

This area is a less intense and less flexible 
urban pattern due to its odd-shaped lots 
fronting onto tw

o prim
ary streets. Buildings 

are set back further from
 the sidew

alk and 
m

ay have less active uses on the ground 
floor. The intent of this Zoning District is to 
generate a distinctive gatew

ay that includes 
a w

elcom
ing and cerem

onial entry to Casa 
de O

ro's Tow
n Center on Cam

po Road.
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PART II - Developm
ent Standards for Private Buildings and Spaces 

The follow
ing sections are intended to be 

used by private developers in the design of 
their buildings on individual parcels and for 
Site Plan Discretionary and Adm

inistrative 
Perm

it review
 prior to the approval of 

building perm
its. These developm

ent 
standards are intended to im

plem
ent the 

Vision and Goals set forth in Chapter 1. 
Standards for private developm

ent are 
described in the follow

ing sections: 

• 
3.3 Land U

se Regulations 

• 
3.4 Developm

ent Standards 

• 
3.5 Block Retrofit Requirem

ents 

 
Use Regulations 

 
Land U

ses 
The use regulations in Table 3-2, for the 
tw

o districts, are established by the 
follow

ing letter designations: 

• 
"P" designates perm

itted uses.  

• 
"M

" designates the uses that are 
perm

itted after review
 and 

approval of a M
ajor U

se Perm
it.  

• 
"m

" designates the uses that are 
perm

itted after review
 and 

approval of a M
inor U

se Perm
it. 

• 
U

ses not listed are not perm
itted. 

 

Table 3-2: U
se Regulations 

U
SE TYPE 

DISTRICT 
 

U
SE TYPE 

DISTRICT 
RESIDENTIAL 

MS 
GW

 
 

CIVIC (Continued) 
MS 

GW
 

Second Dw
elling U

nit 
P 

P 
 

Parking Services 
m

 
m

 
Fam

ily Residential 
P 

P 
 

Postal Services 
P 

P 
M

ulti-fam
ily 

P 
P 

 
Religious Services and Assem

bly 
P 

P 
M

ixed-U
se Residential and Com

m
ercial 

(Horizontal, Vertical) 
P 

P 
 

Gym
nasium

 Facilities 
P 

P 

CIVIC 
MS 

GW
 

 
Sm

all Schools (50 of few
er students)COMMERCIAL 

P 
P 

Adm
inistrative Services 

P 
P 

 
COMMERCIAL 

MS 
GW

 
Am

bulance Services 
P 

P 
 

Adm
inistrative and Professional Services 

P 
P 

Clinic Services 
P 

P 
 

Brew
pub, W

inery, Tasting Room
 

P 
P 

Com
m

unity Recreation 
P 

P 
 

Brew
ery 

P 
P 

Cultural Exhibits and Library Services 
P 

P 
 

Brew
ery, m

icro- 
P 

P 
Child Care Center 

P 
P 

 
Cottage Industries 

P 
P 

Civic Plaza 
P 

P 
 

Convenience Sales and Personal Services 
P 

P 
Essential Services 

P 
P 

 
Custom

 M
anufacturing 

P 
P 

Fire Protection Services 
P 

P 
 

Eating and Drinking Establishm
ents 

P 
P 

Law
 Enforcem

ent Services  
P 

P 
 

Financial, Insurance and Real Estate 
P 

P 
Lodge, Fraternal and Civic Assem

bly 
P 

P 
 

Food and Beverage Retail Sales 
P 

P 
M

ajor Im
pact Services and U

tilities 
M

 
M

 
 

Lodging: Hotels, M
otels, Resort 

P 
P 

M
inor Im

pact U
tilities 

P 
P 

 
M

edical Services 
P 

P 
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Table 3-2: U
se Regulations 

U
SE TYPE 

DISTRICT 
 

U
SE TYPE 

DISTRICT 
COMMERCIAL 

MS 
GW

 
 

COMMERCIAL 
MS 

GW
 

Participant Sports and Recreation (Indoor &
 

O
utdoor) 

P 
P 

 
Retail Sales, G

eneral (not exceeding 8,000 for 
individual use fronting on Cam

po Road) 
P 

P 

Personal Services, General 
P 

P 
 

Retail Sales, Specialty 
P 

P 
Repair Services  

P 
P 

 
Spectator Sports and Entertainm

ent: Lim
ited 

P 
P 

Accessory and tem
porary uses are allow

ed pursuant to the Tem
porary U

se Regulations and the Accessory U
se Regulations of the Zoning 

O
rdinance, including but not lim

ited to O
utdoor Entertainm

ent Events, Art Show
s, Certified Farm

er's M
arkets, Tem

porary O
utdoor Sales, Bed and 

Breakfast Hom
e, O

utdoor Café Seating, Sidew
alk Café in the Right-of-W

ay, and Brew
ery or M

icrobrew
ery w

ith an Eating and Drinking 
Establishm

ent. 

 
O

utdoor U
ses 

A. O
utdoor U

se Areas 
O

utdoor use areas are unenclosed areas on the 
private property associated w

ith and accessory 
to an eating and drinking establishm

ent, 
com

m
ercial services, or a public assem

bly use 
that is open to the general public.  

1. 
An outdoor use area located above the 
ground level or otherw

ise exceeding lim
its 

of the Accessory U
se Regulations section of 

the Zoning O
rdinance , m

ay be perm
itted 

subject to a m
inor use perm

it. 

2. 
The hours of operation shall be lim

ited to 
8:00 am

 and no later than 10:00 pm
 Sunday 

through Thursday and no later than 11:00 
pm

 Friday through Saturday, except as 
specified in the use perm

it. 

B. O
utdoor Sales and Displays 

These standards are for outdoor display areas 
on private property for retail and m

erchandise 
sales and events located w

ithin proxim
ity to the 

prim
ary business. 

1. 
Location. O

utdoor retail sales and 
m

erchandise displays w
ithin private 

property setbacks shall not obstruct ingress 
and egress to a building, obstruct fire lanes, 
interfere w

ith vehicular circulation or sight 
distance, or be located in landscaped areas.  

2. 
M

axim
um

 Area. O
utdoor retail sales and 

m
erchandise displays shall not exceed five 

percent of the total gross floor area of the 
business, or 200 square feet, w

hichever is 
less.  

3. 
Height. O

utdoor retail sales and 
m

erchandise displays shall not exceed a 
height of six feet above finished grade.  

C. O
utdoor Events in Parking Lots 

U
se of parking lots for one-tim

e or regularly 
recurring events not otherw

ise perm
itted by the 

Circus, Carnival, or O
ther O

utdoor 
Entertainm

ent Event section of the Zoning 
O

rdinance is encouraged and m
ay be perm

itted 
subject to a m

inor use perm
it by the Director.  

1. 
O

ff-street parking or vacant areas m
ay be 

used for O
utdoor Recreation or tem

porary 
com

m
ercial events.  

2. 
Entertainm

ent events or experiential 
service uses are allow

ed in either fully or 
partially vacant and underutilized parking 
space areas. 

3. 
Appropriate traffic control shall protect 
pedestrian areas from

 vehicular traffic.  

4. 
Tem

porary structures such as tents, 
inflatable pools, sail shades, gam

e nets, or 
sim

ilar item
s shall com

ply w
ith the 

applicable setback unless authorized by the 
Director as part of the m

inor use perm
it. 
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Developm

ent Standards 
A. Lots and Buildings 

Lots and buildings shall be regulated according 
to the U

se Regulations identified in Table 3-2, 
as w

ell as the design standards identified for 
building placem

ent; building height &
 m

assing; 
private frontage; parking placem

ent; on-site 
open space; signs; and building type described 
herein. Refer also to Figure 3-5 and Table 3-3 
for setbacks and height requirem

ents. 

B. Building Placem
ent 

Prim
ary buildings m

ay be positioned on a lot in 
accordance w

ith Figure 3-5; Table 3-3; and 
discussion under Section 3.4, F. Private 
Frontage. Graphics are for illustrative purposes 
only.  

Each district includes a m
inim

um
 and m

axim
um

 
setback from

 the street. The purpose is to 
establish a consistent, continuous building w

all 
that defines and fram

es the adjoining sidew
alk 

and pedestrian space and the perim
eter of 

existing and future block frontages. This is 
referred to as a "build-to line." The 
developm

ent standards for each district include 
a m

inim
um

 "frontage buildout" that requires a 
specified percentage of the building face(s) of 
new

 buildings to m
eet the "build-to line."  

C. Setbacks 

Prim
ary and accessory buildings shall be a 

setback in relation to the property lines in 
accordance w

ith Figure 3-5 and Table 3-3. 

1. 
Exceptions to the m

axim
um

 front yard 
setback include: 

a. 
Recessed shopfronts 

b. 
Courtyards 

c. 
Forecourts 

d. 
Paseos/W

alkw
ays 

e. 
Plazas and open spaces open to the 
public 

f. 
W

here provided, gaps created by 
recessed pedestrian courtyards or 
other areas facing the street shall not 
exceed 20%

 of the building frontage.  

2. 
U

pper floor balconies are perm
itted in the 

required yard. Balconies m
ay project up to 

3 feet into the right of w
ay w

ith an 
encroachm

ent perm
it from

 the Departm
ent 

of Public W
orks. 

Source: M
ichael Baker International 

Figure 3-5: Lot Layout and Height Diagram
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3. 
Rear setbacks for accessory buildings shall 
be a m

inim
um

 of 3 feet.  

D. FAR for M
ixed-U

se Buildings 

The m
axim

um
 allow

able FAR is for buildings 
that contain a m

ix of residential and 
nonresidential uses. See Table 3-3. 

E. Building H
eight 

1. 
Building heights shall be m

easured in 
the num

ber of stories and total feet 
(Figure 3-5 and Table 3-3). The 
m

axim
um

 total height is m
easured 

from
 the highest point of the adjacent 

sidew
alk to the highest point of the 

coping of a flat roof or to the deck line 
of a m

ansard roof or to the average 
height of the highest gable of a pitch or 
hipped roof. 

2. 
Exem

ptions to Height. Tow
ers, gables, 

spires, steeples, sundecks, scenery 
lofts, cupolas, and sim

ilar structures 
and necessary m

echanical 
appurtenances not m

ore than 20 feet 
above the m

axim
um

 height. Penthouse 
enclosures for tanks or for elevators 
that run to the roof not m

ore than 16 
feet above the roof. The aggregate 
area of all penthouses and other roof 
structures shall not exceed 33-1/3 
percent of the area of the supporting 
roof. The m

axim
um

 heights m
ay be 

Table 3-3: Developm
ent Standards 

 
Density 

M
AIN

 STREET DISTRICT 
G

ATEW
AY DISTRICT 

M
axim

um
 Floor Area Ratio (FAR) 

2.0  
1.0 

Building Placem
ent 

 

(1) Front Setback 
0 feet m

inim
um

 
12 feet m

axim
um

 
0 feet m

inim
um

 
12 feet m

axim
um

 
M

inim
um

 Frontage Buildout (excluding 
perm

itted exceptions) 
100%

  
80%

 

(2) Interior Side Setback 
0 feet m

inim
um

 
12 feet m

axim
um

 
0 feet m

inim
um

 
12 feet m

axim
um

 

(3) Side Street Setback 
0 feet m

inim
um

 
12 feet m

axim
um

 
0 feet m

inim
um

 
12 feet m

axim
um

 
(4) Rear / Alley Setback* 

3 feet m
inim

um
 

10 feet m
inim

um
 

Building Heights &
 M

assing  
 

(5) Prim
ary Building Height** 

4 stories m
axim

um
 

62 foot m
axim

um
 

3 stories m
axim

um
 

48 foot m
axim

um
 

Accessory Building Height 
2 stories  
26 foot m

axim
um

 
2 stories  
26 foot m

axim
um

 
(6) Ground Floor Ceiling Height Clearance 
<75 feet of Cam

po Road
  

12 foot m
inim

um
 

20 foot m
axim

um
 

12 foot m
inim

um
 

20 foot m
axim

um
 

(6) Ground Floor Ceiling Height Clearance 
Com

m
ercial U

ses >75 feet of Cam
po 

Road
  

12 foot m
inim

um
 

20 foot m
axim

um
 

12 foot m
inim

um
 

20 foot m
axim

um
 

(6) Ground Floor Ceiling Height Clearance 
Residential uses >75 feet from

 Cam
po 

Road 

9 foot m
inim

um
 

20 foot m
axim

um
 

9 foot m
inim

um
 

20 foot m
axim

um
 

Ground Floor Above Grade at Setback 
Line 

3.5' m
axim

um
 

3.5' m
axim

um
 

Ground Story Depth 
30' m

inim
um

 
30' m

inim
um

 
U

pper Story Height (floor to ceiling) 
8' m

inim
um

  
8' m

inim
um

 
Building W

idth 
400' m

axim
um

 
200' m

axim
um

 
Façade Structural Bay (w

ithout variation 
from

 adjacent sections- e.g., building 
plane, m

assing, fenestration rhythm
, 

color, m
aterials, roofline) (refer to Figure 

3-7). 

50' m
axim

um
 

50' m
axim

um
 

N
ote: The num

bers in parenthesis (#) refer to Figure 3-5 
*A 10' setback from

 the property line shall be required along Kenora Drive and San Juan Street to facilitate the 
installation of pedestrian circulation, landscaping,  lighting, and screening 
**The height m

ay be increased by one story and an additional 10 feet via the Bonus provisions of 3.1.5.C. 
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increased one story (up to 10 feet) 
above the m

axim
um

 per Table 3-3 per 
the bonus provisions of 3.1.5.C. 

3. 
N

ew
 one-story buildings are perm

itted 
provided they are not less than 20 feet 
high along the entire building frontage. 

F. Private Frontage 

Private frontage is the area betw
een the private 

building facade and the public sidew
alk, 

inclusive of its varying built and planted 
com

ponents, as show
n in Figure 3-6.  

All prim
ary buildings shall front or face onto a 

prim
ary street and a side street if located on a 

corner, see Figure 3-5. The prim
ary building 

façade shall be built parallel to the frontage line 
or to the tangent of a curved prim

ary frontage 
line of a lot w

ithin the setback area. 

1. 
Aw

nings and canopies m
ay extend up to 6 

feet into the public right-of-w
ay w

ith an 
encroachm

ent perm
it from

 the Departm
ent 

of Public W
orks. There shall be a m

inim
um

 
of 8 feet to the bottom

 of an aw
ning.  

2. 
Buildings w

ith first-floor com
m

ercial use 
shall be glazed w

ith clear glass no less than 
70%

 of the first-story facade.  
3. 

The follow
ing frontage types are allow

ed in 
the M

S and GW
 zones and are described in 

Section 3.6, Private Frontages &
 Facades: 

 
Shopfront 

 
Recessed Shopfront 

- Arcade 
- Gallery 

 
Forecourt 

 
Terrace 

 
Stoop 

4. 
Landscaping shall com

ply w
ith the County 

Landscape O
rdinance. Additional design 

guidelines are listed in Section 3.7, C. O
n-

site O
pen Space Types.  

5. 
Signs shall com

ply w
ith the type, location, 

and dim
ensions of the guidelines in Section 

3.8, Signs. Freew
ay-oriented, freestanding 

and rooftop signs are not perm
itted.  

6. 
Fences shall com

ply w
ith the requirem

ents 
of the Fencing and Screening Regulations 
section of the Zoning O

rdinance provided 
chain link, barbed w

ire, and razor w
ire 

fencing shall not be perm
itted.  

G
. Building Façade Design Specifications 

These building design standards are specifically 
for prim

ary buildings facades fronting onto a 
prim

ary street and/or Cam
po Road. This plan 

envisions m
ixed-use buildings, from

 a sm
all 

building w
ith apartm

ents over a shop, a single-
use com

m
ercial, office, civic, or educational 

buildings, to a four- or five-story full-block 
developm

ent w
ith a parking structure. Each 

building is intended to m
ake a valuable 

contribution to delivering a vibrant and 
distinctive m

ixed-use, w
alkable traditional m

ain 
street. 

1. 
Ground Floor Shopfronts: Each ground floor 
façade shall be designed w

ith one or m
ore 

structural bays for nonresidential uses. The 
m

axim
um

 w
idth of each bay shall be 25 to 

Figure 3-6: Private Frontage 

Source: M
ichael Baker International 
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50 feet. At least one entrance is required 
for each shopfront bay (see Figure 3-7). 

2. 
Ground Floor W

indow
 Fenestration: 70%

 
m

inim
um

 of each first-floor façade shall be 
occupied by transparent w

indow
s and/or 

doors. W
here perm

itted, ground floor 
residential fenestration m

ay be reduced to 
40%

 of the façade. 

3. 
U

pper Floor W
indow

 Fenestration: 30%
 

m
inim

um
 of each upper floor façade shall 

be occupied by w
indow

 opening. The upper 

floors' fenestration should generally be less 
than the ground floor. 

4. 
Access to upper floor uses shall be provided 
on a fronting façade. 

5. 
Banding: A horizontal design elem

ent shall 
differentiate betw

een the ground floor and 
upper floors. Exam

ples include cornice 
lines, aw

nings, balconies, or changes in the 
building m

aterials w
ith a unified m

aterial. 

6. 
Building Roof: The top of the façade shall 
be defined by a cap, such as a cornice or a 

roof overhang, parapets, hip and stepped 
terraces, and other form

s of m
ulti-faceted 

tops. 

7. 
Building facades should incorporate special 
treatm

ents to dem
arcate m

ajor entrances, 
building corners, street corners, and w

here 
street view

s term
inate. 

H
. Pedestrian Access 

To im
plem

ent the vision for a pedestrian-
oriented M

ain Street on Cam
po Road, a 

netw
ork of pedestrian w

alkw
ays should connect 

all buildings on a site to each other, to on-site 
autom

obile and bicycle parking areas, to 
sidew

alks, and to any on-site open space areas 
or pedestrian am

enities. Direct and convenient 
access should be provided to adjoining blocks to 
the m

axim
um

 extent feasible w
hile still 

providing for safety and security.  

1. 
All buildings and uses, including upper floor 
uses, shall take prim

ary access from
 the 

sidew
alk along the prim

ary street. 

2. 
For prim

ary buildings that front or face 
onto a prim

ary street and Cam
po Road, at 

least one entrance shall be required for 
every building façade every 25 feet or less 
in Lot and/or Block length. 

3. 
For prim

ary and accessory buildings that 
front or face onto a side street, at least one 
entrance shall be required for every 
building façade every 50 feet or less in Lot 
and/or block length. 

4. 
There shall be a m

inim
um

 of 12 feet 
betw

een the front lot line and the nearest 

Figure 3-7: Structural Bays 

Source: M
ichael Baker International 

2 - 159

2 - 0123456789



Cam
po Road 

Corridor 
Revitalization 
Specific Plan 

 
3-16 

Developm
ent Standards and Design Guidelines 

curb along Cam
po Road. This allow

s for a 
shopfront w

indow
 zone, a clear pedestrian 

zone, and a street tree and furnishing zone 
near the curb.  

5. 
W

alkw
ays shall be a m

inim
um

 of six feet 
w

ide, hard-surfaced, and paved w
ith 

concrete, stone, tile, brick, or com
parable 

m
aterial.  

6. 
W

here required w
alkw

ays cross drivew
ays, 

parking areas, or loading areas, it m
ust be 

clearly identifiable through the use of a 
raised crossw

alk, a different paving 
m

aterial, or a sim
ilar m

ethod.  

I. Parking Placem
ent 

1. 
N

o parking shall be perm
itted betw

een the 
prim

ary building and the street.  

2. 
All off-street parking areas should be set in 
the rear of the Lot and set back a m

inim
um

 
of 30 feet from

 the prim
ary street frontage. 

3. 
All surface parking areas shall be screened 
by a m

inim
um

 6-foot-deep landscaped 
buffer or a com

bination of a low
 w

all no 
taller than 3 feet and behind a landscaped 
setback of at least 5 feet betw

een the 
sidew

alk and parking area. See Figure 3-8. 

J. O
n-Site Parking Standards 

1. 
Applicability. The follow

ing parking 
standards shall apply to all residential and 
nonresidential developm

ent and/or 
redevelopm

ent w
ithin the Specific Plan 

boundaries. The standards of this Section 
are intended to supplem

ent the standards 

in the Parking Regulations section of the 
County Zoning O

rdinance. W
herever 

standards conflict, the standards of this 
Chapter shall prevail. 

2. 
O

n-street parking that is located directly 
adjacent to a developm

ent site shall be 
allow

ed to be used to satisfy m
inim

um
 non-

residential parking requirem
ents at a rate of 

1.5 spaces for each actual on-street space, 
or for every 25 feet of property frontage, or 
portion thereof, w

hichever is greater. 

3. 
Sm

all Lot Exem
ption. For lots of 6,000 

square feet or less, the m
inim

um
 num

ber of 
spaces required is reduced by 50 percent. 

4. 
M

ixed-U
se. M

ultiple U
ses that share a 

com
m

on parking facility shall be allow
ed to 

reduce the required total num
ber of spaces 

by 25 percent (25%
). 

5. 
Com

pliance w
ith these parking standards, 

and in Table 3-4, is not required in the 
follow

ing instances:  

a. 
Change of use w

ithin an existing 
building; 

b. 
Expansion of an existing building use 
not m

ore than 25 percent; 
c. 

Replacem
ent of an existing building 

that does not result in an increase in 
floor area by m

ore than 25 percent;  

Figure 3-8: Parking Placem
ent 

Source: M
ichael Baker International 
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d.  
O

utdoor dining seating that is less than 
50 percent of interior seating; or 

 e. 
Conversion of existing parking located 
w

ithin 30 feet of the front lot line on 
Cam

po Road to an expanded sidew
alk, 

patio, courtyard, plaza, or outdoor use 
area w

here access to adjoining parking 
is not precluded. 

The term
 "existing building" as used in this 

subsection m
eans the size and 

configuration of the building at the tim
e of 

adoption of this Specific Plan. 

6. 
Sites that m

ake otherw
ise private or 

reserved parking available for public use for 
off-site uses through a contractual and 
recorded agreem

ent review
ed and 

approved by the Director shall be allow
ed 

to reduce the required num
ber of stalls by 

25 percent. 

7. 
Required parking m

ay be located off-site, 
provided it is: 

a. 
W

ithin 1,000 feet of the property. 
b. 

Connected to the property by streets 
im

proved w
ith sidew

alks or w
alkw

ays. 
c. 

Tied to the site by a contractual 
agreem

ent review
ed and approved by 

the Director that is filed and recorded 
w

ith the County of San Diego. 
8. 

O
nly off-street parking shall satisfy the 

parking requirem
ents for residential uses. 

All parking for residential uses shall be 
provided off-street. 

9. 
Parking requirem

ents for uses not listed in 
Table 3-4 shall be determ

ined by a study of 
the parking dem

and for that use or as 
determ

ined by the Director to be sim
ilar or 

functionally equivalent to other listed uses. 

10. All designs shall be com
pliant w

ith the 
County's Parking Design M

anual. 

K. O
n-Site O

pen Space 

Private open space areas for outdoor living shall 
be provided for upper-level residential units. 
O

utdoor living areas include balconies, decks, 
com

m
on open space, and rooftop open space at 

36 square feet m
inim

um
 per unit. 

Private open space located on the ground level 
shall have no horizontal dim

ension less than 
eight feet. 

1. 
Private open space located above ground 
level (e.g., balconies) shall have no 
horizontal dim

ension less than six feet in 
w

idth and length, but not m
ore than three 

feet in the right-of-w
ay.  

2. 
Com

m
on open spaces and rooftop open 

spaces w
ith a m

inim
um

 horizontal 
dim

ension of 20 feet w
idth shall count 

tow
ards the open space calculation. See 

Design Guidelines in Section 3.7, O
n-Site 

O
pen Space. 

3. 
Ground floor landscaping guidelines are 
listed in Section 3.7, O

n-Site O
pen Space. 

L. Landscape Standards 

The County's Landscape O
rdinance and W

ater 
Efficient Landscape Design M

anual shall apply 
to all residential and nonresidential 
developm

ent and/or redevelopm
ent w

ithin the 
Specific Plan boundaries.  

 
 

Table 3-4: O
n-Site Parking Standards 

Land U
se Type 

M
inim

um
 Required 

M
axim

um
 Allow

ed 
Residential 

1 / DU
 

2 / DU
 

Com
m

ercial Services 
2 / 1,000 G

SF 
4 / 1,000 G

SF 
Lodging 

0.5 / Room
 

1 / Room
 

O
ffice 

2 / 1,000 G
SF 

4 / 1,000 G
SF 

Civic and Civil Support 
2 / 1,000 G

SF 
4 / 1,000 G

SF 
N

otes: DU
 = dw

elling unit; GSF = gross square feet 
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M
. O

utdoor Storage 

O
utdoor storage areas for nonresidential uses 

shall be located in the rear area of the Lot and 
screened from

 public view
. Screening shall be 

by landscape buffer, m
asonry w

alls, decorative 
fence, or sim

ilar m
eans, not less than six feet in 

height and not less than 75%
 opacity, as show

n 
in Figure 3-9. 

N
. Truck Docks, Loading, and Service 

Areas 

Perm
itted in the rear area of the Lot on rear 

alley and lanes.  

1. 
Loading and service areas shall be located 
on the rear of buildings and m

ay not front 
onto Cam

po Road. Access shall only be 
from

 an alley, central block drive aisle, or 
side street. 

2. 
All loading docks and service areas shall be 
screened from

 public view
. Screening can 

be by landscape buffer, m
asonry w

alls, 
decorative fence, or sim

ilar m
eans, not less 

than six feet in height and not less than 
75%

 opacity as show
n in Figure 3-9. 

 

 
 

Figure 3-9: O
utdoor Storage and Loading Areas 

Source: M
ichael Baker International 
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Block Retrofit 
Requirem

ents 
The follow

ing developm
ent standards are 

established to retrofit the conventional strip 
com

m
ercial developm

ent along Cam
po Road 

into a traditional m
ixed-use, w

alkable m
ain 

street configuration.   

A. Im
plem

enting a Traditional M
ain 

Street Block Pattern Intent.  
1. 

All proposed construction of buildings, 
streets or circulation, subdivision and 
consolidation of lots, or site developm

ent 
plan am

endm
ents betw

een Kenw
ood Drive 

and Bonita Street shall be configured to 
conform

 w
ith and im

plem
ent a 450-foot 

w
ide (east to w

est) by 225-foot deep (north 
to south) block and future street pattern 
show

n on Figure 3-10. 
2. 

The m
axim

um
 perim

eter of any new
 block, 

as m
easured around the com

bination of 
each block face along the prim

ary or 
secondary street or alley, shall be no m

ore 
than 1,500 feet. The m

axim
um

 dim
ension 

of each block face shall be no m
ore than 

450 feet. 
3. 

N
o developm

ent and/or subdivision shall 
be allow

ed to prevent or obstruct the 
intended block and circulation grid pattern.  

4. 
The precise location and dim

ensions of the 
block and street pattern m

ay be adjusted 
to align w

ith existing roadw
ays and 

property boundaries w
ith the Director's 

approval, provided the num
ber, size, and 

alignm
ent of the proposed blocks and the 

intended effect and benefits are 
m

aintained.  

B. Introduction of Private Alleys and 
Service Lanes for Rear Lot Access  

The intent is to m
aintain the integrity and 

continuity of the streetscape w
ithout 

interruption of the continuous building w
all 

along Cam
po Road w

ith drivew
ay access, and to 

allow
 for all trash, parking and service activity 

from
 the rear of the buildings. 

1. 
All parking and vehicular access shall be 
behind the prim

ary building. 
2. 

There shall be no direct vehicular access 
into individual Lots w

ithin blocks from
 

Cam
po Road.  

3. 
Vehicular access to blocks and individual 
lots is allow

ed by an alley or service lanes 
betw

een side streets.  
4. 

Rear service thoroughfares such as alleys 
and service lanes shall be required. 

5. 
Through-block connections shall be 
provided betw

een side or secondary 
streets. Surface parking lots and drive aisles 
m

ay satisfy this requirem
ent.  

 
 

Source: M
ichael Baker International, Safdie Rabines, KTU

A 

Figure 3-10: Block Pattern Retrofit 
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C. G
round Floor Com

m
ercial and Retail 

Ready Areas 

1. 
The intent of this Section is to create strong 
corners to accom

m
odate the m

ost visible 
and intense active com

m
ercial uses, yet 

allow
 flexible "retail-ready" use of ground 

floor spaces for office and residential uses 
betw

een these key corners to adjust w
ith 

the m
arket over tim

e. The required 
com

m
ercial areas, as depicted in Figure 

3-11, allow
s flexibility of land uses on the 

ground floor of the new
 developm

ent 

betw
een the intersections along Cam

po 
Road. The ground floor is intended to be 
future com

m
ercial use shopfronts. The 

m
inim

um
 floor-to-floor heights are 

required to accom
m

odate for com
m

ercial 
uses but allow

 for residential and office 
uses to occupy the ground floor until the 
m

arket is ready for an expansion of m
ore 

specific com
m

ercial use. These ground floor 
units are built to be easily converted to 
future retail/service uses, incorporating 
high ceilings and at-grade access that do 
not preclude future com

pliance w
ith the 

Am
erican Disabilities Act (ADA) for 

com
m

ercial spaces.  

2. 
Ground floor residential use is not allow

ed 
w

ithin 75 feet of all intersections w
ith 

Cam
po Road from

 Kenw
ood to Granada 

(m
easured from

 the intersection of the 
property lines). 

3. 
The Retail-ready area standards apply to all 
building frontages w

ithin 75 feet of Cam
po 

Road.

 
 

Figure 3-11: G
round Floor Com

m
ercial and Retail Ready Areas 

Source: M
ichael Baker International, Safdie Rabines, KTU

A 
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4. 
Ground floor residential and office use are 
only allow

ed if it is designed for future 
conversion to com

m
ercial uses: 

a. 
The front setback is 10 feet for the 
residential unit(s). 

b. 
Future conversion to ADA-com

pliant 
retail/service use shall not be 
precluded by the flexible use design. 
Low

 w
alls and fences used to create 

private residential spaces should be 
easily rem

oved to accom
m

odate 
retail/service. 

c. 
Ground floor story height is a 
m

inim
um

 of 12 feet from
 the finished 

floor to ceiling. 

d. 
All design guidelines for shopfront 
frontage are m

et. 

5. 
Corner buildings shall extend a m

inim
um

 of 
50 feet along the side street from

 Cam
po 

Road as show
n in Figure 3-12. 

6. 
The m

inim
um

 building depth shall be 30 
feet. 

Figure 3-12: Corner Buildings 

Source: M
ichael Baker International 
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PART III - Design Guidelines for Private Buildings & Spaces 
Part III provides recom

m
ended Design 

Guidelines to assist applicants in designing for 
required Developm

ent Standards. These 
guidelines are in addition to and in com

pliance 
w

ith the County Parking Design M
anual, the 

Landscape O
rdinance, the W

ater Efficient 
Landscape Design M

anual, and Consolidated 
Fire Code. Part III consists of the follow

ing 
sections: 

• 
3.6 Private Frontages &

 Facades 

• 
3.7 O

n-Site O
pen Space 

• 
3.8 Signs 

Source: M
ichael Baker International 

Figure 3-13: Cam
po Road Corridor 

2 - 166

2 - 0123456789



Cam
po Road

Corridor 
Specific Plan 
Revitalization 

 

Cam
po Road  

Corridor 
Revitalization 
Specific Plan 

 

Developm
ent Standards and Design Guidelines 

3-23 

 
Private Frontages & 
Facades  

Building façades, their supporting elem
ents, and 

the spaces betw
een the façade and the 

property line are collectively know
n as private 

frontage. To support a pedestrian-friendly and 
vibrant w

alking environm
ent, it is im

portant to 
pay attention to how

 the private frontage 
relates to the street and sidew

alk. This Section 
provides design guidance for this vital private 
interface. The follow

ing guidelines apply to all 
private frontages and facades: 

A. Building Form
 and M

assing 
1. 

Buildings w
ith continuous w

all planes over 
50 feet in length should incorporate 
changes in plane and architectural features 
that provide areas of shade and shadow

.  
2. 

Building façades should provide shade and 
shadow

 via offsets, projections, roof 
overhangs, and recesses.  

3. 
Changes in a roof's pitch or in the height of 
adjacent stories should be accom

panied by 
plan offsets that recede or advance 
portions of the façade to add shade and 
shadow

.  
4. 

The glazing area should be greater than 
50%

 of the façade on the first floor. The 
percentage of glazing area on the second 
floor is less than the percentage on the first 
floor 

5. 
Convertible, sliding, or roll-up w

alls and 
w

indow
s are encouraged to increase 

visibility and activity betw
een the building 

façade and adjacent sidew
alk and outdoor 

areas. 

6. 
Building entrances should be apparent and 
distinct from

 the rest of the façade through 
the use of building form

s and m
aterials, 

glazing, projecting or recessed form
s, 

architectural details, color and/or aw
nings.  

7. 
Entries should have direct at-grade access 
from

 the sidew
alk. 

8. 
At least one entrance should be provided 
for each 50 feet of tenant street frontage. 

9. 
Recessed entrances should not exceed 25 
feet in w

idth and not m
ore than 15 feet 

from
 the property line. 

10. Pedestrian ram
ps should not be perm

itted 
w

ithin the public right-of-w
ay except for 

existing buildings w
hen no alternative is 

available to m
eet ADA accessibility 

requirem
ents. 

B. Frontages &
 Facades M

aterials 

All façade m
aterials should be durable and not 

require frequent repainting or Replacem
ent.  

1. 
For ground floor facades, natural ground 
floor m

aterials such as stone, brick, glass, 
sm

ooth stucco, concrete and ceram
ic tile 

are recom
m

ended w
here pedestrians m

ay 
com

e into direct contact w
ith w

all 
m

aterials.  
2. 

For ground floor facades, m
irrored, tinted, 

or painted glass is prohibited. 
3. 

All ground-floor w
indow

s should have an 
external reflectance of less than 15%

 and a 
transparency of 80%

 or greater to ensure 
m

inim
al visibility and com

m
unication 

betw
een the exterior and interior spaces.  

4. 
View

s into and out of com
m

ercial ground 
floor spaces should not be blocked or 
obscured by w

indow
 shades, blinds, 

signage, or screens. Full view
s of the 

interior of the shopfront should be 
m

aintained. 
5. 

For upper floor facades, m
aterials should 

continue up from
 the ground floor or 

should be lighter, such as w
ood, glass, and 

sm
ooth stucco, and appear to be held up by 

or set upon the ground floor m
ore 

structurally substantial m
aterials. 

6. 
Changes betw

een building m
aterials should 

be associated w
ith and occur w

ith changes 
in building planes or separated by vertical 
elem

ents, projections, or colum
ns, or piers. 

7. 
W

indow
s and doors should be recessed to 

create shadow
 lines. 

8. 
Ground floor w

indow
s sills should be no 

higher than 3 feet from
 the adjacent 

exterior finished grade. 

C. Facade Im
provem

ents 

Targeted facade im
provem

ents should be m
ade 

to enhance the street presence of prim
ary 

buildings, existing parking areas, and vacant 
areas to im

prove w
alkability.  

1. 
Adding shading elem

ents, such as arcades, 
galleries, aw

nings, and roof overhangs, can 
protect pedestrians from

 sun and rain w
hile 

also dram
atically changing the building's 

im
age.  

2. 
Sm

all architectural features, such as new
 

w
indow

s, paint, light fixtures, etc., should 
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be added in specific areas of opportunity to 
contribute to a m

ore interesting facade.  
3. 

Structural and visual elem
ents that brighten 

frontages and/or facilitate outdoor seating 
are recom

m
ended w

here applicable. This 
m

ay include potted plants, planters, art, 
low

 barriers, outdoor furniture, etc. 
4. 

Im
proved business signage is another low

-
cost w

ay to enhance facades and the 
contribution of existing buildings. See 
Section 3.8 Signs. 

5. 
The com

m
unity encourages underutilized 

parking spaces to be tem
porarily used for 

sales and displays to activate vacant spaces 
along Cam

po Road and prim
ary streets. 

D. Service Areas 

All utilities, above-ground equipm
ent, and trash 

containers should be located in the rear of the 
Lot for lots on prim

ary streets/Cam
po Road.  

1. 
Trash disposal and recycling areas and 
shipping and receiving areas should be 
located w

ithin parking garages or to the 
rear of buildings. 

2. 
Trash disposal and recycling areas should 
be screened from

 public view
s from

 all 
sidew

alks, streets, plazas, and public 
spaces. Screening can be by landscape 
buffer, m

asonry w
alls, decorative fence, or 

sim
ilar m

eans, not less than six feet in 
height and not less than 75%

 opacity. 
3. 

All trash enclosures should be locked to 
prevent unauthorized use or access. 

4. 
The design of trash enclosures should be 
architecturally com

patible w
ith other 

buildings on the site, and their design 
should use sim

ilar form
s, m

aterials, and 
color applications.  

5. 
Rooftop equipm

ent screening should be 
integrated into the building architecture 
and should not be visible from

 the street 
level or view

ing locations in adjacent 
buildings at the sam

e height as the rooftop 
equipm

ent. 

E. Prim
ary Building Frontage Elem

ents 

The follow
ing sections identify the variety of 

frontage elem
ents that are appropriate for 

m
ixed-use and single-use prim

ary buildings that 
front or face onto prim

ary and side streets. N
o 

specific frontage type is required, although the 
m

ost appropriate and/or a variety of frontage 
types are encouraged. The follow

ing private 
frontage elem

ents are described in this Section:  

1. 
For buildings that prim

arily offer 
Com

m
ercial and/or O

ffice services on the 
ground floor. 

• 
Shopfronts: The basic form

 of a 
shopfront is a large opening in the 
façade w

ith large clear w
indow

s and 
doors w

ith glass intended to prom
ote 

w
indow

 shopping and view
s into the 

store or business. Additional storefront 
elem

ents m
ay include transom

 
w

indow
s, kick plates, bulkheads, and 

cornices. 

a. 
The m

inim
um

 height from
 the 

ground to the top of the ground 
floor is a m

inim
um

 of 12 feet and 
should be a m

axim
um

 of 
approxim

ately 20 feet to provide 
for adequate nonresidential space. 

b. 
W

here there are canopies or 
aw

nings, the depth should be a 
m

inim
um

 of 4 feet and a m
inim

um
 

of 8 feet above the sidew
alk. 

Aw
nings m

ay project up to 6 feet 
into the right-of-w

ay w
ith an 

encroachm
ent perm

it from
 the 

Departm
ent of Public W

orks. 

• 
Recessed Shopfronts: A recessed 
shopfront allow

s for covered sem
i-

public space for dining or other 
activities. A recessed shopfront can 
have an arcade or gallery treatm

ent 

Figure 3-14: Shopfront Exam
ple 

Source: M
ichael Baker International 
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a. 
The depth of the recessed area 
should be not less than 8 feet.  

b. 
The cover for the recessed area 
should be a m

inim
um

 of 8 feet 
above the sidew

alk.  

• 
Recessed Shopfronts Arcade: An 
arcade is a type of recessed shopfront 
façade w

ith a ground floor colonnade 
that supports the upper stories of the 
building. Arcades can provide shade, 
glare control, and w

eather protection. 

a. 
Arcade height should be a 
m

inim
um

 of 12 feet from
 the 

sidew
alk to the ceiling.  

b. 
The w

idth of the w
alkw

ay under 
the arcade should be betw

een 10 
to 16 feet.  

c. 
Arcades should only be utilized in 
com

bination w
ith shopfront 

frontage.  

• 
Recessed Shopfronts G

allery: A gallery 
is a type of recessed shopfront w

ith a 
ground-floor colonnade that supports a 
shed roof or a deck that covers the 
sidew

alk. Galleries can provide shade, 
glare control, and w

eather protection 
and provide outdoor space for the 
upper story. 

a. 
Gallery height should be a 
m

inim
um

 of 12 feet above the 
sidew

alk to the ground floor 
ceiling.  

b. 
The w

idth of the w
alkw

ay under 
the gallery should be betw

een 10 
to 16 feet.  

c. 
Galleries should only be utilized in 
com

bination w
ith shopfront 

frontage.  

2. 
For buildings that prim

arily offer 
Residential and/or O

ffice uses on the 
ground floor. 

• 
Com

m
on Entry: A com

m
on entrance is 

a doorw
ay to a lobby that provides 

access to upper-floor units or other 
large nonresidential or residential 
spaces. 

a. 
As w

ith shopfronts, the m
inim

um
 

height above the ground to the 
top of the ground floor and should 
be at least 12 feet to a m

axim
um

 
of 20 feet. 

b. 
Aw

nings and canopies are 
encouraged and should be a 
m

inim
um

 of 8 feet above the 
w

alkw
ay and should have a 

m
inim

um
 depth of 4 feet. 

• 
Stoop: O

nly used in residential 
developm

ent, a stoop is a stair and 
landing leading directly from

 the right 
of w

ay to an elevated building 
entrance. 

Figure 3-17: Com
m

on Entry Exam
ple 

Source: M
ichael Baker International 

Figure 3-15: Arcade Exam
ple 

Source: M
ichael Baker International 

 

Figure 3-16: Stoop Exam
ple 

Source: M
ichael Baker International 
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a. 
Stoops should be designed to have 
both w

idth and depth of 4 to 8 
feet.  

b. 
Stoop height should be a m

inim
um

 
of 1.5 feet to a m

axim
um

 of 3.5 
feet.  

c. 
Stoops m

ay have railings or other 
prim

arily transparent low
 w

alls 

3. 
For buildings that offer all services and uses 
on the ground floor. 
• 

Forecourt: A forecourt is an extension 
of the public realm

 into private 
property. The building fronts onto and 
receives access from

 this space. 

a. 
The m

inim
um

 w
idth of a forecourt 

should be 15 feet w
here possible.  

b. 
The m

inim
um

 recom
m

ended 
depth for a forecourt is 20 feet if 
possible.  

c. 
A forecourt should ideally be 
defined on three sides by 
buildings, unless located on a 
corner lot, in w

hich it should be 
tw

o sides.  

d. 
W

alls that enclose or are located 
w

ithin forecourts should not 
exceed 3.5 feet in height.  

• 
Terrace: These are areas adjacent to 
the ground floor of a façade that is 
enclosed by a low

 w
all or fence. They 

m
ay be at grade or raised, depending 

on the height of the ground floor of the 
building. Com

m
ercial terraces m

ust 

com
ply w

ith Am
erican Disabilities Act 

requirem
ents and m

ay not be feasible 
in m

any contexts.  

a. 
The depth of terraces should be a 
m

inim
um

 of 8 feet.  

b. 
Terraces are generally at grade.  

  

F. Art M
urals 

Art M
urals (non-com

m
ercial). Art m

urals are 
public art and are not com

m
ercial signage. Art 

m
urals are intended to prom

ote com
m

unity 
pride and celebrate Casa de O

ro's rich cultural 
heritage through outdoor visual arts. They 
should be used to enhance large expanses of 
blank w

alls into a com
m

unity asset. They should 
not contain the business nam

e, logo, and/or 
other branding.  

 

 
 

Figure 3-18: Forecourt Exam
ple 

Source: M
ichael Baker International 

 

Figure 3-19: Terrace Exam
ple 

Source: M
ichael Baker International 

 

 
 

Figure 3-20: Art M
ural Exam

ple 
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O

n-Site O
pen Space 

This Section provides guidelines for w
ell-

designed open spaces w
ithin and around 

private developm
ent so that these spaces 

contribute to the quality of the overall 
developm

ent. 

A. Description 

O
n-site open space is private or shared outdoor 

space that provides for the enjoym
ent and use 

of building tenants and often for the public as 
w

ell. It can also provide com
fortable paths 

through w
hich pedestrian access is provided 

from
 the street to any buildings (or portions of 

buildings). This Section identifies a series of 
different open space types and design 
characteristics of each type.  

B. G
eneral Regulations 

The follow
ing regulations and 

recom
m

endations should apply to on-site open 
space.  

1. 
Landscape. All landscape and irrigation 
designs should com

ply w
ith the follow

ing:  

a. Trees and plant m
aterial should either 

be native to Southern California or 
adaptive and from

 regions w
ith sim

ilar 
clim

ates.  

b. Invasive plant species should be 
prohibited.  

c. 
All plants should be w

ater-conserving, 
drought-tolerant plants.  

d. Landscape should be used to soften 
w

alls and fences and provide green 
screens, w

here appropriate, betw
een 

residential and nonresidential buildings. 

e. Perm
anent and autom

atic irrigation or 
drip irrigation system

s should be utilized 
for all landscaped areas. 

f. 
Trees, shrubs, hedges, and deciduous 
vines should be used to m

inim
ize solar 

heat gain during the sum
m

er and 
m

axim
ize heat gain during the w

inter.  

2. 
O

utdoor lighting. Lighting in private open 
spaces should com

ply w
ith the follow

ing:  

a. Lighting should be shielded by 
perm

anent attachm
ents to fixtures so 

that light sources are not visible from
 

adjacent properties or the public right of 
w

ay.  

b. N
o freestanding fixture should exceed a 

height of 15 feet as m
easured from

 the 
adjacent finished grade.  

3. 
Fences and garden w

alls. Fences and 
garden w

alls w
ithin and enclosing on-site 

open spaces should com
ply w

ith Section 
3.6 Private Frontages &

 Facades. 

4. 
Sustainable storm

w
ater m

anagem
ent. O

n 
all new

 building sites, groundw
ater 

recharging should be facilitated, and 
storm

w
ater runoff should be lim

ited. 
Possible strategies include dispersion areas, 
vegetated biosw

ales, and pervious paving 
m

aterials. Decorative w
ater features should 

use re-circulating w
ater and recycled w

ater 
w

here possible.  

C. O
n-site O

pen Space Types 

The follow
ing are descriptions of and guidelines 

for private open space types.  

 
Plaza 

 
Court  

 
Forecourt  

 
Passage/Paseo  

 
Roof Deck/Terrace  

A selection of these types of open spaces (plaza, 
court, forecourt, and passage/paseo) are 
eligible for Section 3.1.5 Com

m
unity Bonus 

Program
. 

All on-site open space areas should be designed 
w

ith pedestrian am
enities. Pedestrian am

enities 
m

ay include seating, outdoor dining tables w
ith 

um
brellas, planters, trees, vine-covered 

pergolas, pedestrian-scaled lighting, public 
artw

ork, outdoor fireplaces, fountains, etc. 
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1. 
Plaza. A plaza is a form

al open space 
designed for civic and com

m
ercial activities 

w
ith landscaping, hardscape, and am

enities 
fram

ed by buildings on one or m
ore sides in 

a prom
inent location.  

a. 
A plaza should have open access to the 
public from

 at least one public street 
and be defined by buildings on at least 
tw

o sides.  

b. 
A plaza should be betw

een 0.25 and 
1.0 acres in area. 

c. 
N

o dim
ension should be less than 75 

feet. The w
idth should generally be 50 

percent of the length.  

d. 
Lighting should be even and use w

arm
 

colors, generally, 3,000 Kelvin that 
gives out w

arm
 or soft w

hite or 
yellow

ish color light. 

e. 
Im

provem
ents should include a m

ix of 
fixed and flexible outdoor seating, 
shade structures, a m

ix of landscaping 

and hardscape surfaces, and space or 
integrated stage areas for live 
perform

ances.  

2. 
Court. A court is an open space surrounded 
by one or m

ore buildings for use by 
residents or tenants or for activation as a 
public plaza or outdoor dining area. It can 
provide visitor access from

 the street to 
dw

ellings, retail, office spaces, or buildings 
w

ithin the Lot that lack direct access from
 

the street.  

a. 
A court's perim

eter should be coherent 
and w

ell-defined by w
alls on at least 

three sides.  

b. 
Courts should include a m

inim
um

 of 
one shared am

enity, such as a seating 
area, fountain, BBQ

 island, or outdoor 
fireplace. 

3. 
Forecourt. A forecourt is a court that abuts 
the public sidew

alk. W
here forecourts give 

access to retail and other public uses, they 
function as an extension of the public 
realm

. W
here forecourts grant access to 

residential or other private uses, they 
function as transitional spaces betw

een the 
public and private realm

s.  

a. 
A forecourt m

ay be a perm
itted 

exception to the buildout requirem
ents 

for a lot.  

b. 
W

hen used as an outdoor dining area, 
a forecourt should read as an 
extension of the public realm

.  

c. 
Parking should be for delivery and 
drop-off only.  

 
 

Figure 3-21: Plaza 

Source: M
ichael Baker International 
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4. 
Passage/ Paseo. Passages or paseos 
provide a public pedestrian connection 
betw

een or through buildings, from
 the 

street to a court, recessed entrance, or rear 
parking lot. These m

ay be covered or 
uncovered. They m

ay be gated or 
com

pletely open to the street.  

a. 
Access points should be directly from

 
the street. 

b. 
Vehicular access should be restricted 
by buffers, bollards, low

 landscape, or 
other decorative features. 

c. 
Passages or paseos should be provided 
betw

een buildings or alongside yards.  

d. 
Passages or paseos should be 12 to 30 
feet in w

idth but not less than six feet 
in w

idth.  

e. 
Entrances should generally be 100 feet 
from

 a street corner.  

f. 
Lighting not m

ore than 12 feet high 
should be provided. Festival string 
lights w

ith top hats that lim
it upw

ard 
light are appropriate. 

g. 
Passages or Paseos m

ay be a perm
itted 

exception to buildout requirem
ents for 

a lot.  

  
 

Figure 3-22: Passage/ Paseo Exam
ple 

Source: M
ichael Baker International 
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5. 
Roof Deck/Terrace. A roof deck or terrace 
is an outdoor gathering space that m

ay be 
assigned to individual units or shared by all 
residents or tenants of a building.  

a. 
Roof decks should include a m

inim
um

 
of one am

enity and design elem
ent, 

such as a trellis, seating area, fountain, 
landscaping, or outdoor fireplace to 
encourage their use as an outdoor 
gathering place.  

 
 

Figure 3-23: Roof Deck/ Terrace 

Source: M
ichael Baker International 
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Signs 

O
n-site private signage often changes m

ore 
frequently than the buildings them

selves and 
has a significant im

pact on the character of the 
environm

ent. This Section provides design 
guidance for signage types m

ost appropriate to 
traditional M

ain Streets.  

A. Applicability 

The follow
ing design recom

m
endations are for 

each new
 sign, new

 building, or façade in this 
Chapter and are to be used to supplem

ent and 
guide signage perm

itted in accordance w
ith O

n-
Prem

ises Sign Regulations in County Zoning 
O

rdinance.  

B. G
eneral Standards 

The follow
ing guidance applies to all private 

signage: 

a. 
Signs should not obscure building 
entrances, cornices, colum

ns, or other 
prom

inent architectural elem
ents.  

b. 
Allow

ed sign types m
ay be com

bined unless 
stated otherw

ise.  

c. 
Sign lighting should be designed to 
m

inim
ize light and glare on surrounding 

rights-of-w
ay and properties. N

o light bulb, 
tube, filam

ent or sim
ilar source of sign 

illum
ination other than neon signs should 

be visible beyond the property lines.  

d. 
Directory signs are sm

all w
all signs located 

at pedestrian eye level and intended to 

identify m
ultiple tenants w

ithin a building 
or com

plex. They should not exceed 6 
square feet and should only be externally 
illum

inated. 

e. 
LED m

essage displays and changeable 
m

arquee displays are prohibited. 

C. Sign Types 
Descriptions of and guidelines for the follow

ing 
private sign types w

ill be described in this 
Section: 

 
W

all  
 

W
indow

 
 

Blade 
 

Vertical Projecting 
 

Aw
ning 

 
Sidew

alk
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1. 
W

all Sign. A sign that is applied directly to 
or projecting out and parallels to the 
façade. This type of sign is intended for 
view

ing from
 across the street and along 

the sidew
alk.  

a. 
Signs should be betw

een 10 and 30 
inches in height. 

b. 
Sign w

idth should be no m
ore than 60 

percent of the façade w
idth. 

c. 
Signs should be at least 24 inches 
above any openings or fenestration. 

d. 
Signs should be located above the 
storefront and at least 12 inches below

 
any eave or edge of the building.  

e. 
In m

ulti-tenant buildings, only the 
businesses w

ith frontage on the 
sidew

alk should have a w
all sign.  

f. 
Sign thickness (as m

easured from
 the 

w
all) should not exceed four inches.  

g. 
Channel lettering should either be 
back-lit or externally illum

inated. 

2. 
W

indow
 Sign. A sign is painted or applied 

directly to the storefront w
indow

s and/or 
doors. W

indow
 signs also include posters 

for advertisem
ents and sales, product 

m
erchandise posters, open/closed signs, 

and painted or etched business nam
es and 

logos.  

a. 
The height of w

all signs should be no 
m

ore than 50 percent of the height of 
the w

indow
/door.  

b. 
The w

idth of the signs should be no 
m

ore than 50 percent of the w
idth of 

the w
indow

/door.  

c. 
W

indow
 signs should cover no m

ore 
than 25 percent of the w

indow
/door 

area.  

d. 
Perm

anent w
indow

 signs should be 
individually painted, etched, or 
otherw

ise applied letters or logo 
graphics surrounded by clear glass.  

 
 

Figure 3-25: W
indow

 Sign Exam
ple 

Source: M
ichael Baker International 

 

Figure 3-24: W
all Sign Exam

ples 

Source: M
ichael Baker International 
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3. 
Blade Sign. A double-sided sign 
perpendicular to the building façade from

 a 
m

ounted w
all brace or from

 a ceiling. Blade 
signs typically project over a sidew

alk and 
are intended for view

ing by approaching 
pedestrians. Any encroachm

ent into the 
public right-of-w

ay w
ill require a 

Departm
ent of Public W

orks perm
it.  

a. 
The height of a blade sign should be no 
m

ore than 36 inches.  

b. 
Signs m

ust have a vertical clearance 
from

 the sidew
alk of 8-12 feet.  

c. 
The total area of a blade sign should 
not be m

ore than 6 square feet. 

d. 
Blade signs should be no m

ore than 4 
inches thick. 

e. 
N

o m
ore than one blade sign should be 

allow
ed for each storefront entrance 

on the façade.  

f. 
The top of a blade sign should be 
located below

 the building's second-
floor w

indow
s.  

g. 
Signs should be externally illum

inated 
by a light m

ounted on the façade. 

4. 
Vertical Projecting Sign. A painted, reverse-
channel or individual-lettered sign is 
applied directly to or projecting out and 
parallel to the façade. This type of sign is 
intended for view

ing from
 across the street 

and along the sidew
alk.  

a. 
Signs should be no m

ore than 8 feet in 
height. 

b. 
The outer edge of the sign should 
project no m

ore than 4 feet from
 the 

façade.  

c. 
The total area of the vertical projecting 
sign should not be m

ore than 16 
square feet. 

d. 
Projecting signs m

ay extend above the 
parapet or roof of the structure to 
w

hich it is attached.  

e. 
N

o m
ore than one vertical projecting 

sign should be allow
ed for each 

storefront entrance on the façade.  

f. 
Signs should be externally illum

inated 
by a light m

ounted on the façade or by 
neon tubing used to illum

inate letters, 
sym

bols, and accent fram
es.

 
 

Figure 3-26: Vertical Projecting Sign Exam
ple 

Source: M
ichael Baker International 
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5. 
Aw

ning Sign. A sign painted directly onto or 
projecting from

 any sort of aw
ning or 

canopy. 
a. 

Letter height for aw
ning signs should 

be a m
inim

um
 of 10 inches and a 

m
axim

um
 of 30 inches.  

b. 
The sign should only be on the vertical 
portion of the aw

ning. It should not be 
on the angled or top portion of the 
aw

ning. 

c. 
The w

idth of the sign should be no 
m

ore than 60%
 of the façade w

idth.  

d. 
The overall area of the sign should be 
no m

ore than 25%
 of the surface of the 

aw
ning face.  

6. 
Sidew

alk Sign. A tw
o-sided, non-

illum
inated, portable, and tem

porary sign 
placed outside a storefront on the sidew

alk 
for view

ing at close range. 
a. 

O
verall sign height should be betw

een 
18 and 36 inches.  

b. 
The sign should be betw

een 18 and 30 
inches w

ide.  

c. 
Signs should be at least 18 inches aw

ay 
from

 the curb and m
ust m

aintain a 
clear path of at least 6 feet.  

d. 
Signs should not have posters, flyers, 
balloons, pennants, or flags attached 
to the sign.  

e. 
M

axim
um

 of one sidew
alk sign per 

business, displayed during hours of 
operation betw

een the hours of 8:00 
am

 and 10:00 pm
. 

f. 
Signs should be constructed of w

ood or 
plastic w

ith professionally applied 
lettering or im

ages (exceptions for 
handw

ritten m
enu boards or "specials 

of the day" for restaurants). 
Rem

ovable slide-in letters are 
prohibited. 

g. 
Sidew

alk signs should not obstruct any 
m

inim
um

 clear path for the sidew
alk or 

bike lane.  

Figure 3-27: Sidew
alk Sign Exam

ple 

Source: M
ichael Baker International 
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PART IV- Design Guidelines for Public Realm
 

 
Landscape 
Im

provem
ents 

Figure 3-28 show
s exam

ples of appropriate 
m

aterials and m
ethods of landscape 

im
provem

ents for Cam
po Road. These include 

the use of the follow
ing:  

• 
Decom

posed Granite (DG) for 
pathw

ays 

• 
Rock m

ulches, flow
ering shrubs, bunch 

grasses, and trees for landscaping in 
bulb-outs and planted strips.  

• 
U

se of tree grates flushed w
ith 

sidew
alks in sections of the street 

w
here hard pavem

ent is considered 
instead of planting strip betw

een 
parking and sidew

alk. 

• 
Placem

ent of street furnishings and 
trash receptacles in the area betw

een 
parking and sidew

alk. 

The design and placem
ent of these elem

ents 
w

ill be finalized during the final design process.  

 
 

Figure 3-28: Landscape Im
provem

ents 

Source: M
ichael Baker International, KTUA 
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A. Street Trees 
Three tree categories (large and sm

all shade 
trees and accent trees) are recom

m
ended at 

three different locations w
ithin the Specific Plan 

area. Various choices in these categories are 
provided in Figure 3-29, Figure 3-30, and Figure 
3-30. 

• 
Large Canopy Shade Trees - These trees are 
placed in the sidew

alk and bulb-out areas 
(See Figure 3-29). 

• 
Sm

all Canopy Shade Trees - These trees are 
placed in the sidew

alk and bulb-out areas 
along w

ith large canopy trees (See Figure 
3-30).  

• 
Accent Trees - These trees are placed in 
roundabouts, gatew

ay areas, and other 
public gathering areas (See Figure 3-30). 

Attem
pts should be m

ade to use native trees in 
accordance w

ith the Valle de O
ro Com

m
unity 

Plan guidance to the extent possible. It should 
be noted that m

ost native trees are m
ore 

difficult to sculpt into standard street trees w
ith 

single trunks. The trees to be placed in the bulb-
outs w

ill have a m
uch greater planting area to 

w
ork w

ith, and m
ulti-trunks w

ould be m
ore 

acceptable in these areas.  

N
o branches can be on a tree planted as a 

street tree under 6' from
 the ground. Any trees 

that are not pruned up enough from
 the low

est 
lim

b or lacing of the tree for signage should be 
inspected and pruned once a year. 

The m
inim

um
 container size for any street tree 

w
ould be 24" to 36" box and w

ill depend on the 
storm

w
ater runoff solution selected at the tim

e 
of final design and construction docum

entation. 
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Figure 3-29: Large Canopy Shade Trees 

Source: M
ichael Baker International, KTUA 
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Figure 3-30: Sm
all Canopy Shade Trees 

Figure 3-31: Accent Trees 
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B. Street Tree Pattern 

Figure 3-32 show
s the street tree pattern to be 

random
 based on space availability and 

drivew
ay locations but should be placed in such 

a w
ay to create a visually rhythm

ic pattern. 
Trees should be provided at no less than one 

tree for 40 feet of frontage on average, not less 
than 30' on center for large canopy trees; not 
less than 20' for sm

aller canopy, accent, or 
grouped trees; and not m

ore than 80 feet 
betw

een any tree. Actual locations of street 
trees w

ill be determ
ined as part of the 

preparation of detailed design plans and 

construction draw
ings for Cam

po Road 
prepared by, for, or in conjunction w

ith 
Planning &

 Developm
ent Services (PDS) and the 

Departm
ent of Public W

orks.  

 
 

Figure 3-32: Street Trees Pattern 

Source: M
ichael Baker International, KTUA 
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 Lighting 
A. Site Lighting 

All outdoor lighting, including tem
porary 

lighting, should be in com
pliance w

ith the 
Perform

ance Standards section of the Zoning 
O

rdinance and w
ith the O

utdoor Lighting 
Regulations of the County M

unicipal Code (Title 
5, Division 1, Chapter 2 Light Pollution). All 
lighting w

ithin the Specific Plan area should 
m

eet the requirem
ents of Lighting Zone C.  

B. Street Lighting 

Street lighting poles and fittings m
ake a m

ajor 
im

pact on the appearance of the road. Figure 
3-33 provides exam

ples and suggestions for the 
look and feel of som

e street lighting that w
ill be 

suitable for Cam
po Road. The design, 

technology, and required photom
etric w

ill be 
determ

ined during the final design stage. The 
style, color, and m

aterial of the fixture should 
be decided in conjunction w

ith other elem
ents, 

such as benches and w
aste receptacles, to 

create a coordinated look and feel of the 
Corridor. Below

 are som
e recom

m
endations for 

street lighting style and placem
ent. 

• 
Industrial-style poles w

ith a bell shape and 
a straight m

ast are recom
m

ended for the 
Corridor.  

• 
Tw

o types of lighting fixtures are 
recom

m
ended- single-arm

 streetlights and 
pole pedestrian lighting. 

• 
Lighting is recom

m
ended at tw

o levels of 
height in the Corridor- taller streetlights 
and shorter pedestrian lights. 

• 
The lights should be oriented dow

nw
ard to 

illum
inate the sidew

alks and roadw
ay, w

ith 
m

inim
al scattered light. Shields can be 

installed to deflect light.  

Tw
o streetlights per block at the bookends of 

each block type in the bulb-out area are 
recom

m
ended. Pedestrian lights could be 

utilized in the bulb-out area as w
ell. 

Figure 3-33: Street Lighting 

Source: M
ichael Baker International, KTUA 
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 Storm
w

ater Runoff Treatm
ents 

Table 3-5 includes possible im
provem

ents to 
storm

w
ater runoff and w

ater quality 
im

provem
ents. 

• 
Bulb-outs are proposed at all intersections 
and, together w

ith parkw
ays and street 

tree w
ells, w

ill be the eventual destination 
of storm

w
ater that flow

s along a gutter into 
a biosw

ale or dispersion area.  

• 
U

se of Silva Cells or equivalent system
, in 

accordance w
ith the County BM

P m
anual, 

is recom
m

ended for street trees w
ith tree 

grates in areas w
ith lim

ited w
alkw

ay space. 
The Silva Cell is a m

odular suspended 
pavem

ent system
 that uses soil volum

es to 
support large tree grow

th and provide on-
site storm

w
ater m

anagem
ent. 

Table 3-5: Storm
w

ater Run-off Treatm
ents  

 Source: M
ichael Baker International, KTUA 
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Introduction 

The im
plem

entation program
 on the follow

ing pages specifies the steps and actions that should be 
undertaken to im

plem
ent the Specific Plan and to realize the Corridor Vision. This im

plem
entation 

m
atrix represents the culm

ination of the Corridor planning process and the strategies referenced 
throughout the Specific Plan. The m

atrix is a tool to help im
plem

ent and m
onitor the progress of 

the Specific Plan and can be revised to reflect changes in com
m

unity priorities and available 
resources.  

This chapter identifies and describes the recom
m

ended financing strategies for future revitalization 
and developm

ent of the Corridor; also refer to Appendix 1, Street Transform
ation Exam

ples, 
w

hich provides a listing of sim
ilar projects w

ithin the region and associated financing options. 

N
ote that funding and financing program

s are dynam
ic and can change according to available 

funds, state and federal law
, and other factors. The list is not exhaustive and should be 

supplem
ented as new

 sources becom
e available. 
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Funding and Professional 
M

anagem
ent  

M
any program

s, strategies, and im
provem

ents 
can benefit the Corridor. M

any require 
significant funding, design, and coordination 
w

ith m
ultiple agencies and stakeholders, and 

professional m
anagem

ent w
ill typically be 

necessary to realize the full potential of the 
revitalization of the Corridor.  

The Specific Plan recom
m

ends the creation of 
one or m

ore professionally m
anaged districts.  

Recom
m

ended funding m
echanism

s and 
professional m

anagem
ent services include: 

• 
Business Im

provem
ent District (BID) 

including business assistance, 
m

arketing, and prom
otion 

• 
Com

m
unity Financing District (CFD) 

 
Potential Funding and 
M

anagem
ent 

M
echanism

s 

 
Business Im

provem
ent 

District (BID) 

A BID is a revitalization tool that m
ay be suitable 

for the Corridor. The creation of a BID w
ould 

provide a m
echanism

 for local businesses to 
coordinate and develop im

provem
ents and 

services that benefit the entire District. Such 
efforts are designed to lead to gradual and 
continual im

provem
ents and activities that 

attract and retain business and enrich the 

overall character, aesthetics, and function of 
the District.  

A BID for the Corridor w
ould be a partnership 

betw
een local businesses and the County to 

perform
 various services or im

provem
ents that 

enhance the im
age and prom

otion of the 
Corridor to attract, retain, and expand 
businesses. 

Responsible Parties 

• 
BID Consultant: Hired to develop the 
BID Plan 

• 
County Board of Supervisors: 
Authorizes district 

• 
County Assessor: Provides accurate 
inform

ation and assistance to 
taxpayers of San Diego County 
concerning property assessm

ents. 

• 
County PDS: Responsible for processing 
developm

ent applications for 
im

provem
ents w

ithin the Corridor and 
evaluating individual project 
conform

ance w
ith the Corridor Specific 

Plan  

• 
Existing or N

ew
 N

onprofit 
O

rganization: Provides or contracts for 
services and im

provem
ents 

• 
Applicants for Developm

ent Projects 
W

ithin the BID: Serving as direct 
participants in im

plem
enting the 

overall vision and im
provem

ents 
identified in the Corridor Specific Plan  

• 
M

em
bers: M

em
bers of the BID 

Tim
e Fram

e 

The total estim
ated tim

e fram
e of form

ation of 
a BID is 9 to 12 m

onths. The breakdow
n is 

provided below
. 

• 
Business O

w
ner Survey: 3 m

onths 

• 
M

anagem
ent District Plan: 3-6 m

onths 

• 
District Form

ulation: 3 m
onths 

Estim
ated Cost 

The total estim
ated cost of the form

ation of a 
BID is $150,000. The breakdow

n is provided 
below

. 

• 
Business Survey &

 Priorities: $50,000 

• 
Plan Developm

ent: $50,000 

• 
District Form

ulation: $50,000 

• 
Annual District M

anagem
ent: $5,000-

50,000 

• 
Annual Program

 Expenditures: via plan 

Table 4-1 sum
m

arizes item
s that are typically 

addressed by BID services.  
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Table 4-1: List of Item
s Typically Addressed by BID 

Corridor Issues/O
pportunities  

Typical BID Applications 

Excess &
 deficient parking 

Parking Facilities, M
anagem

ent 

Lack of street trees, green space 
Landscaping 

Absent, unattractive furniture 
Benches and Street Furniture 

Absent or poor-quality trash cans, 
unenclosed dum

psters, litter 
Trash Receptacles, W

aste M
anagem

ent 

Absent or poor-quality lighting 
Street Lighting 

Excess capacity, drivew
ays, conflicts; room

 
for on-street parking, coordinated access, 
landscaping 

Streetscape and Road Im
provem

ents 

O
vercrow

ding of signs, poor quality signs 
Seasonal Signage and Decorations 

Few
 com

m
unity events 

Com
m

unity Events and Prom
otions (i.e., 

restaurant tours, block parties, w
eekly 

farm
ers m

arkets, and holiday festivals) 

Safety concerns (i.e., increased w
alkability, 

bikeability, and transportation safety) 
Security 

O
utdated, deteriorating business façades 

Façade Im
provem

ents 

 
 

Figure 4-1: Exam
ples of BID Activities 

Source: N
BC Bay Area, N

YC W
ater on M

edium
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Process 

Form
ulation of a BID for the Corridor w

ould 
involve several steps. First, a service or 
im

provem
ent plan is prepared, often by an 

independent BID consultant w
ho is hired 

through a request for proposal (RFP) process. 
This w

ill be done by an existing or new
 

nonprofit organization w
ith the help of PDS. 

This process w
ould likely include a survey or 

other extensive public engagem
ent to 

determ
ine the level of interest and financing 

param
eters and to prioritize services and 

im
provem

ents.  

The BID m
em

bers (business ow
ners and/or 

property ow
ners) w

ould coordinate w
ith the 

County Board of Supervisors to propose a 
new

 district, and the Board of Supervisors 
w

ould adopt a resolution of intent for the 
form

ation of the District. The district 
boundaries w

ould likely include the 
com

m
ercial zones along Cam

po Road. Types 
of services and im

provem
ents to be financed 

are specified in a plan at this tim
e.  

Public notice m
ust be provided, and a County 

Board of Supervisors hearing w
ill be held. If 

supported by a m
ajority of businesses, the 

BID w
ould be established, and an advisory 

board w
ill be appointed. This advisory board 

w
ould typically be an existing or new

 
nonprofit organization.  

BID assessm
ents m

ust be directly 
proportional to the estim

ated benefit being 
received by the businesses upon w

hich they 
are levied. N

orm
ally, these w

ould be 
assessed annually on County property tax 
bills. The assessm

ents and services vary 
depending on the needs, desires, and abilities 
of the District. BIDs typically contract for the 
services or planned im

provem
ents. 

Figure 4-2: Exam
ples of BID Activities 

Source: County of San Diego PDS, City of Roseville, http://w
w

w
.2ndstfestival.org/ 
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entation 

O
nce established, assessm

ents are 
com

pulsory and typically collected via annual 
assessm

ents w
ith property taxes. Funds are 

used to pay for the adm
inistration and 

contracting of services or im
provem

ents. Any 
guidance the BID provides to businesses 
w

ithin its District is advisory. Businesses are 
not legally bound to com

ply w
ith the BID 

guidance and w
ould not be subject to fines.  

M
em

bers of the BID w
ould be responsible for 

determ
ining how

 the funds collected are 
spent. BID m

em
bers w

ould have the 
opportunity to actively identify and evaluate 
specific im

provem
ent projects for 

im
plem

entation over tim
e to achieve the 

overall Vision of the Corridor Specific Plan.  

It is anticipated that the BID w
ould be 

m
anaged by an existing or new

 nonprofit 
organization and guided by a Board of 
Directors. The Board w

ould be elected by the 
individual BID m

em
bers. Board m

em
bers m

ay 
include local property ow

ners, business 
ow

ners, residents, and/or locally elected 
representatives. The Board of Directors 
w

ould be responsible for m
aking decisions 

pertaining to program
s, provision of public 

services, financing, budgeting, 
im

plem
entation of goals and policies, and 

staffing, am
ong other tasks, as applicable.  

A BID m
ay provide a m

eans for Corridor 
businesses and stakeholders to connect w

ith 
local County governm

ent representatives 
w

hile providing opportunities for netw
orking, 

hosting of local events, and/or advocating for 

im
provem

ents w
ithin the BID as the 

im
plem

entation of the Corridor Specific Plan 
occurs over tim

e. Additionally, BIDs m
ay help 

m
em

bers to identify and express com
m

on 
com

m
unity needs w

hile also allow
ing them

 
to contribute to the form

ation of local goals 
and policies based upon their fam

iliarity w
ith 

the local neighborhood. 

Special Considerations 

• 
BIDs are an excellent tool for the 
m

anagem
ent of local issues, 

services, and program
s.  

• 
They are not as suitable for funding 
infrastructure and capital 
im

provem
ents. 

• 
They do not affect zoning, land use, 
or developm

ent standards or 
requirem

ents. 

• 
CEQ

A is not required for m
ost 

functions of a BID; it w
ould be 

triggered if a discretionary action 
being taken by the BID qualifies as a 
"project" as defined under CEQ

A, 
such as the construction of a new

 
building or other im

provem
ents that 

m
ay cause potential environm

ental 
effects subject to evaluation per 
CEQ

A requirem
ents. 

• 
Som

e of the prelim
inary w

ork 
efforts and costs of developing an 
im

provem
ent plan and support can 

be accom
plished by local com

m
unity 

organizations or nonprofit. 

 
Com

m
unity Facilities 

District (CFD) 

A Com
m

unity Facilities District (CFD), or 
M

ello-Roos, allow
s for financing of public 

im
provem

ents and services.  

Any county, city, special district, school 
district, or joint pow

ers authority can 
establish a CFD to finance public 
im

provem
ents and services. CFDs are 

available to finance a broad range of 
im

provem
ents and services that can assist in 

the developm
ent of property used for 

residential, com
m

ercial, industrial, or 
com

m
unity centers that have a useful life of 

at least five years. M
ello-Roos bonds can only 

be used to finance new
 or additional facilities 

and services. Financing existing facilities and 
services are not allow

ed by this act.  

Responsible Parties 

• 
County Board of Supervisors 

• 
County PDS and DPW

 

• 
County Auditor-Controller 

• 
County Public W

orks/Engineers for 
capital im

provem
ents 

• 
District or Joint Pow

ers Authority 

• 
Applicants 

Tim
e Fram

e 

The total estim
ated tim

e fram
e of form

ation 
of a CFD is 9 to 12 m

onths. The breakdow
n is 

provided below
. 
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• 
CFD Petition/Initiation: 2 m

onths 

• 
CFD Legislative Plan: 2-6 m

onths 

• 
CFD Form

ation Public Hearing: 2 
m

onths 

• 
Election (general or special): 3-6 
m

onths 

• 
Purchase, Bond, Construction: 
O

ngoing 

Estim
ated Cost 

The total estim
ated cost of the form

ation of a 
CFD is betw

een $250,000 to $450,000. The 
breakdow

n is provided below
. 

• 
CFD Plan Developm

ent: $100,000-
150,000 

• 
Engineering Plans: $100,000-
200,000 

• 
District Form

ulation: $50,000-
100,000 

• 
Annual District M

anagem
ent: 

$5,000-50,000 

Table 4-2 sum
m

arizes im
provem

ents that are 
typically addressed through the creation of a 
CFD. In the event of form

ation of BID and 
CFD, the overlapping item

s in the list could 
be shared by both the Districts or could be 
addressed by one District. 

Process 

A M
ello-Roos CFD is initiated by either: (1) a 

w
ritten request signed by tw

o m
em

bers of 
the legislative body (local governm

ent or 
school district); (2) a petition signed by 10 
percent of the eligible voters in the area; or 
(3) a petition signed by the landow

ners of 10 
percent of the area in the proposed 
District. The proposed District w

ould include 
all properties that benefit from

 the 

im
provem

ents to be constructed or the 
services to be provided. For exam

ple, such 
boundaries w

ould differ for drainage channel 
im

provem
ents versus a shared com

m
unity 

public space, based on w
ho benefits from

 the 
proposed im

provem
ents. A plan including 

boundaries, goals, policies, im
provem

ents, 

Table 4-2: List of Item
s Typically Addressed by CFD

 

Corridor Issues/O
pportunities  

Typical CFD Applications 

M
ore travel lanes than needed 

O
n-street Parking Facilities 

N
o parkw

ays, too few
 street trees 

Landscaping 

Excess capacity; excessive drivew
ays &

 
conflict points; hostile to pedestrians 

Road and Streetscape Im
provem

ents 

U
ndersized pipe; open channel blocks access 

to buildings, floods 
Public Infrastructure Im

provem
ents (i.e., 

Storm
 Drain Channels) 

Absence of green &
 civic space 

N
ew

 Parks or Enhancem
ents to Existing 

Parks  

N
eed a place for children &

 seniors 
Com

m
unity Center and Facilities 

Figure 4-3: Exam
ples of CFD Activities 

Source: M
ichael Baker International 
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and services, and financing m
echanism

s 
w

ould be created by County staff. Board of 
Supervisors approval w

ould be required to 
authorize the form

ation of a CFD. If not 
protested by m

ore than 50 percent of the 
voters or ow

ners of 50 percent of the land, 
then it w

ould m
ove to a general or special 

election requiring a tw
o-thirds m

ajority vote 
of the property ow

ners participating in the 
CFD. 

M
unicipal bonds can be sold by the CFD to 

provide the m
oney initially needed to build 

expensive im
provem

ents or fund the 
services. If approved, a special tax lien is 
placed against each property in the CFD and 
paid each year. The special tax cannot be 
directly based on the property's value and on 
m

athem
atical form

ulas that consider 
property characteristics, such as the use of 
the property, the square footage of the 
structure, and lot size. The form

ula is defined 
at the tim

e of form
ation and w

ill include a 
m

axim
um

 special tax am
ount and a 

percentage m
axim

um
 annual increase. If the 

CFD issued bonds, special taxes w
ould be 

charged annually until the bonds are paid off 
in full. O

ften, after the bonds are paid off, a 
CFD w

ill continue to charge a reduced fee to 
m

aintain the im
provem

ents. The CFD 
im

plem
enting authority is the existing County 

agency such as PDS or DPW
 or joint pow

ers 
authority if m

ore than one agency is 
authorized to construct, ow

n, or operate the 
im

provem
ent or facility or provide the 

service(s).  

Im
plem

entation 

Any actions that the CFD m
andates are 

com
pulsory. All landow

ners and/or residents 
w

ithin the District are required to pay the tax 
as it is defined at the form

ation of the CFD. 

Special Considerations 

• 
CFDs are a tool for funding 
infrastructure and capital 
im

provem
ents. 

• 
They do not affect zoning, land use, 
or developm

ent standards or 
requirem

ents. 

• 
CFDs require the preparation of 
engineering plans and cost 
estim

ates for capital im
provem

ents. 

• 
Special tax and bond consultants 
and counsel are required to create 
the financing plans. 

• 
CFDs cannot be used to supplant 
existing services or for new

 
developm

ent to pay for preexisting 
needs and services. 

• 
CFDs are particularly suitable for 
long-range or phased im

provem
ents 

and long-term
 plans. 

• 
CEQ

A is not required for m
ost 

functions of a CFD; it w
ould only be 

triggered if a discretionary action 
being taken by the CFD qualifies as a 
"project" as defined under CEQ

A, 
such as the construction of a new

 
building or other im

provem
ents that 

m
ay result in potential 

environm
ental effects subject to 

evaluation per CEQ
A requirem

ents. 

 
Enhanced Infrastructure 
Financing District (EIFD) 

Enhanced Infrastructure Financing Districts 
(EIFDs) allow

 for separate governm
ent 

entities and special districts w
ithin a defined 

area to finance infrastructure projects w
ith 

com
m

unity-w
ide benefits. 

Figure 4-4: Exam
ples of CFD Activities 

Source: W
ikim

edia Com
m

ons 
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Responsible Parties 

• 
County Board of Supervisors 

• 
County PDS  

• 
County Auditor-Controller 

• 
County Public W

orks/Engineers for 
capital im

provem
ents 

• 
District or Joint Pow

ers Authority 

• 
Applicants 

 Tim
e Fram

e 

The total estim
ated tim

e fram
e for the 

form
ation of an EIFD is 10 to 18 m

onths. The 
breakdow

n is provided below
. 

• 
EIFD Feasibility Studies: 3 m

onths  

• 
EIFD Legislative Plan: 4-8 m

onths 

• 
EIFD Form

ation Public Hearing: 3 
m

onths 

• 
Purchase, Bond, Construction: 
O

ngoing 

Estim
ated Cost 

The total estim
ated cost of the form

ation of 
an EIFD is betw

een $250,000 to $450,000. 
The breakdow

n is provided below
. 

• 
EIFD Feasibility Study: $50,000 

• 
EIFD Plan Developm

ent: $100,000-
150,000 

• 
Engineering Plans: $50,000-100,000 

• 
District Form

ulation: $50,000-
100,000 

• 
Annual District M

anagem
ent: 

$10,000-50,000 

Table 4-3 sum
m

arizes im
provem

ents that are 
typically addressed through the creation of 
an EIFD. In the event of the form

ation of BID 
and EIFD, the overlapping item

s in the list 

could be shared by both the Districts or could 
be addressed by one District. 

Process 

The initiating county m
ay establish one or 

m
ore districts by resolution. Follow

ing that, 
the county directs the preparation of an 

Table 4-3: List of Item
s Typically Addressed by EIFD 

Corridor Issues/O
pportunities  

Typical CFD Applications 

Excess capacity; Excessive drivew
ays &

 
conflict points; Hostile to pedestrians 

Road and Streetscape Im
provem

ents 

Shared/public parking 
Parking Facilities, M

anagem
ent 

U
ndersized pipe; open channel blocks access 

to buildings, floods 
Flood Control and Drainage Projects 

Excessive, uncoordinated, unenclosed 
dum

psters  
W

aste M
anagem

ent 

Absence of plazas, parks, and civic spaces 
Parks and Com

m
unity Facilities 

Figure 4-5: Exam
ples of EIFD Activities 

Source: W
ikim

edia Com
m

ons 
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infrastructure financing plan that includes the 
details of the public facilities and other form

s 
of developm

ent that is proposed w
ithin the 

area of the district and how
 those facilities 

and developm
ent w

ill be funded. 

A variety of funding sources are available. 
The m

ain funding source w
ill be property tax 

increm
ent generated w

ithin the area 
encom

passed by the EIFD. The preparation of 
an infrastructure financing plan w

ill include 
discussions w

ith other taxing entities (special 
districts) to determ

ine w
hether they consent 

to transferring their share of the property tax 
increm

ent or other eligible revenue to the 
EIFD for the purpose of financing facilities 
and developm

ent. Am
ounts contributed to 

the district by other taxing entities need not 
be the sam

e for all taxing entities. There is 
flexibility for am

ounts contributed to vary 
and change over tim

e. 

Prior to approving a plan, the legislative body 
(County Board of Supervisors) shall hold a 
public hearing w

ith am
ple notice provisions 

to provide an opportunity for com
m

ents 
from

 landow
ners w

ithin the district, taxing 
agencies, and m

em
bers of the public. U

pon 
adoption, the plan is transferred to the Public 
Finance Authority (PFA) for im

plem
entation. 

The PFA is legislative body that governs the 
EIFD. It is com

prised of 3 m
em

bers of the 
legislative body of the participating affected 
taxing entity plus tw

o m
em

bers of the public. 
If m

ore than one taxing entity agrees to 
participate in the EIFD, then the m

ajority of 
the body m

ust be m
em

bers of the legislative 
bodies of the taxing entities w

ith at least tw
o 

public m
em

bers. 

Im
plem

entation 

Any actions that the EIFD m
andates are 

com
pulsory. All landow

ners and/or residents 
w

ithin the district are required to pay the tax 
or the benefit assessm

ent as it is defined at 
the form

ation of the EIFD. 

Special Considerations 

• 
EIFDs have the advantage of using 
tax increm

ent financing. This is 
particularly useful w

here planned 
infrastructure im

provem
ents w

ill 
support significant land 
developm

ent or redevelopm
ent in 

the subject area.  

• 
O

ther funding m
echanism

s m
ay be 

m
ore appropriate if tax increm

ent 
funding is not pursued or significant. 

• 
CEQ

A is not required for m
ost 

functions of an EIFD, and w
ould only 

be triggered if the action that the 
EIFD w

as taking included an item
 like 

dem
olition, erection of a building, or 

another action that w
ould trigger 

CEQ
A in its ow

n right. 

 
Potential Funding 
Sources 

The form
ation of BID and/or CFD w

ill act as 
funding sources for the Specific Plan 
im

plem
entation as described in previous 

sections. Additionally, various funding 
sources can be explored to reduce the 
contribution burden for the property ow

ners. 
Som

e of these sources are listed and 
described here. 

State and Federal G
rant O

pportunities  

Grant opportunities for these revitalization 
efforts are available at the state and federal 
levels. Because the Specific Plan 
encom

passes a w
ide array of categories, 

projects on and around Cam
po Road m

ay be 
eligible for grants that focus on: 

• 
M

ultim
odal Transportation 

• 
Transportation Safety (Pedestrian, 
Cyclists, Drivers) 

• 
Planning, Engineering, and Design 

• 
Capital Im

provem
ent and 

Infrastructure 

• 
Beautification Efforts 

• 
Infill Developm

ent 

• 
Adaptive Reuse 

• 
Sustainability and Green 
Infrastructure 
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Com
m

unity Developm
ent Block 

G
rants (CDBG

) 

The CDBG program
 provides annual grants at 

the state, county, and city levels to support 
the developm

ent of viable urban 
com

m
unities by providing affordable 

housing, enhancing the overall living 
environm

ent, and expanding econom
ic 

opportunities, m
ainly for low

- and m
oderate-

incom
e groups. The program

 is funded 
through the U

.S. Departm
ent of Housing and 

U
rban Developm

ent and is aim
ed at 

supporting local com
m

unity 
developm

ent activities w
ith the stated goal 

of providing affordable housing, anti-poverty 
program

s, and infrastructure 
developm

ent. The program
 helps to create 

jobs through the expansion and retention of 
businesses w

hile serving as a tool for helping 
local governm

ents address certain challenges 
facing their com

m
unities. CDBG funds can be 

used by local governm
ents in partnership 

w
ith the private and nonprofit sectors in 

order to develop and upgrade local housing, 
w

ater, infrastructure, and hum
an services 

program
s. Such funds are effective in 

allow
ing local governm

ent flexibility and 
discretion in m

eeting its com
m

unities' 
particular developm

ent needs. 

Active Transportation Program
 G

rants 

The Active Transportation Program
 (ATP) is a 

statew
ide grant program

 that encourages 
bicycling and w

alking as key m
odes of 

transportation, in particular, for children 
traveling to and from

 schools and for 
residents of disadvantaged com

m
unities. The 

program
 is intended to enhance 

opportunities for biking and w
alking; increase 

safety and travel for people not traveling by 
vehicle; and reduce vehicle use and 
greenhouse gas em

issions, particularly in 
urban environm

ents.  

Eligible project types include com
bined 

infrastructure projects w
ith non-

infrastructure com
ponents; non-

infrastructure education, encouragem
ent, 

enforcem
ent, and planning of w

alk and 
bicycle activities; active transportation and 
Safe Routes to School Plans for 
disadvantaged com

m
unities; and 

infrastructure, planning, design, and 
construction of w

alk and bicycle facilities.  

Additionally, Safe Routes to School (SRTS) 
grants are aw

arded through the ATP, and 
school-based projects and program

s are 
eligible for ATP funding based on the adopted 
criteria for the program

. As the Santa Sophia 
Academ

y and the Spring Valley M
iddle School 

lie just north of the Corridor, there m
ay be 

opportunities for SRTS grants to apply.  

TransN
et Program

 

The TransN
et program

, w
hich extends to the 

year 2048 and is adm
inistered by SAN

DAG, 
serves as one of the largest transportation 
im

provem
ent program

s in the state. The 
program

 is funded by half cent sales tax and 
has been used to support a variety of 
transportation projects throughout San Diego 
County. The TransN

et Extension O
rdinance 

provides funding for tw
o grant program

s that 
support local efforts to increase w

alking and 

biking opportunities and transit use w
ithin 

the region: the Sm
art Grow

th Incentive 
Program

 (SGIP) and the Active Transportation 
Grant Program

 (ATG
P). 

The program
 is intended to support 

im
provem

ents that w
ill aid in reducing traffic 

congestion through highw
ay, bus, and rail 

projects, as w
ell as bike and pedestrian 

projects, local street repairs, habitat 
conservation efforts, sm

art grow
th m

easures, 
and grant program

s. Such projects are varied 
and include a range of im

provem
ents from

 
larger-scale highw

ay projects (i.e., w
idening 

and/or installation of high-occupancy vehicle 
lanes) to a local roadw

ay, bike, and 
pedestrian enhancem

ents.  

The SGIP provides funding for transportation-
related infrastructure im

provem
ents and 

planning efforts aim
ed at sm

art grow
th 

developm
ent in Sm

art Grow
th O

pportunity 
Areas as identified by SAN

DAG. The program
 

is aim
ed at funding com

prehensive public 
infrastructure projects and planning activities 
that facilitate com

pact, m
ixed-use, transit-

oriented developm
ent and increase housing 

and transportation choices.  

The ATGP is intended to encourage local 
jurisdictions to plan and construct facilities 
that prom

ote a variety of transportation 
alternatives and increase connectivity to 
transit, schools, retail centers, parks, 
w

orkplaces, and com
m

on public spaces 
w

ithin a com
m

unity. The ATG
P further 

supports local jurisdictions in providing bike 
parking facilities, educational program

s, and 
public aw

areness program
s that encourage 
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pedestrian and bike activities and 
infrastructure.  

Com
m

unity Im
provem

ent Program
s 

(CIPs) 

Section 28 of the Planning Act allow
s 

m
unicipalities w

ith enabling policies in their 
adopted plans the ability to prepare and 
im

plem
ent CIPs. CIPs are a planning tool 

utilized by local governm
ents to revitalize 

certain areas w
ithin their com

m
unities, 

allow
ing them

 to direct funds and im
plem

ent 
policy initiatives tow

ard specifically defined 
projects. Further, CIPs are typically 
undertaken to enable environm

ental, 
econom

ic developm
ent, or social change.  

Such program
s can address the restoration or 

reuse of existing structures, land, or 
infrastructure, m

anage future grow
th, 

stim
ulate developm

ent rehabilitation, or 
allow

 for changes in land use. CIPs m
ay be 

funded through financial incentives in the 
form

 of grants, rebate program
s, or loans. 

In-Lieu Fees 

The use of in-lieu fees can be applied to a 
variety of purposes and are com

m
only used 

to fund the construction of affordable 
housing, parking, parks, and other facilities. 
In-lieu fees w

ould be calculated relative to 
the type of im

provem
ent being considered 

and considering such fees w
hen the 

im
provem

ent is being proposed. Potential 
funding sources range from

 in-lieu fees to 
offset m

inim
um

 required parking or com
m

on 
open space requirem

ents to revenues from
 

m
onthly parking and short-term

 parking fees. 
All of these m

ay be appropriate uses in the 
Corridor. 

Donor Program
s 

Som
e of the proposed Specific Plan 

im
provem

ents m
ay lend them

selves to a 
public cam

paign for donor gifts. Donor 
program

s have been used successfully in 
m

any cities to provide funds for streetscape 
and com

m
unity design elem

ents. Such 
program

s can be tailored to solicit 
contributions from

 individuals, corporations, 
local businesses, and com

m
unity and 

business associations.  

Donor gifts could fund item
s such as benches, 

trash receptacles, street trees, street tree 
grates, public art elem

ents, and inform
ation 

kiosks. Donors could be acknow
ledged w

ith a 
plaque on the elem

ent itself or other 
prom

inent display, such as a "w
all of fam

e" 
w

ith donor nam
es.  

This type of program
 could be spearheaded 

by an active corridor m
anagem

ent program
 

and draw
 from

 the w
ider com

m
unity of 

businesses and residents. It is anticipated 
that an independent organization w

ould 
serve as the oversight agency responsible for 
accepting donations and coordinating and 
m

anaging the associated im
provem

ents w
ith 

County oversight. 
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Im

plem
entation Phases 

Transitioning from
 the existing to the 

planned ultim
ate condition w

ill involve 
continued com

m
unity engagem

ent and 
coordination w

ith m
ultiple property ow

ners 
to address drivew

ay consolidation and 
parking access.  

Construction of the im
provem

ents w
ill 

require the preparation of detailed plans, a 
program

 of engagem
ent and coordination 

w
ith affected property ow

ners and 
businesses, and a carefully coordinated 
construction schedule.  

Ideally, the street im
provem

ents w
ill be 

constructed as a single project. How
ever, it is 

possible to break the im
provem

ents into 
segm

ents. In som
e cases, the developm

ent or 
redevelopm

ent of property w
ould construct 

the street and public right-of-w
ay 

im
provem

ents as part of the private 
developm

ent of the adjacent properties.  

How
ever, it is assum

ed that the street 
im

provem
ents w

ill occur first and be a 
catalyst for the redevelopm

ent of adjacent 
properties. Therefore, the roadw

ay 
reconfiguration of Cam

po Road has been 
developed to be im

plem
ented in phases in 

such a w
ay that the capital im

provem
ents in 

the initial im
plem

entation phase w
ould be 

retained and com
plem

ented by capital 
im

provem
ents in a subsequent 

im
plem

entation phase(s). The follow
ing 

sequencing or phasing w
ould be developed 

further as part of specific construction and 
redevelopm

ent plans. The phasing is 
explained using illustrations of a typical block 
along Cam

po Road betw
een Cordoba Avenue 

and Granada Avenue. 
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Im

plem
entation Phase 1 

The elem
ents of Im

plem
entation Phase 1 

include the follow
ing:  

• 
Provide a m

ountable center m
edian. 

• 
Reduce to tw

o travel lanes. 

• 
Add a protected bike lane  

• 
Reconfigure existing intersections, 
including corner curb extensions 
(bulb-outs). 

• 
Construct ADA-com

pliant ram
ps and 

provide high visibility crossw
alks at 

intersections.  

• 
Provide street lighting at 
intersections. 

• 
Plan and provide infrastructure for 
irrigation, storm

w
ater runoff, and 

street lighting for later 
im

plem
entation phases. 

Figure 4-5 show
s the plan and angled view

s 
for Im

plem
entation Phase 1 for a typical 

block, using Cordoba Avenue to Granada 
Avenue as an exam

ple.  

N
ew

 parallel on-street parking spaces w
ould 

be accom
m

odated on both sides of Cam
po 

Road w
ithin the existing 64-foot curb line. 

The existing sidew
alk w

ould rem
ain in the 

initial im
plem

entation phase, as w
ould m

ost 
drivew

ays and substandard parking betw
een 

the back of the sidew
alk and existing 

buildings. The im
provem

ents show
n are 

com
m

on to both initial and final 
im

plem
entation phases that could be 

constructed in the first im
plem

entation 

Figure 4-6: Im
plem

entation Phase 1 Im
provem

ents  

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 
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phase. These im
provem

ents can rem
ain and 

function independently of any future 
im

plem
entation phases.  

Drivew
ay consolidation negotiations betw

een 
property ow

ners can be started at this stage. 
Depending on the num

ber of drivew
ay 

closure agreem
ents w

ith property ow
ners, 

the num
ber of on-street angled parking 

spaces can be created in Im
plem

entation 
Phase 2 of construction. This can be an 
ongoing process through various 
im

plem
entation phases. Closure of the 

drivew
ays w

ill benefit each property ow
ner 

by installing attractive and functional on-
street spaces. 

Coordination w
ould involve determ

ining an 
equitable w

ay of closing the drivew
ays. 

Drivew
ays to existing off-street parking 

w
ould be m

aintained for parcels that do not 
have another m

eans of access from
 an 

adjoining parcel, side street, or alley.  

Fortunately, access is available betw
een the 

sm
all adjacent properties. Any nonprofit 

group created or identified for im
plem

enting 
the Specific Plan should encourage these 
property ow

ners to form
alize a shared 

parking agreem
ent to reap the benefits of 

new
 on-street parking. 

It w
ill be im

portant to anticipate and plan for 
future im

plem
entation phases during 

Im
plem

entation Phase 1 to avoid rew
ork 

effort during later stages. Future placem
ent 

of irrigation, electrical, and storm
w

ater 
drains should be anticipated and 
accom

m
odated during the first phase, even if 

adjacent im
provem

ents m
ay be several years 

in the future. This includes conduits, pull 
boxes, sleeves, the capacity of w

ater, and 
electricity and drainage.  

In this phase, a total of 11 on-street parallel 
parking spaces and 36 trees at the 
roundabout and bulb-outs could be added to 
this block. 
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Im

plem
entation Phase 2 

The elem
ents of Im

plem
entation Phase 2 are 

sim
ilar to Im

plem
entation Phase 1 except for 

the continued closing of the drivew
ays 

(approxim
ately half of existing drivew

ays) 
and the addition of m

ore parallel parking 
spaces.  

In Phase 2, it is assum
ed that som

e property 
ow

ners m
ay take advantage of interim

 
developm

ent regulations and utilize the 
frontage along Cam

po Road that currently 
has surface parking and convert it to an 
outdoor dining/ gathering space. 

Figure 4-6 show
s the plan and angled view

s 
for Im

plem
entation Phase 2 for a typical 

block, using Cordoba Avenue to Granada 
Avenue as an exam

ple.  

In this phase, a total of 21 on-street parallel 
parking spaces and 36 street trees at the 
roundabout and bulb-outs could be added to 
this block.

 
 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 

Figure 4-7: Im
plem

entation Phase 2 Im
provem

ents 
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Im

plem
entation Phase 3 

The elem
ents of Im

plem
entation Phase 3 

includes the follow
ing:  

• 
Shift and construct a new

 curb line 
and sidew

alk to use the full 100-foot 
public right-of-w

ay. 

• 
Construct protected Class IV bike 
lane. 

• 
Add angled on-street parking.  

• 
Provide landscape im

provem
ents by 

planting street trees in the sidew
alk 

space and in park lane islands w
hile 

providing additional street lighting. 

• 
Consolidate all existing drivew

ays.  

Figure 4-7 show
s the plan and angled view

s 
for Im

plem
entation Phase 3 for a typical 

block, using Cordoba Avenue to Granada 
Avenue as an exam

ple. Im
plem

entation 
Phase 3 im

provem
ents assum

e closure of all 
drivew

ays along Cam
po Road, except those 

that do not have another m
eans of access 

from
 an adjoining parcel, side street, or alley.  

In this phase, a total of 28 on-street diagonal 
spaces and 51 street trees at the roundabout, 
bulb-outs, and along sidew

alks could be 
added to this block.  

Figure 4-8: Im
plem

entation Phase 3 Im
provem

ents 

Source: M
ichael Baker International, Safdie Rabines Architect, KTU

A 
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Planning Level Cost Estim

ate 
The planning level estim

ation of cost for 
Cam

po Road Street Im
provem

ent in its 
ultim

ate form
 as discussed in 

Im
plem

entation Phase 3 is provided below
. 

The cost estim
ate is based on the know

n 

conditions at the tim
e of preparation of this 

Specific Plan and is presented in 2022 dollars. 
The estim

ation of cost is subject to change 
based on any new

 inform
ation learned during 

the prelim
inary and final design and 

construction docum
entation stage as w

ell as 

changes in the cost of m
aterials and labor at 

the tim
e of construction. 

 

Table 4-4: Cam
po Road Street Im

provem
ents - Planning Level Estim

ation of Cost (July 2021) 
Item

 
N

o. 
Item

 
Q

uantity 
U

nit 
U

nit Price 
Total 

GEN
ERAL 

1 
M

obilization  
1 

LS 
$250,000  

$250,000  
2 

Traffic Control 
1 

LS 
$250,000  

$250,000  
3 

Clearing and Grubbing 
1 

LS 
$300,000  

$300,000  
4 

Storm
 W

ater Pollution Control &
 Erosion Control 

1 
LS 

$15,000  
$15,000  

EARTHW
O

RK 
5 

U
nclassified Excavation 

1 
LS 

$250,000  
$250,000  

GEN
ERAL SU

RFACE IM
PRO

VEM
EN

TS 
6 

Construct 6" Curb &
 Gutter Type 'G' Per SDRSD G-2 

5,500 
LF 

$38  
$209,000  

7 
Construct 6" buffer for protected bike lanes- Curb Type 'B-1' Per SDRSD G

-
6 and rolled m

edian. 
15,000 

LF 
$34  

$510,000  

8 
Construct PCC Curb Ram

p Type 'D' Per SDRSD G
-31 

54 
EA 

$3,900  
$210,600  

9 
Construct PCC Roundabout Truck Apron Per Detail 

3,000 
SF 

$30  
$90,000  

10 
Asphalt Concrete (AC) 

4,375 
TN

 
$130  

$568,750  
11 

Class 2 Aggregate Base (AB) 
4,320 

CY 
$45  

$194,400  
12 

Concrete Cross Gutter per SDRSD G
-12 

4,000 
SF 

$15  
$60,000  

13 
Construct Concrete Drivew

ay Type "A" Per SDRSD G-14A 
9,200 

SF 
$13  

$119,600  
14 

4" PCC Sidew
alk per SDRSD G

-7 
40,000 

SF 
$9  

$360,000  
15 

Install Bus Pad 
5 

EA 
$9,000  

$45,000  
16 

M
inor Item

s 
1 

LS 
$350,000  

$350,000  
TRAFFIC SIGN

ALS 
17 

N
ew

 Traffic Signal (Conrad) 
1 

EA 
$340,000  

$340,000  
18 

Signal M
odification (Kenw

ood) 
1 

EA 
$80,000  

$80,000  
19 

HAW
K/ RRFB  

2 
EA 

$260,000  
$520,000  

20 
Streetlights (new

, adjustm
ents, infrastructure) 

1 
LS 

$200,000  
$200,000  

21 
Signing &

 Striping  
1 

LS 
$70,000  

$70,000  
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Table 4-4: Cam
po Road Street Im

provem
ents - Planning Level Estim

ation of Cost (July 2021) 
Item

 
N

o. 
Item

 
Q

uantity 
U

nit 
U

nit Price 
Total 

U
TILITY RELO

CATIO
N

 
22 

M
inor Relocations/Adjustm

ents 
1 

LS 
$250,000  

$250,000  
STO

RM
 DRAIN

 IM
PRO

VEM
EN

TS 
23 

Install 18" RCP 
700 

LF 
$185  

$129,500  
24 

Junction Structures 
4 

EA 
$7,500  

$30,000  
25 

Tree W
ells 

8 
EA 

$28,000  
$224,000  

26 
Install Type A Curb Inlet per SDRSD D-01 

10 
EA 

$8,000  
$80,000  

LAN
DSCAPE &

 IRRIGATIO
N

 
27 

Hardscape (Includes Gatew
ay Elem

ents) 
1 

LS 
$750,000  

$750,000  
28 

Irrigation 
1 

LS 
$375,000  

$375,000  
29 

Planting 
1 

LS 
$1,200,000  

$1,200,000  
TO

TAL 
$8,030,850  

25%
 CO

N
TIN

GEN
CY 

$2,007,713 
CO

N
STRU

CTIO
N

 TO
TAL 

$10,038,563 
SO

FT CO
STS 

1 
Prelim

inary Engineering (Studies, Geotech, Reports, Surveying) 
 

 
11.0%

 
$1,071,242  

2 
Final PS&

E 
 

 
8.0%

 
$779,085  

3 
Construction M

anagem
ent &

 Support 
 

 
11.0%

 
$1,071,242  

SO
FT CO

ST TO
TAL 

$2,921,569  
Assum

ptions: 
1. 

W
ater, sew

er, and storm
w

ater im
provem

ents are not included. 
2. 

R/W
 costs and acquisitions are excluded and assum

ed by others. 
3. 

M
inor pipe extensions and new

 inlets are assum
ed for drainage. M

ainline replacem
ent is not assum

ed. 
4. 

Side street construction is not included. 
5. 

N
ew

 pavem
ent is assum

ed in the w
idening areas only. 

6. 
U

tility relocations are not included. 
7. 

The estim
ate is based on a conceptual street rendering provided in Chapter 2, Figures 2.2 and 2.3 

8. 
It is assum

ed that environm
ental clearance is already obtained. 

Disclaim
er: The costs depicted in this table are approxim

ate and are based on the current know
ledge of the area, cost of construction, and planned im

provem
ents. The cost could vary 

during the final design and im
plem

entation of the project. 
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Im

plem
entation Plan 

Table 4-4 provides a step-by-step plan for the im
plem

entation of this Specific Plan. The m
atrix is a living docum

ent and should be review
ed 

periodically to incorporate new
 action steps as m

ore detailed inform
ation becom

es available and based on the item
s that are im

plem
ented.  

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

1 
Develop a checklist of design guidelines for 
exem

ptions and w
aivers from

 the discretionary site 
plan perm

it process 
 

 
 

 
 

 
 

 
County 

Resources 

2 
Develop an FAQ

 for residents and developers 
containing a developm

ent standard checklist to guide 
applicants through the design process. 

 
 

 
 

 
 

 
 

County 
Resources 

3 
Create and m

aintain BID/CFD to increase revenue in 
order to im

plem
ent the plan. 

  
  

  
  

  
  

  
  

County 
Resources, 

Private 
Funding, 

N
onprofit 

O
rganization 

4 

Reproduce and distribute plan &
 Vision poster.  

Prom
ote the use of the bonus building story and floor 

area incentives for the creation of com
m

unity open 
space and/or catalytic redevelopm

ent projects. 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, CFD 

5 
BID/CFD to hire a Corridor Coordinator to engage 
property ow

ners and im
plem

ent the plan. 
  

  
  

  
  

  
  

  
BID, 

Donations 
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Im
plem

entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

6 

Research and apply for grants (Can be done 
sim

ultaneously w
ith Step 1): 

• Final design and construction plans for Cam
po Road 

reconfiguration  
• Study in details the traffic im

pacts and m
itigation of 

plan im
plem

entation on Kenora and Kenw
ood 

intersection as w
ell as on San Juan Street.  

• Planning and im
plem

entation of storm
w

ater 
facilities to im

prove culverts east of Bonita Avenue 
and the one adjacent to Kenw

ood Drive. 
• Tactical urbanism

 projects 
• Construction of Cam

po Road  

  
  

  
  

  
  

  
  

County 
Resources, 
BID, CFD, 
N

onprofit 
O

rganizations 

7 

BID/CFD/Corridor Coordinator to m
eet w

ith property 
and business ow

ners to discuss  
• Drivew

ay consolidation planning. 
• Coordination and construction phasing plan for 

Cam
po Road. 

• Com
pletion of a continuous alley betw

een Granada 
and one-half block w

est of Bonita on both sides of 
Cam

po Road. 
• Construction tem

porary low
-w

alls and landscape 
buffers to protect pedestrians from

 cars backing 
into sidew

alks. 
• W

ork w
ith Santa Sophia Church to develop m

ore 
form

al access and connections betw
een Estrella 

Park and the Cam
po Road Corridor. 

  
  

  
  

  
  

 
  

County 
Resources, 

BID, 
Donations 

8 
Hire a consultant for tactical urbanism

 projects. 
(To be done right after securing grants or identifying 
funding.) 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, Grants, 
Donations 
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Im
plem

entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

9 

Float an RFP and hire a consultant to produce a final 
design as w

ell as construction docum
ents for Cam

po 
Road. (To be done right after securing grants or 
identifying funding.) 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, Grants, 
Donations 

10 

Float an RFP and hire a branding consultant for the 
Corridor to w

ork w
ith tactical urbanism

 and the final 
design team

 (right after Securing Grants/identifying 
funding). 
• Develop a logo and slogan for m

arketing the 
Corridor. 

• Develop a brochure and w
ebsite for the Corridor. 

• Develop tem
plates for m

arketing and prom
otional 

m
aterials such as flyers for tactical urbanism

 
w

orkshops and other educational m
aterials for 

property ow
ners. 

• W
ork w

ith the design team
 to incorporate 

logo/branding w
ith visual elem

ents such as street 
lighting, signage, street furnishings, and paving. 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, Grants, 
Donations 

11 

Tactical U
rbanism

 Project (low
-cost, quick 

im
plem

entation, com
m

unity-based dem
onstration, 

and pilot im
provem

ent projects) 
• Duration one m

onth  
• Reconfigure the street w

ith one lane in each 
direction and create bum

p-outs along the length of 
Cam

po Road  
(To be done after Step 7.) 

  
  

  
  

  
  

  
  

BID, Grants, 
Donations 

12 

Tactical U
rbanism

 Project 
• Duration one m

onth 
• Add roundabouts  
(Can be done sim

ultaneously or after Step 10.) 

  
  

  
  

  
  

  
  

BID, Grants, 
Donations 
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Im
plem

entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

13 

Tactical U
rbanism

 Project 
• Duration one m

onth 
• Side street im

provem
ents 

(Can be done sim
ultaneously or after Step 10.) 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, Grants, 
Donations 

14 

Prepare a detailed drainage study to update Special 
Drainage Area 1 drainage facility upgrade 
recom

m
endations. Prepare cost estim

ates for 
drainage facilities upgrade recom

m
endations and 

prioritize them
 using the follow

ing rating categories: 
• 

Public Safety 
• 

Environm
ental Im

pacts 
• 

Cost Benefit Analysis 
• 

Com
patibility w

ith County Plans 
• 

M
ultiple U

se 
• 

Ease of Im
plem

entation 
• 

Funding/Financing Availability 
• 

Historic Flooding 
 U

pgrade undersized drainage facilities based on the 
updated study and prioritization. 

 
 

 
 

  
  

  
  

County 
Resources, 
BID, CFD, 

EIFD, Grants 

15 

Finalize Design for Corridor Streetscape 
Im

provem
ents: 

• Coordinate w
ith San Diego County Fire Authority, 

DPW
, M

etropolitan Transit Authority, and other 
agencies to ensure that the final plan aligns w

ith 
their requirem

ents. 
• Incorporate results from

 tactical urbanism
 projects 

in the final design to enhance Public Transit Stops 
along Cam

po Road w
ith shelters, shade, trash 

receptacles, and landscaping. 

  
  

  
  

  
  

  
  

County 
Resources, 
BID, CFD, 

EIFD, Grants, 
Donations 
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entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

• Include bum
p-outs to facilitate pedestrian crossings. 

• Identify locations to hold frequent, w
ell-planned 

com
m

unity events. 
• Identify locations for public art installations and 

plan ahead accordingly. 
• U

se decorative paving and pavem
ent m

arkings to 
enhance the sense of the pedestrian area. 

• Introduce new
 on-street parking along Cam

po Road. 
• Incorporate logo and branding developed by the 

branding team
 into visual elem

ents such as street 
lighting, signage, street furnishings, and paving. 

• Signalize the N
B approach to allow

 left turns at the 
Conrad / Cam

po Road intersection. 
• Coordinate w

ith M
etropolitan Transit Authority to 

design shaded bus shelters for Cam
po Road. 

• As a part of the final design, develop preapproved 
plans to realign nonconform

ing perpendicular 
parking to parallel parking on a parcel by parcel 
basis.  

16 

Hire an artist/art firm
 to design gatew

ay elem
ents for 

gatew
ays at Kenw

ood Drive and Granada Avenue. The 
artist w

ill w
ork in conjunction w

ith the team
, creating 

the final design and construction draw
ings set. 

  
  

  
  

  
  

  
  

BID, Grants, 
Donations 

17 

Prepare phased construction draw
ings for Cam

po 
Road transform

ation plans. 
• Ensure that im

plem
entation phase 1 im

provem
ent 

(Section 4.4.1) is m
ade in a w

ay to carry forw
ard to 

im
plem

entation phases 2 and 3. 
• Evaluate a regional w

ater quality treatm
ent facility 

for the Corridor and integrate green street w
ater 

  
  

  
  

  
  

  
  

BID, Grants, 
Donations 
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Im
plem

entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

quality treatm
ents into the proposed Cam

po Road 
streetscape im

provem
ents and reclaim

ed parking 
areas accordingly. 

• Plan for broadband, electrical, and irrigation for 
im

plem
entation phases 2 and 3 in im

plem
entation 

phase 1. 
• Ensure that the planned replacem

ent of the Cam
po 

Road sew
er line is sized to accom

m
odate potential 

grow
th established by the Specific Plan. 

• Ensure that the design is ADA com
pliant. 

• Identify one block for the dem
onstration project for 

the Corridor. 

18 

Develop a m
aintenance and m

anagem
ent plan for the 

Cam
po Road streetscape im

provem
ents to ensure 

plantings are properly rooted and irrigated during the 
initial grow

-in period and are continuously m
aintained 

in healthy and vigorous grow
ing conditions; schedule 

tree trim
m

ing, w
eed rem

oval, trash and debris 
rem

oval, and replacem
ent of dead, dying, or diseased 

m
aterial.  

  
  

  
  

  
  

  
  

County 
Resources, 
CIP, Grants, 
Donations 

19 

Prepare bid, float RFP and hire construction 
contractor for one block dem

onstration project in 
accordance w

ith construction draw
ings. These w

ill 
include corner bulb-outs, pedestrian refuges, lane 
reduction, on-street parking, protected bike lanes, 
nonconform

ing front yard retrofits, and a m
ountable 

center m
edian. 

  
  

  
  

  
  

  
  

BID, Grants, 
Donations 
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Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

20 
Carry out a dem

onstration project construction on 
one block of Cam

po Road. 
  

  
  

  
  

  
  

  

CIP, Grants, 
BID, CFD, 

EIFD, 
Donations, 
In-lieu Fees 

21 

Create a tactical urbanism
 project series w

ith business 
and property ow

ners for on-site enhancem
ents, 

including landscaping, signage, and parking 
realignm

ent. (Can be done sim
ultaneously w

ith Steps 
10, 11, and/or 12.) 

  
  

  
  

  
  

  
  

BID, Grants, 
General 
Funds 

22 
Prepare bid, float RFP and hire construction 
contractor for im

plem
entation phase 1 im

provem
ent. 

(This can be a continuation of Step 18 or a new
 step.) 

  
  

  
  

  
  

  
  

BID, Grants, 
General 
Funds 

23 

Start im
plem

entation phase 1 street im
provem

ents 
including center m

ountable m
edian, lane reduction, 

protected bike lanes, parallel on-street parking, 
drivew

ay consolidation, and streetscapes. 

  
  

  
  

  
  

  
  

CIP, Grants, 
BID, CFD, 

EIFD, 
Donations, 
In-lieu Fees 

24 

BID/CFD/Corridor Coordinator to m
eet w

ith property 
and business ow

ners to discuss: 
• Add landscaping to building and street frontages.  
• W

iden sidew
alks to allow

 room
 for outdoor dining, 

pedestrian am
enities, and landscaping. 

• Prom
ote preapproved plans for converting 

nonconform
ing parking to conform

 w
ith the parking 

ordinance. 
Access from

 side streets and shared parking 
agreem

ents betw
een property ow

ners. 
(This is a continuous discussion and can be started as 

  
  

  
  

 
  

  
  

CFD, EIFD, 
BID, Grants, 
Donations 
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entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

early as Step 6 and w
ill last until the end of 

im
plem

entation phase 3.) 

25 

BID/CFD/Corridor Coordinator w
ork w

ith property 
ow

ners and developers to:  
• Construct a central com

m
unity gathering and event 

space. 
• Activate San Juan and Kenora alleys and back of 

strip center buildings w
ith new

 pedestrian 
connections using paseos, landscaped sidew

alks, 
and active building frontages. 
(This is a continuous discussion and can be started 
as early as Step 6 and w

ill last until the end of 
im

plem
entation phase 3.) 

  
  

  
  

  
  

  
  

CFD, EIFD, 
BID, Grants, 
Donations 

26 

• Create Arts and Culture Plan including m
urals, 

sculptures, seasonal and special event signage, 
banners and branding, and public entertainm

ent. 
Include m

urals program
 to turn blank w

alls, areas 
subject to graffiti, utility boxes, etc., into public art. 
Also, establish arts and culture program

 and 
m

anaging board to approve art for public 
installation and display. (This is an independent step 
and can be started at any stage of the 
im

plem
entation.) 

  
  

  
  

  
  

  
  

County 
Resources, 

BID, Grants, 
Donations 

27 
Prom

ote live entertainm
ent, including inform

al and 
program

m
ed spaces to activate public spaces; create 

presence and a sense of safety and security.  
  

  
  

  
  

  
  

  
CFD, BID, 
Grants, 

Donations 
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plem

entation 

Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

28 

Increase the num
ber of events in the Specific Plan 

area: 
• Develop a 12-m

onth calendar of sm
aller-scale 

events 
• Launch and grow

 a year-round farm
ers' m

arket 

  
  

  
  

  
  

  
  

CFD, BID, 
Grants, 

Donations 

29 

W
ork w

ith Santa Sophia Church to develop m
ore 

form
al access and connections betw

een Estrella Park 
and the Cam

po Road Corridor. (Discussion to start at 
Step 6.) 

  
  

  
  

  
  

  
  

CFD, BID, 
Grants, 

Donations 

30 

Start im
plem

entation phase 2 im
provem

ents, 
including the first round of drivew

ay consolidation, 
angled on-street parking, streetscape lighting, and 
street trees. 

  
  

  
  

  
  

  
  

CIP, Grants, 
BID, CFD, 

EIFD, 
Donations, 
In-lieu Fees 

31 

Track the use of the bonus building story and floor 
area incentives for the creation of com

m
unity open 

space and/or catalytic redevelopm
ent projects and 

adjust both incentive program
s if needed. (Can be 

started as early as Step 1.) 

  
  

  
  

  
  

  
  

Grants, BID, 
CFD, EIFD, 
Donations, 
In-lieu Fees 

32 
Refine and adopt am

endm
ents to the Specific Plan as 

necessary. 
  

  
  

  
  

  
  

  
County 

Resources, 
BID 

33 

Start im
plem

entation phase 3 im
provem

ents, 
including the final round of drivew

ay consolidation, 
angled on-street parking and streetscape lighting, 
street trees and other plantings, w

ayfinding signage, 
and banners. 

  
  

  
  

  
  

  
  

CIP, Grants, 
BID, CFD, EIFD 

Donations, 
In-lieu Fees 
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Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

34 
Increase the num

ber of projecting shade structures 
w

ithin pedestrian gathering areas. 
  

  
  

  
  

  
  

  

County 
Resources, 

BID, CFD, EIFD 
Donations 

Parallel 
w

ith 
Phase 1, 
2, or 3 

M
onitor on-street parking usage in the area.  

  
  

  
  

  
  

  
  

BID, CFD, 
EIFD, Parking 

M
eter 

Revenues 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Create a parking m
anagem

ent program
 to institute 

tim
e lim

its if and w
hen certain areas regularly exceed 

occupancy of 85 percent, and pay to park if and w
hen 

paid parking areas regularly exceed 90 percent 
occupancy. 

  
  

  
  

  
  

  
  

BID, CFD, 
EIFD,Parking 

M
eter 

Revenues 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Create a Tem
porary U

ses and Activities program
 to 

provide tem
porary perm

its to property ow
ners for 

such activities in unused and underused parking lots. 
  

  
  

  
  

  
  

  

County 
Resources, 
BID, CFD, 

EIFD, Parking 
M

eter 
Revenues 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Conduct annual in-person interview
s w

ith business 
and property ow

ners. 
  

  
  

  
  

  
  

  
County 

Resources, 
BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Prom
ote w

eekly or regularly scheduled events to 
attract and create new

 expectations for com
m

unity 
use of excess or underutilized parking areas: farm

ers 
m

arkets, food truck days, tem
porary popup 

businesses, outdoor entertainm
ent, and m

arkets.  

  
  

  
  

  
  

  
  

Grants, 
Donations, 

BID 
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Table 4-5: Im
plem

entation M
atrix 

Step 
N

um
ber 

Im
plem

entation Item
 

Tim
e Fram

e (years) 
Lead Agency 

Potential 
Funding 
Sources 

<1 
1-2 

3-5 
6-10 

PDS 
DPW

 
N

onprofit 
O

rganization O
thers 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Create an e-blast/ new
sletter w

ith quarterly cluster 
advertising by the Corridor businesses to Casa de O

ro 
and Valle de O

ro residents. 
  

  
  

  
  

  
  

  
County 

Resources, 
BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

W
ork w

ith County sheriffs to facilitate foot and bicycle 
patrols w

ithin the Specific Plan area to increase 
surveillance through enforcem

ent of code regulation. 
  

  
  

  
  

  
  

  
County 

Resources, 
BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

Ensure nighttim
e lighting in areas routinely used by 

pedestrians. 
  

  
  

  
  

  
  

  
County 

Resources, 
BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

W
ork w

ith w
aste m

anagem
ent services (EDCO

) and 
property ow

ners to provide attractive and secure 
enclosures for dum

psters to prevent dum
ping and 

unlaw
ful access. Require locks on all dum

psters. 

  
  

  
  

  
  

  
  

County 
Resources, 

BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

W
ork w

ith auto repair and service, light industrial 
ow

ners, and operators to im
prove access and 

appearance and create attractive transition edges 
betw

een the private and public areas (sidew
alks) w

ith 
low

 w
alls, landscaping, attractive fencing, and 

screening of outdoor storage. 

  
  

  
  

  
  

  
  

Grants, 
Donations, 

BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

W
ork w

ith property ow
ners to im

prove signage to 
align w

ith design guidelines. 
  

  
  

  
  

  
  

  
Grants, 

Donations, 
BID 

Parallel 
w

ith 
Phase 1, 
2, or 3 

W
ork w

ith property ow
ners to im

prove signage to 
align w

ith design guidelines. 
  

  
  

  
  

  
  

  
Grants, 

Donations, 
BID 
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August 31, 2022 

Mike Madrid, AICP 
Land Use/Environmental Planner – Long Range Planning 
County of San Diego 
Planning & Development Services 
5510 Overland Avenue, Ste. 310 
San Diego, CA  92123 

RE:   Pickleball Club Development in Casa De Oro; Alternative Zoning. 

Dear Mr. Madrid: 

Thank you very much for participating in the virtual Board Meeting of the Casa De Oro Alliance 
(the “CDOA”) on August 11, 2022.  In the Board Meeting, we received a presentation by Mr. Pat 
Rolfes, who heads the company spearheading the development of a pickleball club, to be called 
“The Hub,” located at the west end of Casa De Oro (the “Developer”). 

The CDOA is encouraged by the fast pace at which the Developer has commenced the 
rehabilitation of the existing clubhouse and build-out of the pickle ball court infrastructure.   

The Developer noted during the Board Meeting that The Hub, as currently under construction, is 
a project being funded personally by Mr. Rolfes and his business partners.  The Developer 
contends that its ability to further transform The Hub into a high-caliber regional pickle ball 
center1 will not be possible without securing external funding from a commercial lender. 

According to the Developer, commercial lenders will not fund a project like The Hub if the 
underlying property (i.e., collateral for the loan) is zoned primarily for recreational use.     

The Developer also suggested that a variety of alternative uses have been explored (e.g., 
apartments, retail, etc.), but that there are multiple headwinds to commercial development, 
including the triangular shaped lot, steep access from Campo Road, and that it is bounded by 
substantial traffic on both sides by Campo Road and Highway 94.  The Developer has stated that 
to satisfy a commercial lender, the best alternative use (and where they have significant 
development experience) would be mini-storage.  

The Developer has approached County Planning about obtaining a zoning change that would 
allow mini-storage as an alternative use (and, potentially, for the two neighboring parcels to the 
east).  In response, the County suggested that the Developer solicit input from the Valle De Oro 

                                                           
1 The Developer has suggested that ideal upgrades under consideration might include the following: a new central 
club house facility, full restaurant and lounge serving members and the public, professional tournament quality 
“stadium” courts, and acquisition of neighboring parcels for expansion. 
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Planning Group, the CDOA, and other relevant stakeholders to help inform the County’s 
consideration of such a change.  This resulted in discussions and presentations between the 
Developer, the CDOA and the Valle De Oro Planning Group.  

A CDOA subcommittee was formed solely to evaluate the Developer’s development work to 
date, as well as the Developer’s reasoning for seeking zoning approval for mini-storage as an 
alternative usage.   

CDOA Board Members are enthusiastic about conversion of the tennis club to a center for 
pickleball, which is among the country’s fastest growing recreational sports and, unlike many 
competitive sports, is easy to learn and appeals to all age groups. 

The CDOA believes The Hub could be a tremendous resource for residents of Casa De Oro, 
Spring Valley, Mt. Helix/La Mesa and many other surrounding communities.  Particularly in 
combination with the development of a new library on the other side of Campo Road, The Hub 
has the potential to play a pivotal role in propelling the County’s goal of revitalizing the Campo 
Road Corridor.   

After more than a dozen years of watching the shuttered tennis club fall into disrepair, then rise 
from the ashes in the form of two separate illegal marijuana dispensaries, the CDOA is optimistic 
that the property could once again become a treasured asset to our community. The increased 
visitors to The Hub will invariably benefit nearby businesses. 

The CDOA does not have reason to dispute the Developer’s assertion that expanding The Hub 
will require external financing.  Nor does the CDOA have reason to dispute the Developer’s 
assertion that the necessary financing will not be obtainable without some type of spot re-zoning 
(or other zoning mechanism).  

The purpose of this letter is to advise the County that the CDOA strongly supports the current 
recreational use zoning (and the pickleball club in development) but does not object to the 
Developer’s pursuit of a re-zoning that would allow both recreational and mini-storage.   

Please feel free to contact me directly if you would like to discuss this matter further. 

Respectfully, 

 
 

Bob Yarris, President 
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June 9, 2022 
 
Mike Madrid, AICP 
Land Use/Environmental Planner – Long Range Planning 
County of San Diego  
Planning & Development Services 
5510 Overland Avenue, Ste. 310 | San Diego, CA  92123 
Direct: (619) 964-6918 | michael.madrid@sdcounty.ca.gov 
 
Re: 9545 Campo Rd. 
 
Dear Mike, 
 
Thank you for your time on the phone yesterday.  
 
As discussed, we are proposing the creation of an additional zoning area within the Campo Road 
Corridor Revitalization Specific Plan that would allow for mini warehousing. After several discussions 
with the local community and based on several determining factors, we believe the properties adjacent 
to the 94 Freeway, South of Campo Rd, and West of Kenwood, excluding properties that are on 
Kenwood, would be the better suited to support the communities needs if Mini Warehousing was an 
allowed use within that zoning designation. (See highlighted area in below map.) 
 

 
 
We would like to schedule a zoom call to discuss with your team the logistics of adding the additional 
zoning area to the Campo Road Corridor Revitalization Specific Plan. We can further expand on our 
planning discussions with the community, the limitations caused by the freeway, drainage and 
topography that support the need for greater planning flexibility within that proposed zoning area.  
Please let me know what time works best for you and your team. 
 
Sincerely, 
 
PJ Rolfes 
 
Pat Rolfes 
714-323-2739 
patrolfes@gmail.com 
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November 17, 2021 

 

Mr. Michael Madrid, Project Manager 
County of San Diego  
Planning and Development Services Department 
5510 Overland Avenue, Suite 310 
San Diego, CA  92123 
 
RE:  Casa de Oro Alliance Comments on the Draft Campo Road Corridor Revitalization Specific Plan 

Dear Michael,  

On behalf of the Casa de Oro Alliance, first let me thank the County for pursuing preparation of the Draft 

Specific Plan.  As we’ve noted on many occasions, those of us that are long time owners and residents 

have seen a general decline in the overall character and function of our core area in the last 20 or more 

years.  The vision and ideas presented in the Draft Specific Plan take into account many years of 

community input through various forums and activities, and reflect the active and attractive area our 

community needs and deserves.  We are excited to move forward. 

That said, there are still a number of observations, questions and comments about the Draft’s content 

for both what’s there, and some subjects we expected to be addressed that aren’t there.  Attached are 

comments and suggested revisions from six of the Alliances Board members for the County and MBI’s 

consideration and response.  While these are transmitted together, they reflect the individual 

perspectives of each member (who are also property owners and residents).  While individual, the 

comments do respond to common issues, inputs and expectations collectively identified through the 

Alliance and other community members throughout this multi-year process.  Those individuals include 

Bob Yarris, Roy Davies, Jamie Deering, Alan Arthur, Neal Svalstad and myself. 

We look forward to continuing this important work with the County and are anxious to receive your 

responses to our comments, and for the opportunity to hopefully refine the Draft Plan’s content and 

proposals. 

Please don’t hesitate to reach out if there are any questions or needed clarifications. 

Sincerely, 

Ed Batchelder (CDOA Board Secretary) 

 

Attachments (6) 

cc: CDOA Board Members 
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“Provide a safe and reliable transportation network that serves all people and respects the environment”

DISTRICT 11 

4050 TAYLOR STREET, MS-240 

SAN DIEGO, CA 92110 

(323) 895-2594 |  FAX (619) 688-4299 TTY 711 
www.dot.ca.gov  

 

 

November 22, 2021 

11-SD- SR 94 

PM 11.837 

Campo Road Corridor Revitalization 

Specific Plan# PDS2021-SPA-21-002 

Mike Madrid 

County of San Diego 

5510 Overland Avenue  

San Diego, CA 92123 

 

Dear Mr. Madrid:   

 

Thank you for including the California Department of Transportation (Caltrans) in the 

environmental review process for the Specific Plan for the Campo Road Corridor 

Revitalization located near State Route 94 (SR-94).  The mission of Caltrans is to provide 

a safe and reliable transportation network that serves all people and respects the 

environment.  The Local Development Review (LDR) Program reviews land use projects 

and plans to ensure consistency with our mission and state planning priorities.   

 

Safety is one of Caltrans’ strategic goals.  Caltrans strives to make the year 2050 

the first year without a single death or serious injury on California’s roads.  We are 

striving for more equitable outcomes for the transportation network’s diverse 

users.  To achieve these ambitious goals, we will pursue meaningful 

collaboration with our partners.  We encourage the implementation of new 

technologies, innovations, and best practices that will enhance the safety on 

the transportation network.  These pursuits are both ambitious and urgent, and 

their accomplishment involves a focused departure from the status quo as we 

continue to institutionalize safety in all our work. 

 

Caltrans is committed to prioritizing projects that are equitable and provide 

meaningful benefits to historically underserved communities, to ultimately improve 

transportation accessibility and quality of life for people in the communities we serve.   

 

We look forward to working with the County of San Diego in areas where the County 

and Caltrans have joint jurisdiction to improve the transportation network and 

connections between various modes of travel, with the goal of improving the 

experience of those who use the transportation system. 
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Mike Madrid 

November 22, 2021 

Page 2 

“Provide a safe and reliable transportation network that serves all people and respects the environment”

Caltrans has the following comments: 

 

Traffic Engineering and Analysis 
 

• The Specific Plan’s area does not intersect Caltrans right-of-way (R/W), 

however the Traffic Study includes Caltrans SR-94 Interchange (Kenwood 

Dr and Sweetwater Springs Blvd).  Please show how Caltrans SR-94 

interchange will be impacted by this plan. 

• Please see attached redline comments in Traffic Study.   

 

Environmental  

 

• An encroachment permit may be required should future work be proposed on 

Caltrans R/W, specifically the west end of the project boundary where Kenwood 

Drive meets the SR-94 ramps. An encroachment permit will require environmental 

clearance, supporting studies and approval.  

• To minimize traffic impacts on Caltrans R/W (SR-94 on and off ramps), Kenwood Dr. 

does not need a road diet and should remain 4 lanes.  

• Should future projects based upon the changes enacted from the Specific Plan 

have elements and/or mitigation measures that affect Caltrans R/W, Caltrans 

would welcome the opportunity to be a Responsible Agency under the California 

Environmental Quality Act (CEQA).    

 

Right-of-Way 

 

• Per Business and Profession Code 8771, perpetuation of survey monuments by a 

licensed land surveyor is required, if they are being destroyed by any construction. 

• Any work performed within Caltrans’ R/W will require discretionary review and 

approval by Caltrans and an encroachment permit will be required for any work 

within the Caltrans’ R/W prior to construction.  
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Mike Madrid 

November 22, 2021 

Page 3 

“Provide a safe and reliable transportation network that serves all people and respects the environment”

Additional information regarding encroachment permits may be obtained by 

contacting the Caltrans Permits Office at (619) 688-6158 or emailing 

D11.Permits@dot.ca.gov or by visiting the website at 

https://dot.ca.gov/programs/traffic-operations/ep. Early coordination with 

Caltrans is strongly advised for all encroachment permits. 

 

 

If you have any questions or concerns, please contact Fahima Mashriqi, LDR 

Coordinator, at (916) 767-4516 or by e-mail sent to fahima.mashriqi@dot.ca.gov 

 

Sincerely, 

 

 

 

SAVANNAH SPEERSTRA  

Acting Branch Chief 

Local Development Review 

 

Attachment: Traffic Study 
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Madrid, Michael

From: William Weitzel <weitzel.william@yahoo.com>
Sent: Saturday, October 9, 2021 1:55 PM
To: Madrid, Michael
Subject: [External] How this to effect me
Attachments: SD letter oct 9 2021.jpg

Follow Up Flag: Follow up
Flag Status: Completed

Dear Sir, 
 
received letter attached. 
 
How this to effect me at 3636 S Granada, 91977 
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Madrid, Michael

From: Long Range Planning, PDS
Sent: Monday, October 11, 2021 8:30 AM
To: Madrid, Michael
Subject: FW: [External] Campo Road Revitalization Plans

Follow Up Flag: Follow up
Flag Status: Completed

Hi Mike, 
 
Please see email below regarding the Campo Road Corridor Revitalization Plan.  
 
Thank you,  
 
Bianca Lorenzana (she/her/hers) 
Land Use/Environmental Planner 
County of San Diego | Planning & Development Services  
5510 Overland Avenue, Suite 310, San Diego, CA 92123 
Phone: 619-510-2146 | Bianca.Lorenzana@sdcounty.ca.gov 
 

 

For local information and daily updates on COVID-19, 
please visit www.coronavirus-sd.com. To receive 
updates via text, send COSD COVID19 to 468-311. 
 

 

 
 

From: Holly Willbanks <hollywillbanks@yahoo.com>  
Sent: Friday, October 08, 2021 1:00 PM 
To: Long Range Planning, PDS <PDS.LongRangePlanning@sdcounty.ca.gov> 
Subject: [External] Campo Road Revitalization Plans 
 
Hello Mike, 
I absolutely love these plans and cannot wait to see the process begin. The roundabouts are so very needed and will add 
so many benefits to that area.  
What phase are we in, when will any of these improvements start? 
 
Thank you, 
 
Holly Willbanks 
Airbnb Host and Ambassador 
IG: @hollyhosts 
Ask me how to become a host! 
www.airbnb.com/r/hollyelizabeth 
619‐252‐9450 
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Madrid, Michael

From: Dianne Osterling <dianne@mosterling.com>
Sent: Wednesday, October 13, 2021 4:04 PM
To: Madrid, Michael
Subject: [External] Casa De Oro Revitalization Plan.Comments

Follow Up Flag: Follow up
Flag Status: Flagged

Michael Madrid, 
  
I’m a neighbor of Casa de Oro and friend of Lisa Stewart who’s long been involved in the Casa de Oro Alliance. She’s 
encouraged Casa De Oro connections to take part in the planning process for Casa De Oro Revitalization. I just reviewed 
the plan. I think much of it sounds great. Here are a few topics I’d like to share comments on: 
  
AFFORDABLE HOUSING 
I hope emphasis is placed on residential development focused on inclusionary type housing – Very Low, Low, Low 
Moderate and Moderate for Leased Housing (Long Term Committed‐ 55 years), and hopefully for Moderate to Above 
Moderate Affordable homeownership opportunities. There is such a shortage of this type of housing, and this seems a 
great opportunity to provide that type of housing. No need for granite counters, wood floors, clean, safe, affordable is 
what’s needed, not fancy. I recognize for a community to thrive not all housing can be Very Low, Low, which is why I 
hope there is consideration given to encouraging development of affordable homeowner properties for Moderate to 
Above Moderate Affordable Income levels as well. I hope development of all affordable housing restricts them from 
being used as short‐term rental properties which don’t resolve our housing shortage and increase the cost of housing. 
It would be great to require home buyers to live in their home for a lengthy period, prior to them being able to resell 
qualified “affordable homes”. Investors who live short term and flip properties add to the rapid rise in cost of housing. 
Hopefully, there can be some on‐site private outside space, balcony, patio, small yards available for these residences. 
  
SAFE BIKEABILITY / WALKABILITY 
For the most part, the plans appear great. Love the committed bike lanes heading East & West. They provide an 
enhanced safety feature especially for youth transportation who could more safely ride bikes and walk to Spring Valley 
Academy, Santa Sophia (including Scout meetings), Monte Vista High School, AYSO, Little League, the Library, Young 
Actors Theatre, after school jobs, other after school activities. This new safety feature may open new opportunities for 
families whose transportation schedules make participating in extracurricular activities difficult.  
  
However, on page 2‐26, figure 2‐31 shows a 5’ bike lane North bound, but with no sidewalk and only a Sharrow on the 
South bound lane at the busiest intersection all the way to Conrad, the street Spring Valley Academy is located on. In the 
interest of enhanced safety, especially for youth bike riders, I encourage consideration of prioritizing a separate bike 
lane or sidewalk at least as shown in the rest of the plan. Starting this at the gateway would really introduce the 
celebration of Casa De Oro as a walkable/bikeable community and encourage safe connection with communities to 
the South. Perhaps consideration of an overhead sign such as Kensington has could replace ground use for vertical art 
and landscaping. Use of the ground space for safe non‐motor access seems more in line with the mobility message and 
as a connection to Casa De Oro‐ a bikeable/walkable neighborhood. 
  
RAISED/ROLLED MEDIANS 
It seems the needs of fire and ambulance access must take priority. I do hope the bike lanes can be as protected as 
possible. 
  
COMMUNITY PLAZA 
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On 2‐49 the plan states, “A potential community plaza that is publicly accessible will need coordination with the 
property owner to create a central gathering space for both casual and more formal community events.” Ideally the 
revitalization plan seeks opportunity to provide some green space for gathering. The plan doesn’t show much walkable 
accessible green space in Casa De Oro. With added residential density the desire for access to such could lead to people 
driving for access to park like amenities – green space. 
  
CONNECTIVITY WITH SPRING VALLEY ACADEMY & SHARING RESOURCES 
Explore combining programs/resources with Spring Valley Academy. The Spring Valley Academy was accessible 
through a parking lot on Campo Road for years. Many AYSO and Little League families used that parking lot, that 
entrance, and sometimes ate in restaurants at the parking lot complex. Some ideas include: shared library (like Lemon 
Grove & Downtown San Diego), shared tennis courts/pickle ball courts‐ as Helix Tennis is replaced, community pool, 
auditorium, health center, community school volunteer programs? I grew up in a planned community where our school 
shared the same grass fields as the park; we street‐safe walks/bike rides available from home to school to park, to 
stores, etc.. Casa De Oro has the topography to create that option and involve the middle school as an integral part of 
the community. 
  
Such a plan is complex, but Casa De Oro really is a great location for plans such as these. This could bring new life to the 
community in a way that helps it grow, but hopefully keeps it affordable for so many who aren’t able to pay luxury 
apartment rents or home purchases of $500,000+. 
  
Sincerely, 
  
Dianne Osterling 
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Madrid, Michael

From: Bayley Bachiero <bayley@harwoodre.com>
Sent: Thursday, October 14, 2021 11:02 AM
To: Madrid, Michael
Subject: [External] Our Conversation About The Campo Road Corridor Revitalization Specific Plan

Follow Up Flag: Follow up
Flag Status: Flagged

Mike Madrid, 
                                  
I am just confirming that my understanding of the information that you told me via phone conversation on Monday 
10/11/21 is correct. 

1. Road in front of the below addresses is not being widened. 
2. 9545 and 9577 Campo Road are not being rezoned at this time. 
3. At this point in time, the owners of 9545 and 9577 Campo Road do not have anything to worry about 

regarding (Campo Road Corridor Revitalization Specific Plan) 
 
Sincerely, 
 
 
Bayley Bachiero 
The Harwood Group 
6027 Paseo Delicias, Suite E 
Rancho Santa Fe, CA 92067 
Cell (760) 274-3757 
DRE #02138243 
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Madrid, Michael

From: James Lewis <jccalif909@yahoo.com>
Sent: Thursday, October 14, 2021 6:19 AM
To: Madrid, Michael
Subject: Re: [External] Notice of Proposed.......whatever
Attachments: Spring_Valley_plan.txt

Hello Michael, 
 
Will there be any more public meetings regarding this project?  When will this be on the agenda at a 
County Board of Supervisors meeting?  Please keep me informed. 
 
Below are my comments regarding this proposal.  I have also attached a document with the same 
comments, in case it's easier to add them to your project files that way. 
-------------------------------------------------------------------------------------------------------------------------------------- 
 
First, Spring Valley, in its current state, is a suburban area that works extremely well.  Yes, the 
downtown area (the Campo Road corridor being discussed in this plan) could use a little sprucing up, 
but it is very functional to the residents of the area.   
 
For example: In a typical situation, someone is returning to their home in Spring Valley from the west 
on CA-94, whether on their daily commute, or from some other activity in San Diego or another 
suburb.  It is easy to exit CA-94 on Kenwood drive on the way home and stop off for a myriad of 
reasons: to buy groceries, gas, pick up a prescription, grab a donut or a cup of coffee, or get 
restuarant food.  It doesn't get more efficient than that, as one doesn't need to make a special trip out 
for one of those errands.  And yet I am reading a planning proposal that would making doing this 
MORE DIFFICULT for no apparent reason.  Closing traffic lanes to make bike lanes, adding a 
concrete median divider, and putting in roundabouts in place of stop lights will do nothing but cause 
congestion that will induce people to go elsewhere.  This plan will not improve the commercial disrict 
of downtown Spring Valley, but bring about the death of it. 
 
Let me discuss the issue of bike lanes: 
 
All of the residential areas surrounding downtown Spring Valley are significantly uphill.  There are 
very few bicyclists capable of pedaling up those hills. I don't anticipate ever seeing a lot of bicycle 
traffic in downtown Spring Valley.  
 
Further, the roads leading from downtown Spring Valley are all two-lane blacktop,  almost always with 
no shoulder.  In the cases where there is some shoulder, invariably there are cars parked there, 
forcing bicycles into the traffic lanes to go around the parked cars.  Blind curves and hills drivers can't 
see over are everywhere.  Even cars travelling at the speed limit (which is certainly not all of them) 
will collide with a slow-moving bicyclist -- and let me redundantly point out that they will often be 
forced to be slow-moving because they are going uphill.  Thus, anyone bicycling along these roads is 
seriously putting their life at risk.  To take measures to induce people to bicycle in Spring Valley is 
tantamount to creating a public policy of perpetrating fatalities and serious injuries.   
 
Also, please note the Workshop Poll Results from the Virtual Guiding Principles Workshop, October 
15, 2020, shows "Bike Facilities" as the item that residents were LEAST interested, with only 4 
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respondents being in favor of it. It would seem that if you actually listen to the people of Spring Valley, 
you should scrap the bike lanes idea. 
 
Regarding roundabouts:  They take up a huge amount of space that is simply not available in the 
area without taking out parking or some of the retail space that we want to encourage.  At the eastern 
end of Campo Road, there is an odd 5-way intersection, but traffic still seems to flow okay there, and 
to put in a roundabout would require removing several local businesses to get the land needed. 
 
From what I've read, roundabouts don't work well in high-traffic areas unless you create a large multi-
lane one. Americans don't take well to them, and don't really know how to proceed through them, so 
there will be accidents because of merging vehicles not yielding.  And the pedestrians you want to 
encourage will want to cut through them and will end up being run over by frustrated drivers.   
 
Regarding the proposed concrete medians along Campo Road:  To add them by taking out a 
dedicated left-turn lane is folly. That dedicated lane is needed to keep left-turning vehicles from 
bottling up traffic behind them.  It doesn't work to inhibit the ability of motorists to turn left to get to the 
shopping they are headed for.  Again, congestion will increase, and people will become frustrated 
with going to downtown Spring Valley and will start to avoid it. 
 
You can show all the pretty pictures you want of urban areas that look nicer by doing the things you 
propose, but Spring Valley is NOT those neighborhoods.  It is distinctly different because it is a valley, 
in this case a small area of flat land amidst steep hills covered by low-density residential 
neighborhoods, with a freeway restricting access from one side. I strongly believe a survey will show 
that Spring Valley residents like their neighborhoods as they are, and also want their local shopping 
to continue to be as convenient as it currently is.       
 
James Lewis 
Barbara Lytle 
Homeowner and residents: 
10339 Madrid Way 
Spring Valley, CA  91977 
 
 
On Monday, October 11, 2021, 02:54:57 PM PDT, Madrid, Michael <michael.madrid@sdcounty.ca.gov> wrote:  
 
 

Hello James, 

  

Thank you for reaching out. I’ve put the link below to reach the project page, which has links to all of the documents that 
are currently our for public review: 

  

Casa de Oro Revitalization Plan (sandiegocounty.gov) 

  

If you’d like to speak further on the contents of the plan or if you have any questions regarding this project, please feel 
free to reach out directly either by email or phone. 
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Madrid, Michael

From: Brian Mangan <brian@brianmangan.com>
Sent: Wednesday, October 27, 2021 2:53 PM
To: Madrid, Michael
Subject: [External] Campo Rd. Corridor feedback

 
I love the design, ideas, and goals. Please consider with the final implementation: 
 
the parking spaces should be able to be re‐striped for both head‐in and reverse‐in w/out new or removing hard 
scape.  Just in case the planned method backfires.  
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Madrid, Michael

From: Long Range Planning, PDS
Sent: Thursday, October 28, 2021 4:10 PM
To: Madrid, Michael
Subject: FW: [External] Casa de Oro Revitalization Plan

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mike,  
 
Please see below for some comments regarding Casa de Oro. 
 
Thank you! 
 
Best regards,  
 
Camila Easland  
Pronouns: she/her/hers 
Land Use / Environmental Planner, Advance Planning 
Planning & Development Services 
5510 Overland Ave., Suite 310, San Diego, CA, 92123 
camila.easland@sdcounty.ca.gov 
(619) 323‐7362 
 

 

For local information and daily updates on COVID-19, 
please visit www.coronavirus-sd.com. To receive 
updates via text, send COSD COVID19 to 468-311. 
 

 

 
 
 
 

From: Krystle <owlatmoon@gmail.com>  
Sent: Thursday, October 28, 2021 3:01 PM 
To: Long Range Planning, PDS <PDS.LongRangePlanning@sdcounty.ca.gov> 
Subject: [External] Casa de Oro Revitalization Plan 
 
Hello, 
I have comments towards the Casa de Oro plan. 
 
I am very concerned for the trees that border the north side of Campo rd. 
Running from Conrad drive to Cordoba Ave. These are special trees to the residents of this area.  We find comfort in this 
area because of these trees. Preserving the trees is important to our community and our environment. 
 
Also, the second comment I would like to make. Adding additional residential buildings will only add to the increasing 
traffic . There are enough apartment buildings in the area already. There are a lot of residential plots being built  1‐2 
miles down the road today , and we need these businesses to stay on Campo rd. 
 
I am in this area every day, and I rarely see bicycle riders. 
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Madrid, Michael

From: Bill Hoffman <bill@billhoffman.com>
Sent: Friday, October 29, 2021 4:53 PM
To: Madrid, Michael
Subject: [External] Hoffman Example Specific Plan Implementation Action & Financial Plan
Attachments: Specific Plan ImplementationAction&FinancialPlan.pdf

Hello Michael, 

Good talking with you earlier today. 

Attached is a rough of the missing page I suggested be added to the Specific Plan ‐‐  in order to tie the elements together 
with events, costs, funding, and responsibilities.  

Known dollars would be inserted, or blank cells for not known. 

This is needed as an essential, living and breathing working document, in typical management format, and what all 
projects need in order to progress and succeed through completion. 

Michael Baker can pretty it up.  

Let me know if you have any questions. 

‐‐  

Bill Hoffman 
BS, MBA, LLB, CBA, GRI 
CA DRE Lic # 01861208 
CA CLB Lic # 933045 
760‐489‐2602 (cell/txt) 
www.BillHoffman.com 
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Madrid, Michael

From: burkettfamily burkettfamily <burkettfamily@cox.net>
Sent: Monday, November 8, 2021 12:34 PM
To: Madrid, Michael
Subject: [External] Campo Rd Downtown CDO

Michael 

What are some of the plans for Casa de Oro.  I see some earth movement  where the OX Bow Inn use to set. It would be 
nice 

to get a nice restaurant/dinning room.  I have lived in the area since 1985.  I also worked as a deputy sheriff for 32 years. 
Early 

on in my career, CDO was my beat.  I just want to see what is on the horizon. 

Rusty Burkett  (619) 916‐6008 
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Madrid, Michael

From: Jernay Tremble <jernaytremble@yahoo.com>
Sent: Monday, November 8, 2021 7:48 PM
To: Madrid, Michael
Subject: [External] Casa de Oro Corridor Project

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Michael,  
 
I attended the webinar tonight. I love many of the proposed ideas. It seems well thought out, and the plan includes 
much needed aesthetic improvements.  
 
As I stated in the Q&A my concerns are with the single lanes, and the slowing/stopping of the current flow of traffic. I 
appreciated Dan’s live response, however  I use Campo Rd just about everyday and traffic gets heavy with 2 lanes now. 
Even with the “slow and steady“ concept using the roundabouts it just doesn‘t seem realistic that the time to go through 
the corridor will be comparable.  
 
Traffic is getting heavier every year. We have two large housing developments that just went in at the end of 
Sweetwater Springs and there will be even more traffic with additional residential units above the commercial buildings.  
I would like to see if we can reduce the local residents need to bypass Sweetwater Springs and use Campo Rd to access 
the 94. Currently, my husband and I and other neighbors have to use Campo Rd to get to the 94 West because the traffic 
on Sweetwater Springs Blvd gets so dangerous‐especially during peak times. Would it be possible to add a street light to 
allow residents to cross over onto Sweetwater Springs safely so we don’t have to use the Campo Rd corridor to get onto 
the 94? Specifically at the intersection of Sweetwater Springs Blvd (SSB) and Cristobal Drive? There have been many 
accidents and we had a local student death because of cars speeding and there is a blind spot due to the topography. 
Many drivers on SSB don’t “see” cross traffic until it’s too late. Residents have asked for a stop light in the past but we 
were told there wasn’t a need for it, but the study of car flow was done decades ago.  
Is this something that can be addressed as this Casa de Oro project moves forward?  
 
Thanks, 
Jernay Tremble 
619‐504‐6272 
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Sent from my iPhone 
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Madrid, Michael

From: Julie Westburg <juliewestburg@gmail.com>
Sent: Monday, November 8, 2021 2:53 PM
To: Madrid, Michael
Cc: Glenn Westburg
Subject: [External] Campo Road Cooridor Project

Follow Up Flag: Follow up
Flag Status: Completed

Hello Michael, 
 
My husband Glenn and I recently became aware of this project and we are so hopeful and excited! The day before the 
letter arrived at our home, we were driving through the specified area and I remarked, "Wouldn't it be amazing if a 
wealthy investor had a heart for this street and did a complete overhaul?"   
 
We moved into 10116 Toledo Road, 6 summers ago. We have invested multiple thousands of dollars to improve the 
curb appeal of our home (and the backyard as well). I work full‐time in Point Loma/Sunset Cliffs and did my best to 
replicate some of the beautiful beachy flair that I see daily in that community. We have enjoyed the positive impact that 
it has had on our street and have heard many encouraging remarks as people walk by. We are trying to do our part to 
increase the value, reputation and safety of the neighborhood. 
 
In regard to the Campo Road Corridor Project, it would be a dream come true to be able to walk up Campo Road for a 
quick grocery trip, coffee meeting, evening out for dinner, or to purchase a loaf of bread from Gibaldi's and feel safe 
while doing it. Our first grandson was just born and though I have walked quickly with my husband to do a couple of 
these things, I would never do that alone; day or night (certainly), and I wouldn't walk my new grandson along the road, 
unfortunately. All the notated improvements look great; i.e. ridding of high‐risk businesses, landscaping improvements 
and beautification, developing ease‐of‐use throughout the shopping complexes, etc. I personally have stopped 
frequenting certain spots due to consistent panhandling. 
 
Thank you for your work on this project. If there is an informational email that is sent with updates on this project, I 
would love to be added to it. 
 
Julie Westburg (& Glenn) 
10116 Toledo Road 
Spring Valley 91977 
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Madrid, Michael

From: Howard MacKay <hmackay711@hotmail.com>
Sent: Tuesday, November 9, 2021 10:44 AM
To: Madrid, Michael
Subject: [External] Campo Road Corridor Revitalization.

Follow Up Flag: Follow up
Flag Status: Flagged

Fantastic much needed project. We built our home on Cortez Way in 1974 and since then we have seen the area go 
down. this could bring it back too the great area it was. Could not attend the meeting but would like to request a 
certificate. Howard and Elizabeth MacKay 4046 Cortez Way Spring Valley 91977. hmackay711@hotmail.com. Thank you! 
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Madrid, Michael

From: Lora Brown <lbrown458@yahoo.com>
Sent: Wednesday, November 10, 2021 5:51 PM
To: Madrid, Michael
Subject: [External] Casa de Oro 

Follow Up Flag: Follow up
Flag Status: Flagged

Dear Mr. Madrid, 
I have lived in Casa de Oro my entire life, this plan doesn’t make sense. Roundabouts are not necessary and will only 
create congestion over a small area.   There is nothing wrong with the traffic pattern as is. 
This entire project is a waste of money given the demographics of the neighborhood.  
It’s nice that you want to upgrade it, but it’s not practical.    The money/funds can be better spent paving streets, 
upgrading schools and public services.  
 
Sent from Mail for Windows 
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Madrid, Michael

From: Mike Morneau <mikemorn@yahoo.com>
Sent: Wednesday, November 10, 2021 9:20 AM
To: Madrid, Michael
Subject: [External] Casa De Oro Improvement

Follow Up Flag: Follow up
Flag Status: Flagged

Since touristing in Barcelona, Spain was enamored with the La Rambla area and envisioned establishing some of its 
characteristics within Casa De Oro: limited vehicular traffic to two bidirectional streets, a wide promenade area between 
the streets facilitating colorful outdoor eating areas served by adjacent restaurants across the streets, strolling musicians 
and other types of performers, and venders catering to tourists. The architecture of the buildings looks to be the Spanish 
version of the Victorian era, but Casa De Oro’s would of course project its Mexican/Spanish heritage. Can be seen on 
YouTube if you aren’t familiar with this wonderful area of Spain. What an attraction and gold mine for San Diego.  
 
Sent from my iPhone 
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Madrid, Michael

From: Maria Mauck <mariamauck@yahoo.com>
Sent: Friday, November 12, 2021 2:15 PM
To: Madrid, Michael
Subject: [External] Campo road project

Follow Up Flag: Follow up
Flag Status: Completed

I think the Campo road Project is very interesting and a useful possibility. 
I would like to be kept informed. 
M.C.mauck 
 
mariamauck@yahoo,com 
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Alan Arthur’s Comments regarding the specific Plan. 
  
I believe that the Plan falls short in several places. 
  

1. EIR. There’s never been an EIR report completed in this SR94 Corridor. The County and the 
State abandoned the people of this community after SR94 was opened. This should have 
been designated a Historical route and a Business Route. Such as portions of El Cajon Blvd 
are for Interstate 8. With the infrastructure that needs to be repaired, upgraded, and 
improved we are staring down the barrel of environmental Law suits at best. Developers are 
not going to be running to develop this area with out an EIR for the entire Corridor. As we all 
know EIRs are very expensive. A Negative Declaration may work. I believe it is imperative for 
a complete EIR for this area.   

2. They suggest that a BID AND a Mello Roo’s District be established. Most Mello Roo Districts 
that I know about are participated by hundreds of property owners if not Thousands. We 
have 140 properties in the corridor which are owned by about 120 owners Great for a BID. 
The areas between Campo Rd and SR94 Zoned Village Residential on the lower side of 
density. The Properties North of Campo Rd are also very underutilized. By Including these 
properties in the FD we would have a far greater opportunity to raise funds. 

3. The Bike Route is supposed to encourage bicycling… I do not want to dodge cars between 
parking spaces and the Motorway. Another reason why Delores, Kenora, and San Juan need 
to be an instrumental part of this plan. 

4. The Flood Control channel goes through the heart of this Area. As we have discussed it does 
not properly accommodate the amount of water that Flows through this area, when it does. 

5. Parking on Campo Rd is a must but not as back in parking spaces. No Community that I know 
of encourages this type of parking successfully. 

  
These Infrastructure issues must be addressed in order in to encourage current owners and new 
developers to participate in the revitalization of this Corridor. 
  
A grant for redevelopment fee’s makes sense it would help incentivize the purchase of this run down 
business Community. 
  
Regards 
  
Allan 
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Public Review Draft - Casa de Oro Revitalization Specific Plan (CDORSP) 

Comments from Ed Batchelder (Member- Casa de Oro Alliance; Owner- 10258 Toledo Rd., Spring Valley, 

91977) 

Overall, this is a comprehensive document that provides a bold new vision for the Casa de Oro 

commercial corridor.  The need for such detail attention and revitalization has been some time in 

coming and is certainly needed and welcome.  Given the variety of players necessary for successful 

implementation, and the varying levels of understanding among them, the following comments contain 

revisions and suggestions about plan content, clarity, consistency of message and expectations. 

Many of the plan’s recommendations are consistent with the years of input provided by the Casa de Oro 

Alliance (CDOA) and other community sources, and those are applauded.  As with any project of this 

scope and magnitude, there are some topics expected to be seen but were not included, and others 

where some important proposals are suspect given the relatively small area of the CDORSP, and the 

apparent reliance on the private sector to deliver many of the Plan’s most important public features, 

along with tax-based financing mechanisms on private property.   

While the prospect of an activated core with spaces and amenities for community use are exciting, a 

sense of concern remains that the cumulative “weight” of these exaction and financing burdens may 

prove to be too much for development proformas to shoulder.  Under the County General Plan ADT 

limits utilized for the development Scenarios (Table 2-2), there appears to be a relatively small amount 

of net, incremental development that could be eligible for new CFDs and fees.  In several Scenarios the 

ability to provide additional residential development is at the expense of reducing the amount of 

commercial development that exists today.  Three Scenarios account for no additional square footage in 

restaurant type commercial, although that is a land use the community desires to see expanded and is 

reflected in many images in the Plan.  In Scenarios where the restaurant category is expanded, only 

limited net new residential development can occur, and existing retail is contracted.  If not already done, 

there should be an initial, rough assessment of how much public finance burden can reasonably be 

supported by the actual net new development allowed under each Scenario. 

CHAPTER 1 -INTRODUCTION 

1. Figure 1-1; The CDORSP Area should include the pending public library and recreation facilities 

site west of Kenwood Dr. (re the LMSVSD ownership).  The Plan notes this as a future key site in 

providing needed services to the CDO community. 

 

2. Figure 1-1;  Why was the area south of Kenora Dr./Delores St. down to Hwy94 not included in 

the CDORSP?   Even though the County may not be able to apply changes in zoning yield (due to 

the County GP ADT limit), inclusion in the CDORSP would have allowed the application of the 

new design principles and guidelines to infill and redevelopment activity on the properties 

which are visually and physically part of CDO’s core area.  A zoning district could have been 

established consistent with current County zoning development yield allowances. 

  

3. (continuing) At minimum, why not the properties fronting the south side of both of Kenora and 

Delores?  As major players in the new plan vision, consistent improvement and design 

treatment along both sides of these roadways is important.  As mentioned further in later 
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comments, treatment of Kenora Dr. west of Bonita St. is not even addressed in the Plan 

although several proposed streets are connected to it, nor is the reworking of San Juan St. Both 

of these streets should be fully encompassed by the plan.   

 

4. Consider adding to the eastern Gateway District the two properties just south of the 7-11 store 

in order to create a more meaningful gateway area.  Similarly consider additional commercial 

properties to the east across Campo Rd. 

 

5. Section 1.5 Chapter 2 discussion; notes that public realm improvements will occur over time as 

funding becomes available, hence the later discussion on Phasing of the Campo Rd. 

improvements.  That Transition Plan should include a breakdown of funding by each Phase.  

Table 4-3 lists the overall costs (exceeding $12 million), but nowhere are the incremental costs 

by Phase identified.  These are necessary to guide early efforts to seek incremental funding from 

various sources. 

 

6. Section 1.5, Chapter 3 discussion; please list out the component Plan parts so is easier for the 

reader to see. 

 

7. Section 1.6; community questions have arisen over how the project review and compliance 

process will be changed or enhanced under the new Plan, particularly with regard to Design 

Review.  Perhaps this section could explain more about how review and permitting procedures 

would generally work, and make reference to later Section 3.1.3 and others where particular 

permit processes are addressed.  By-and-large it appears that County review processes remain 

unchanged, is that correct? 

 

8. Section 1.7, first bullet; please bold additional text through the words “…in the area..” to be 

consistent with other bulleted items. 

 

9. Section 1.8; while bike travel may have been mentioned as a mode of travel, it’s been said since 

the beginning that the community has not seen and did not see substantial use of bike travel 

within the Campo Rd. corridor.  Much of this is attributable to the surrounding hilly terrain.  

Unfortunately, a significant amount of the footprint of the new proposed Campo Rd. is 

consumed by dedicated bike infrastructure. 

 

Also not certain that “boutique” shops was one of the noted commercial focuses.  Later Plan 

text speaks about expansion of personal service type commercial and personal experience retail. 

 

10. Figure 1-4; 

a. Please label Kenora west of Bonita St. 

b. Seems the gold tone should be over the entirety of the SP Area since the noted 

outcomes take place in all areas within the SP. 

c. More community facilities than those shown are needed.  What about the future library 

and recreation site west of Kenwood Dr.  Appears the Young Actors Theatre site is 

shown in green, but nothing else? 
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d. While Estrella Park is outside the SP Area, shouldn’t it be shown and discussed as a 

“community facility”?  The Plan later notes the need for access to be established from 

the Campo Rd. corridor to Estrella Park via the Santa Sophia property.  Estrella Park is an 

underdeveloped and underutilized resource, and the only park space serving our 

community. 

e. Please consider adding some other type of Community Facility in the Plan that is not on 

private land and therefore not assured. 

f. Is the extension of Delores St. west of Bonita St. really feasible or practical?  The shown 

alignment would go straight through several of CDO’s largest and most successful 

retailers existing buildings (Albertsons, Dollar Tree, Big 5 and the Grocery Outlet).  Why 

all of that disruption and expense over simply addressing and improving existing Kenora 

Dr. west of west of Bonita St?  It was surprising not to see Kenora’s improvement 

addressed AT ALL by the SP.  That is one of the worst frontages in CDO today between 

our commercial area and our largest cluster of multi-family housing. 

Improving north-south connections to both Kenora and San Juan makes sense to better 

connect these parcels internally (mid-block), and to these two, bordering east-west 

streets that are underutilized today. 

Consuming some of the largest most viable commercial land parcels for a redundant 

east-west roadway does not make sense and places additional technical and financial 

pressures on the already limited amount of redevelopable land within the SP Area. 

Perhaps only one of the three proposed north-south new streets is needed, and the 

others could function more as paseos in some coordination with a better-connected 

internal drive system between parcels? 

CHAPTER 2 – DEVELOPMENT AND MOBILITY PLAN 

11. Section 2.2, pg. 2-2 Changing Retail Trends; 

a. Not sure that CDO’s commercial complement is that influenced by global or national 

trends reducing the need for commercial establishments and storefronts via on-line 

retail competition.  This is a community serving commercial corridor where residents 

desire an expansion of decent restaurants, entertainment and personal services, along 

with some regular community functions and events held in the corridor. 

b. Not sure “experience retail” is valid either.  This section seems as if written more to 

justify the land use scenarios’ need to reduce retail square footage in favor of creating 

the capacity to build residential, due to the County’s decision to live within the current 

General Plan’s ADT limits. 

c. Would suggest watching the assumptions about an overall reduction of commercial 

square footage in CDO, vs. simply repurposing to other types of desired commercial use 

that lean toward the stated shift to personal services and in-person visitation type uses. 

d. If reductions occur, how would a net replacement increment be handled in terms of the 

ability to charge fees or assessments to fund infrastructure generated by the 

replacement residential uses?  What about when one type of commercial is reduced for 

another?  The Plan needs to identify how much actual net new development in CDO will 

be legally eligible for development exaction, or the payment of development impact and 

other fees. 
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Please revise the section to better describe the commercial changes needed and desired for the 

Campo Rd. corridor, and how this can affect net development capacity and land use make up.  

As it stands, new residential is stated as an important catalyst and economic engine to make 

commercial viable, yet commercial must be reduced to generate desired residential given the 

General Plan ADT limit behind the land use Scenarios. 

 

12. Section 2.2, Main Street Experience;  Couldn’t agree more with the statement that the 

transformation of Campo Rd. to a “main st.” is critical to attracting the private investment 

needed to ever see this Plan implemented.  Agree also that changing the look and function of 

the corridor is needed to encourage pedestrian traffic and vibrancy, and make building sites 

more desirable by creating an attractive public realm and frontage for private investment to add 

to. 

There is however a disconnect between this key implementation fact and the tenor and 

prioritized proposals in Chapter 4 – Implementation.  There the emphasis is on the 

establishment of tax-based financing mechanisms on private property, including a BID that is 

envisioned to take up the cause of property owner coordination toward funding improvements.  

Most of the reference to Campo Road’s improvement notes the roles of development exaction, 

development incentives, a BID, CFD’s, and a local non-profit’s participation in seeking grant 

funding.  Given the above noted issues with net development capacity swapping, it seems 

unrealistic to assume that private development can fund its own needs, plus the new internal 

roadways, plus the community facilities, as well as Campo Rd improvements. 

Today’s planned and allowed dysfunctional land subdivision patterns, development 

configurations, and driveway accesses along Campo Rd. are directly attributable to a lack of 

County attentions and investment over many decades.  It’s due time that the County step 

forward to help correct the problems it effectively created.  Chapter 4 should be refocused to 

better align with the notions in Section 2.2 that the County should lead the effort with a major 

public project investment, and at minimum the first Phases of the crucial Campo Rd. 

reconfiguration.  Meaningful new private development investment will not be enticed to 

happen in CDO if it is saddled with excessive public infrastructure costs. 

 

13. Section 2.2, pg. 2-1;  please confirm if there was more than just a windshield survey to 

determine vacant and underutilized commercial in CDO.  What other Commercial Lands 

Analyses were done?  This is important information regarding future demands and funding, and 

to the commercial reduction scenarios presented to support residential development.  

Depending upon when conducted, is it possible the windshield surveys could have been 

influenced by pandemic abnormalities? 

 

14. Section 2.3.1, How?; remove the word “will” in first paragraph. 

 

15. Figure 2.3; consider expanding the western Gateway area to include parcels to the west 

including the new library and recreation site west of Kenwood Dr.  As it stands, the western 

Gateway does not include enough land to be effective. 

2 - 252

2 - 0123456789



 

16. Figure 2.4;  Alley access continues to divide block depth for the entire area both north and south 

of Campo Rd., thereby reducing a key redevelopment opportunity to reconfigure the block 

between Campo Rd and San Juan St., and Campo and Delores.   There was much discussion and 

input about the constraints to any successful and meaningful redevelopment in this area 

created by the current shallow parcel depths.  Unfortunately, no illustration depicts the idea of 

redeveloping the entire block depth in any of this area. Please add a scenario illustration to one 

or more of the blocks on both the north and south sides that shows full block redevelopment 

configurations. The use of development incentives and bonuses to encourage full block 

redevelopment was also heavily discussed.   Where does the Plan address this, and are the 

proposed FAR and additional story bonuses applicable in this area for that purpose? 

 

17. Parcels on the south side of Campo Rd. in this area are also impacted by the presence of the 

open County-owned drainage channel parcel that runs the entire length, and divides the block 

to Delores St.  It has been asked many times for the County to address this impediment to 

redevelopment, however, the Plan makes no mention of it.  The County drainage channel issue 

must be discussed somewhere in the Plan, along with proposals in Chapter 3 to address 

overcoming this real impediment, and in Chapter 4 as to how the County plans to implement a 

remedy for this troubling piece of infrastructure. 

 

18. Figure 2-5; Question the viability of the proposed amount of new street grid being proposed.  

Block patterns in areas to the east have created the existence of small, constrained parcels as 

noted above.  Carrying this block division across some of our larger and best parcel 

redevelopment opportunities seems counter-intuitive.  Our largest intact land parcels get cut 

into smaller pieces with lots of net developable commercial land converted to costly streets? 

Developers have less land to develop while development costs increase to build this internal 

street grid?  Sounds like a recipe for financial infeasibility. 

 

Extending Delores St. through these large parcels and existing major buildings makes no sense 

when the improvement of existing east-west Kenora is not even mentioned or addressed in the 

Plan.  Huge oversight.  Why lose valuable developable commercial land to an un-needed street 

that increases private development costs? 

 

Same can be said for the suggested 3 new north-south internal streets.  Are all 3 really needed 

for north-south connecting vehicular traffic between Kenora and Campo?  Factually, all those 3 

new streets dump into Kenora Dr. that the Plan does not even address.  How can the Plan bring 

those vehicular and ped patterns to Kenora without any consideration or provision for redesign 

over the current substandard conditions on Kenora?  Please consider one or more are simply 

enhanced internal circulation drives along with some additional Paseo treatments. 

 

Please label all the Street names including Bonita and Kenora. 

 

19. Figure 2-6; If possible, please further label where and what projects the images in San Diego and 

San Marcos came from. 
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20. Figure 2-8; The west end Gateway area needs to be expanded and re-evaluated.  The exiting 

parcels included at the SEC of Campo and Kenwood are significantly constrained, and the 

depicted future building configurations and scales are unrealistic given major County drainage 

infrastructure, along with lots of SDG&E infrastructure.  Absent these there’s not much effect of 

a Gateway.  The parcel at the NWC of Campo and Conrad simply depicts a reverse relocation   

for the existing building which will not occur. 

 

Strongly suggest that the County include Gateway proposals that would acquire the existing 

State Farm building/property, and demolish that building in favor of a public plaza space and 

enhanced landscaping.  That would make a befitting Gateway statement. 

 

21. Section 2.3.2; Consider moving up a copy of Table 2-2, or at minimum noting that Table 2-2 is on 

pg, 2-53.  It’s hard to read about plan numbers in the text but not be able to easily refer to the 

supporting data which comes 44 pages later.  Please note in the text that there are 66 existing 

units in the Plan Area. 

 

Under the “How” Section, please expand this discussion to make note that under several 

Scenarios, the ability to add these housing choices comes at the expense of commercial land use 

reduction.  This is an important relationship for readers to understand. 

 

Section should also note the basis for the ability of the plan to increase from approximately 600 

to 1,450 units is via a reduction in retail commercial (re either 15% or 23%).  

 

Somewhere in this and/or adjoining Sections it should at least be mentioned that the Plan’s land 

use proposals are “ADT” based following from the land use vision/assumptions in an 11-year-old 

County General Plan whose overall land use vision for CDO changed little.  In fact, review of the 

final reports associated with County consideration of the General Plan Update, largely 

overlooked Casa de Oro and state that the status-quo is essentially fine.  That couldn’t have 

been further from reality.  Essentially the land use allowances in the Plan are “capped” by the 

old GP assumptions, regardless of validity or appropriateness.  What is the reason the County 

could not, or did not consider land use Scenarios that varied from the prior General Plan land 

use/ADT assumptions? 

 

It comes across as a bit ironic that a Draft Specific Plan based on creating a liveable, walkable 

and bikable place, has its land use Scenarios driven by average daily auto trip caps from a 

General Plan that certainly did not take any form of deeper vision dive on Casa de Oro. 

 

22. Section 2.3.4;  

a. Why? Paragraph; Please remove the last sentence regarding infill.  While generally true, 

this is not the case for the CDORSP. 

b. Under How?, Please show or describe an example of how the incremental infill could 

occur on a sample parcel or two in CDO.  This is a more likely scenario in the nearer term 

for owners.  The current discussion focuses mostly on the reuse of parking areas, 
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however, under the Scenarios existing, underutilized commercial parking capacity is 

essentially “transferred” to cover new residential demands.  There’s more to it than just 

simply reducing the minimum parking standards so that land can be repurposed. 

 

23. Section 2.3.5, Why?;  The statement that the listed “auto-centric” uses will be replaced over 

time will generate much controversy.  While one could understand looking to phase out open 

uses of land like used car sales lots, many of the other uses listed (gas stations, auto parts, car 

wash, and drive-thrus) have successfully been in the corridor for many years and provide 

convenience to the community.  The subject of Complimentary Tenant Mix involves much more 

than just auto type uses. Please replace this with a more comprehensive and balanced 

discussion.  The Use Regulations in Table 3-2 appear to permit most uses outright. 

Perhaps this is the Section where the important issue on overconcentration of adult-related 

uses can be discussed and addressed, as this topic is currently missing from the Plan. 

 

24. Figure 2-16; shows mostly restaurant type uses for active street fronts, however, some of the 

Scenarios do not allow for any expansion of restaurant use.  Check consistency with Table 2-2. 

 

25. Section 2.3.6; 

 

a. Why?, 2nd paragraph;  A series of smaller community space types is noted, however 

these are not illustrated in any way on Figure 2-17. Please add some type of symbols for 

illustrative purposes. 

b. How? Section;  definitely support the proposals for incentives for private development 

to deliver community space and amenities.  While it’s necessary to offer such, it’s also 

risky that private development incentives are the only mechanism to provide key/critical 

public space.  If these costs are too high, private owners/developers do not have to take 

advantage of any incentives and may move forward without providing the key 

amenities.  Pretty risky.  Is there a back up plan? 

 

26. Figure 2-17:  Estrella Park and the new Library/recreation site be shown and labeled as 

envisioned Community Facilities. Please add these.   

Also, please confirm if any portion of the main community space shown north of Campo Rd., 

west of Bonita St. is implicated or affected by the El Pollo Loco restaurant placement/design 

recently approved by the County and currently under construction. 

 

27. Figure 2-18;  These would be really great spaces and are critical to having some form of 

community space within the commercial core.  The downside is that each is largely at the mercy 

of private development economic interests and feasibility.  Hopefully the size and costs of 

creating this space won’t be too great for the Plan’s overall net new development capacity (see 

table 2-2) to shoulder.  Has this been initially analyzed? 

 

The related proposed development incentive program may also have an issue since it would 

appear that any additional FAR (re development square footage) granted to any 

property/development would still have to be within the County General Plan ADT limit, correct?  
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If so, is it correct that any additional amount of development allowed to one developer as 

incentive effectively creates a corresponding reduction on other remaining developable land?  If 

accurate, this can create some real equity issues and concerns and should be addressed in the 

Plan. 

 

28. Section 2.3.7; 

a. When were the parking utilization surveys done?  Could they have been influenced by 

the pandemic? 

b. Please add more discussion about the particular reductions in minimum parking 

standards that were applied to the “various uses”, and refence where the reader can 

find these. 

c. The “park once” approach to the reduction of parking standards is very dependent upon 

the implementation of coordinated internal vehicular access between large commercial 

properties, a change in driveway configurations, and the delivery of on-street parking.  

Is the timing for the use of the reduced parking standards tied in any way to the delivery 

of necessary circulation and parking fixes?   If not, they should be.  Perhaps the early 

implementation focus should be on attempting to establish shared parking agreements 

with two major land owners, and connecting the two large existing retail parcels as 

shown on Figure 2-21. 

 

29. Figure 2-21;  this is one of the best short-term pursuits for Plan Implementation.  The value 

gained from the “loss” of what looks like about 5 parking spaces would be tremendous.  The 

County should actively work with both owners to establish reciprocal access easements, 

demolish the zoning wall, and allow/fund construction of the connecting ramps.  This would 

serve as an early test of necessary implementation baby steps to addressing the significant 

circulation changes envisioned.  Compared to closing/consolidating driveways and moving 

parking, this is a low-hanging fruit demonstration project. 

 

30. Section 2.3.8;  Proposed temporary uses and activities are all good and desired by the 

community.  Does the Plan provide processes to simplify and ease permitting for these, or is it 

the same processes as exist today?  Text references appear to indicate the latter, however, 

given the importance of these uses to activating the core, the Plan should specifically ease 

allowances and permitting for these.  The regular use of food trucks can often create 

competition friction for local restaurants; keep this in mind. 

 

31. Section 2.3.9;  Road diets are not always the reduction of lanes.  Some are narrowing lanes, 

limiting center lane left turns, reducing medians, etc.   While the reduction of lanes on Campo 

Rd. is the Plan’s most significant feature, it is also its most controversial.  Most is said to be done 

for bike accommodation, including the use of back-in diagonal parking which is also very 

controversial and often unliked.  Details on Campo Rd. reconfiguration will need some 

adjustments to respond to community reaction. 

Please remove the duplicate text in the middle text column under the How? subsection. 

 

32. Figure 2-25; 
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a. Would recommend deleting the buffered bike lane in favor of a sharrow, and changing 

the diagonal parking to typical head-in.  The amount of community friction arising from 

the proposed reconfiguration is not worth dragging down interest or support for the 

overall Plan. 

b. The Kenwood entry Gateway Features are too small and under-whelming.  Needs 

rethinking. 

c. Creating the grid of 3 new north-south streets is unlikely and probably unnecessary from 

a pure vehicular circulation standpoint.  These would also consume limited available 

development square footage and may well be too costly for net new development to 

support.  Can any of these be reduced to on-site internal circulation driveway 

requirements and/or delivered as paseos and still meet the Plan’s intents? 

d. This observation is emphasized by the fact that these new roads dump into existing 

Kenora Dr. which is not even labeled on the drawing or recognized/discussed in the 

Plan.  Corresponding improvements to Kenora Dr. need to be shown and discussed in 

the Plan.  The same is true for San Juan St. on the north side. 

e. Considering the needed improvements to Kenora, also question the need for the new 

east-west street (a complicated extension of Delores St.) which is essentially redundant, 

and costly.  This should be reevaluated, and the Plan revised accordingly. 

f. As a Mobility Plan, shouldn’t some indications for pedestrian connecting routes also be 

added?  To the south across Kenora is the largest multi-family housing concentration in 

CDO yet appears to be unaddressed by the Plan. 

 

 

33. Figure 2-26; 

a. Similar to above, change buffered bike lanes to sharrow and go with head-in diagonal 

parking.  Many have commented and asked about why bike routes could not be placed 

along San Juan and Delores/Kenora to parallel the Campo Rd. corridor? 

b. Would the use of roundabouts work if Campo Rd. remained 2-lanes in each direction? 

 

34. Pg. 2-22 and Figure 2-27;   

a. Inclusion of a central planted median is of little effect given its small size and planting 

limitations, plus adds significant costs to the Campo Rd. reconfiguration.  Suggest going 

with a non-planted median to avoid increased construction and maintenance costs.  

Landscaping along the street edges and storefronts will have much more affect and 

usefulness.  The non-planted median also offers more options to address emergency 

vehicle access. 

b. Believe something is wrong with proportions/scale on the drawing.  The area shown in 

green as 9ft. buffered bike lane is proportionally much smaller than the 11ft. travel lane.  

Also, on the south side the parking and bike lane appear to be accommodated while 

retaining 2 through travel lanes on Campo Rd (re the underlying aerial)? 

c. Can a sharrow and 2, 10 ft. travel lanes in each direction be accommodated, along with 

head-in diagonal parking? 

d. As proposed, the travel ways for cars consume 22ft. while the accommodation for bikes 

consumes 18ft.  Those numbers are way too close considering that few bikes use the 
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corridor as evidenced by surveys and constraints presented by surrounding hilly terrain.  

This is not to say bikes should not be accommodated but rather that their emphasis and 

land consumption is excessive given the importance of other Plan provisions. 

35. Figure 2-28; per above consider changes to planted median, sharrow vs. buffered bike lane, and 

head-in parking. 

 

36. Figure 2-29; for reasons noted above, prefer the rolled curb treatment given reduced costs and 

circulation flexibility. 

 

37. Figure 2-31; please consider the above roadway change proposals in light of the fact that a 

sharrow is proposed to be used in this segment of Campo between Conrad and Kenwood which 

contains the highest traffic volumes in CDO. 

 

38. Section 2.3.10; the roundabout at the eastern end of the corridor is a wonderful idea and would 

work well given the incoming street configurations.  Would still suggest the bike sharrow and 

head-in diagonal parking. 

 

39. Section 2.3.11; Driveway consolidation will prove to be one of the most challenging aspects of 

the Plan due to the many factors that must come together at relatively the same time in order 

to close driveways in concert with the delivery of the other circulation and parking 

configurations.  What is the County’s plan for coordinating the necessary legal changes for 

access easements and reciprocal agreements between many small property owners?  Seems the 

only practical way to do this is for entire blocks to be coordinated at one time, and to be 

followed by the reconfiguration of Campo Rd. for that block.  The Implementation Chapter 

should have a robust program for overcoming these complexities, given how crucial resolution 

of this issue is to realization of the Campo Rd. reconfiguration. 

 

40. Figure 2-38;  Please modify the After graphic to show that the movement of the gold car now 

occurs internally as opposed to entering Campo Rd. to access the current adjoining driveway. 

 

41. Section 2.2.12 and Figure 2-40; Does the ability to provide ADA gradients on drives require the 

loss of a travel lane on Campo Rd. regardless of the use of roundabouts? 

 

42. Section 2.3.13; Again, the Kenwood Gateway treatments are underwhelming.  What about an 

entry monument or arching gateway sign over the road?  Another option is to promote County 

acquisition of the derelict State Farm property at the SEC of Kenwood and Campo, and convert 

that area into a pubic plaza/entry statement.  Successful redevelopment of that area is highly 

unlikely given the constraints presented by the County’s stormwater channel and other area 

infrastructure. 

43. Section 2.3.14, How?;  the bulleted items essentially describe “what” art and expression 

features are envisioned, rather than “how” they are to be achieved.  Please revise to identify 

how this art is envisioned to be incorporated (development exaction, county art program, 

district art fee system, etc.).  Also address the processes to be used or reference where this is 

addressed elsewhere in the Plan. 
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44. Section 2.3.15; Why not the use of a sharrow, or use of Delores, Kenora and San Juan as parallel 

primary bike routes?  As proposed, the bike facilities consume a large amount of available 

travelway on Campo Rd., generate the undesired back-in parking configuration, and affect the 

configuration of the roundabouts.  The text even acknowledges that the interface between 

parking cars and bikes will require the bicyclist to temporarily move into the travel lane.  This 

condition is the same with the sharrow.  The notion of the importance of the mode shift from 

cars to bikes is overstated.  As evidenced by the poll at the most recent virtual workshop, 97% of 

users of the Campo Rd. corridor use a car to access. 

 

45. Figure 2-47; prefer the use of a sharrow through the roundabout.  Protected bikeway across the 

bulbout consumes too much land and creates possible ped conflicts. 

 

46. Figure 2-48; prefer this option. 

 

47. Section 2.3.16;  Believe attempting to establish a traditional street grid west of Bonita St. is a 

futile, costly and likely unneeded effort.  Can any of this connectivity be accomplished by 

requirements for internal site circulation redesign and enhanced ped connections?  There are 

two areas that exist today where these connections can be accomplished. Why was 

improvement of Kenora Dr. west of Bonita not proposed over proposing this expensive new 

extension of Delores St. which would be parallel and redundant, and in fact disrupts all the 

major commercial users’ buildings?  Why not require development to recognize and address 

creating activated new ‘frontages” along both Kenora and San Juan?  This needs to be revisited. 

Requiring all these new private streets on the backs of private development will directly stymie 

revitalization efforts via excessive expense.  As noted, each is also to have sidewalks and street 

trees, etc.   

Add to this the stated expectation that private development will also provide the key 

community gathering space, fund Campo Rd. improvements, plus participate in CFDs and the 

BID, and it all sounds like a bit too much. 

The County really needs to consider bringing ample public funding resources to some or most of 

these new infrastructure proposals if it expects the revitalization to take place. 

 

48. Figure 2-51; please label the streets and Santa Sophia so readers understand where this is at. 

Again, is any of this affected by the El Pollo Loco project recently approved and under 

construction? 

 

49. Section 2.3.17; please add that edge friction can also be accomplished via building frontages and 

edges.  It is stated that a street tree program will be difficult given the number of driveways; 

what about with the proposed driveway consolidations? 

 

50. Figure 2-54; please label the north-south street so reader knows where this is at. 

 

51. Section 2.3.19; 
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a. Is it true that on-street parking’s primary purpose is to achieve reduced minimum 

parking rates?  Thought that the primary purposes were to support traffic calming, 

reduce vehicular movements via existing driveways, remove cars from the front of 

buildings, etc.  This section should be rewritten to state all these essential components, 

and to note that on-street will provide another way to meet parking demands. 

b. Text notes 287 existing “front” parking spaces along Campo Rd.  Table 2-1 shows 195 

being replaced via on-street spaces.  What happens with the other 92 spaces?  This 

should be addressed since I’m sure existing business owners will be curious.  In the text 

it sounds as if they are simply eliminated by the “park once” assumption.  Is this a 

grounded assumption? 

c. Figure 2-56 shows what appears as an interim/near-term solution for areas east of 

Bonita St.   This depiction does not appear to be consistent with the Phased 

implementation of the Campo Rd. reconfiguration as presented in Chapter 4.  Please 

clarify/reconcile.      

 

52. Section 2.3.20; 

a. Much of the section is limited to the “greening” of Campo Rd.  What about electric, gas, 

sewer, water, stormwater, fire flow, etc? 60 year-old infrastructure is certainly in need 

of improvement or upgrade.  Please also reformat the Section to more clearly address 

each aspect of Infrastructure and use subheadings to help the reader. 

b. One conspicuous omission in the Section is the open County drainage channel dividing 

the blocks south of Campo Rd.  Isn’t that to be piped in the future?  As it stands it’s an 

impediment to redevelopment. 

c. Support the proposal to implement an Alternative Compliance program for stormwater 

treatment using the County channel area near Kenwood.  Given this, issues with current 

assumptions for redevelopment of the Kenwood corner (noted earlier) make even less 

sense.  Acquire the State Farm property/building, configure a stormwater treatment 

area, and integrate that with a public plaza area to make an honest entry statement and 

Gateway at Kenwood. 

 

53. Section 2.4, pg. 2-48;  Agree that changing the character of Campo Rd. is necessary to attract 

and support new development.  While this implies the importance of leading with the Campo 

Rd. reconfiguration, this is not supported in Chapter 4.  Chapter 4’s emphasis is on the private 

sector and non-profits to bring about the gradual change of the street over time.  This is not 

consistent.  The County should be leading the revitalization with a major public investment in 

reconfiguring Campo Rd.  That type of County investment in our area is long overdue. 

Again, the proposal to add in a traditional street grid west of Bonita St. is suspect for the reasons 

previously noted.  This approach should be revised. 

 

54. Figure 2-59;  believe item 17 should be located on properties north of Campo Rd. given the 

description.  Please check. 
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55. Pg. 2-50; Item 15 appears to have extra text. Please check and delete.  Item 20 still appears to 

treat Kenora and San Juan as back streets that simply provide access to parking areas.  This is 

short-sighted and should be revised.  The Plan should address Kenora and San Juan as new 

“frontage” opportunities so that the commercial area addresses the flanking 

properties/neighborhoods.  Both of these streets’ environments are not in good shape today 

because they are treated as backwater areas. 

 

56. Figure 2-60; Are the massing volumes here consistent with the allowable development volumes 

presented in Table2-2?  Does this reflect a particular Scenario?  Believe many will be scared by 

this image so want to make sure that it is not an exaggeration of what Table 2-2 would allow 

under any Scenario. 

 

57. Section 2.4.2; 

 

a. Stating that using the County General Plan ADT limits is necessary to ensure 

development doesn’t cause traffic delays is a misnomer.  Traffic delay implications 

would be much less if the Plan did not propose cutting the vehicle capacity of Campo 

Rd. in half, correct? Please clarify if the land use capacities included in the former GP 

analysis were the maximum amounts that the roadway system could handle?  This is in 

doubt as the basis for determining exactions for traffic impacts under CEQA  is no longer 

focused on ADT and LOS, but rather on Vehicle Miles Traveled (VMT). 

It is surmised that one of the fundamental reasons for using the prior County GP ADT 

limits is that the County was unable to complete any timely new environmental 

evaluations regarding additional trips due to outstanding litigation on the General Plan 

EIR regarding the County’s Climate Action Plan and GHG emission mitigation.  These ADT 

limits are also the way the County is able to use a CEQA Addendum to the GP EIR as 

environmental clearance for the CDORSP.   This subject should be fully addressed so the 

community can understand why it must reduce commercial to support new housing, 

and/or for the expansion of desired restaurant commercial to come at the expense of 

reductions of 15% - 23% to existing retail commercial. 

Can imagine that the local business community may be concerned about who will be 

going out of business. 

b. What Scenario are the Plan’s proposed regulations implementing? 

c. What drives the choices between a 15% vs. 23% reduction in commercial? 

d. Table 2-2; Scenarios 1 -3 have no increases in Restaurant/Bar square footage over 

existing although this is strongly desired by the community.  Why?  

e. In Scenarios 4 & 5 desired restaurant expansion is accommodated, but it clearly comes 

at the expense of fewer new residential units and the reduction of existing retail square 

footage. Why? 

Chapter 3 – DEVELOPMENT STANDARDS and DESIGN GUIDELINES  

58. Section 3.1.1;  

a. Believe reference should be to Figure 3-4 (rather than 3-3). 
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b. Under Item B.;  For clarity, please summarize what the Nonconformity Regulations of 

the Zoning Ordinance are and note the applicable ZO sections.  This provision is 

important to existing business owners and is likely being misinterpreted as an eviction 

strategy.  A clearer understanding via the Plan text would go a long way.  

 

59. Section 3.1.3;  

a. The opening sentence states that Site Plan approval is required for all exterior building 

and site modifications.  Does this also apply to minor tenant improvements to the 

exterior of a building?  If so, this would be concerning due to the cost and complexity of 

Site Plan review. Please clarify. 

b. Most uses are allowed/permitted outright without any discretionary review or approval.  

Why is this?  What happened to the long-standing issue about having CUP provisions for 

rick-related type businesses which CDO currently has an overconcentration of?  This 

appears to be entirely ignored by the Plan.  Please confirm and explain.  The only uses 

subject to Major or Minor Use Permits are civic or parking. 

c. Explanations of approval processes need to be better tied to Figure 3-3.  Please confirm 

that conforming projects will still be subject to Design Review and who will be 

performing that function. 

d. As stated, why does preparation and adoption of this Specific Plan preclude the referral 

of the application to the VDOCPG? 

e. Subsection B; please expand the discussion to better indicate how and when the Site 

Plan exemption process would apply.  This is important as per Table 2-2 only those 

projects processing Site Plans are subject to any discretionary review. 

f. Subsection C. should clarify what types of uses are subject to Use Permits.  As noted 

above, no typical land uses require Use Permits.  All are permitted by right.  This is 

selling our community short on our very real issue of adult-type use concentration, 

particularly alcohol retail sales.  Every other jurisdiction in the County has CUP 

provisions in their codes to better manage these and other types of uses that can create 

issues. 

  

60. Section 3.1.5; 

a. Is the improvement of Campo Rd. envisioned to be delivered incrementally through 

frontage improvements by individual private developments?  This should be clarified as 

it reads as inconsistent with earlier statements in the Plan that the improvement of 

Campo Rd. is seen as a key catalyst to create attraction and interest among the private 

sector to undertake business revitalization activities and investments.  I believe that this 

idea of forward investment by the public sector (County) in Campo Rd. is correct and 

realistic.  Given the other site investments expected to be delivered by the private 

sector (community gather spaces, plazas, art, new street grid, etc.), expecting them to 

incrementally deliver Campo Rd. is unrealistic.  Plus, the coordination needed to close 

driveways, relocate parking, etc., cannot be accomplished on an individual site 

development basis. 

b. Subsection C; regarding the envisioned bonus program to incentivize private 

development to deliver public improvements, is it correct that any bonus FAR (more 
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development square footage) must still fall within the County GP ADT limits?  If so, does 

that not mean that other future developments will have less square feet to work with?  

This can create equity issues and need to be addressed here. 

c. Table 3-1; why does any paseo have to be at least 150 ft from another parallel right-of-

way?  Seems like an artificial constraint. 

d. Table 3-1; remove the Expedited Campo Rd. item from the table.  What is being asked 

relative to funding or design of the Campo Rd. reconstruction plans is and should be a 

County responsibility, and is eligible to be funded under SANDAG’s SGIP if the Specific 

Plan is adopted.  Further, expecting any development project to fund an entire block of 

the Campo Rd. redo in addition to installing those improvements along their own 

project frontage is quite unrealistic.  The additional FAR to be allowed on any site is 

nowhere near the value needed to offset the substantial costs of Campo Rd. 

reconstruction.  

61. Figure 3-3; offering some sample project processing examples in the text would help owners to 

better understand how the process will work for the types of smaller improvement efforts they 

may undertake like façade improvements, signs, etc. 

 

62. Section 3.2; 

a. Please clarify the statement that the Plan changes the zoning on all parcels to S88?  

What is the S88 zone?  Thought the Plan was creating the Main St. and Gateway 

“zones”, and why is it not presented in the Plan? 

b. The third paragraph states the new standards will be used to form a checklist for Site 

Plan process exemption.  Perhaps this could be rewritten as the thought was using the 

checklist for the Design Review function.  If the Site Plan process is exempted, there is 

no Design Review function, correct? 

c. Table 3-2 appears to simply permit all typical land uses by right.  Where are the CUP 

provisions for risk-related business types as consistently requested by the community?  

Mush information on the subject was provided to the County very early on and we are 

at a loss for why this is not addressed at all.  Assume liquor stores fall under “food and 

beverage retail sales”, tatoo and smoke shops under “convenience sales and personal 

services”, and bars under “eating and drinking establishments”.  Is there a table 

somewhere that lists typical individual land uses and how they fit under the broad 

categories used in the Table?  If not, there should be. 

63. Section 3.4; 

a. Table 3-3; please clarify if the FAR Maximums shown include the Bonus Program FAR, or 

if the Bonus is in addition to these maximums. 

b. Regarding E. Building Height; please check for consistency between items 1 and 2.  1 

includes allowable heights measured to the average height of the highest gable…, and 2. 

States that gables are exempted up to 20 ft. above the maximum height.  This could 

create some confusion. 

c. Item F.2; please clarify that that the required ground floor windows cannot contain 

reflective coatings or other obscuring. 
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d. Item J.2; why does the on-street space count for 1.5 space in meeting required parking? 

(essentially a 50% discount just for where the space is located).  Doesn’t the text say 

that the required parking rates within the Plan Area have already been reduced? 

e. Item J.3; similarly, smaller lots also get a 50% discount. Why? 

f. Item J.4; continuing, why do shared parking arrangements get a 25% discount?  Typically 

shared parking means that you don’t have to provide all the parking on your site, often 

because uses may have different time demands for the parking hence the ability to 

share it.  You still meet your needs, just not all on your own site. 

g. Item J.5; any use that expands not more than 25% is exempt from having to meet 

parking for that expansion? 

Collectively, the overall use of reduced parking standards plus all the above noted 

“discounts” create a great concern that the area will be systematically under-parked.  

Please address this in the text so that any fears can be set aside. 

 

64. Section 3.5; 

a. The block retrofits requirement to accommodate the proposed new street grid will 

stymie redevelopment in CDO.  The requirements are too rigid and will likely afoul 

incremental change as it would effectively require the wholesale redesign of the 2 

largest commercial properties in CDO in order for any piece to proceed.  Please 

reconsider. 

b. Item B.2; how does this provision work with existing conditions and required legal 

access to parcels? 

65. Section 3.6;  

a. Item B.4; please add “..or signs of any type” to the items that should not block views 

into and out of ground floor commercial spaces.  This happens all over CDO today and is 

a problem. 

b. Item C.; please clarify how minor and major facacde improvements to existing buildings 

will be treated procedurally by the County.  

66. Pg. 3-29, Item 4.e; why do paseos have to be a minimum of 100 ft. from a street corner?  Might 

this be too limiting? 

CHAPTER 4 - IMPLEMENTATION 

67. Section 4.1; please add more discussion here to summarize the main aspects or parts of the Plan 

that have subsequent Implementation actions.  Note the order of magnitude or complexity for 

funding and financing each, etc.  Also introduce that both public and private investment will be 

needed.  As it stands now, the Introduction is short, and the next sections just jump right into 

forming a BID and CFDs as the first step.  Who will provide the professional management 

services? 

68. Section 4.3.1; 

a. add more clarification about how the BID is funded; it’s a tax or fee on 

parcels/businesses within the BID.  As written, owners tax themselves to fund County 

provision of services.  Clearly, some of the BID activities do not need to involve the 

County. 
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b. Under Responsible Parties, please revise the County PDS section to clarify what PDS’s 

responsibilities are in relation to the BID.  As written, this simply notes PDS’s role in 

reviewing development projects which is not relevant to formation of the BID. 

c. Under Members, please state what the members provide or do. 

d. Under Estimated Cost; where is the needed $150,000 anticipated to come from?  Please 

note. 

e. Table 4-1 includes two items that are infrastructure/capital improvements that are not 

typically funded by a BID, and that other text states are not eligible BID items;  Street 

Lighting an Streetscape and Road Improvements.  Please remove these.   

f. Prior to any effort to form a BID, an item of first order is to form a strong Business 

Association in CDO. The Association would be the entity that discusses any possible BID 

formation.  The text needs to address this step.  Who would pay for hiring a consultant 

before any BID is formed? 

g. The text also continues to suggest initiating a survey right out of the gate about whether 

businesses desire to participate in financing efforts.  We’ve cautioned against any initial 

survey approaches asking for money first.  The business community needs a chance to 

organize first, then they can talk about what they feel is needed, some priorities and 

costs.  Then they can start to talk about forming a BID to provide funding and what 

makes sense for them. 

 

69. Section 4.3.2; who is envisioned to fund the $250-450K needed to form a CFD?  Does the County 

plan to use CFD financing to remedy (pipe) the open County drainage channel south of Campo 

Rd.?  This is a major infrastructure issue that is not addressed anywhere in the Plan. 

 

70. Section 4.3.3; 

a. Please add some description of how the County CDBG process works.  Who applies? 

b. Please clarify how the ATP program works and who applies. 

c. Santa Sophia Academy should also be noted in the discussion on the Safe Routes to 

Schools program. 

d. Section on the County General Fund is pretty lite.  Shouldn’t the County’s CIP Program 

be noted, along with other sources of County-based funding such as the NRP and CE 

Grant Programs to mention two. 

71. Section 4.4; 

a. The opening text notes the importance of coordination with multiple property owners 

regarding driveway access consolidation, and parking access.  This is crucial.  What’s 

missing are any specific proposals/ideas for tackling this in both the short- and mid-

term.  Please add these.  

b. Couldn’t agree more with the statement that the street improvements should be 

constructed as a single project, and the assumption that the street improvements will 

occur first as a catalyst for redevelopment of adjacent properties.  Unfortunately, the 

Implementation Plan does not present a program to accomplish this, but rather appears 

to leave this to the incremental efforts of private development.  Also, as noted 

previously, other Section of the Plan seem to emphasize private, incremental efforts 
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supported by proposed FAR bonuses.  This is in conflict and should be addressed and 

remedied in the Implementation chapter and other locations in the Plan. 

c. 4.4.1; It would be most valuable if the cost estimates for Campo Rd. in Table 4.3 were 

broken out for each of the three identified Phases, then totaled.  This would help greatly 

in understanding the financing demands of accomplishing the important Phase 1 work. 

d. Don’t believe we need to add street lighting in the median.  This should be removed. It’s 

unnecessary and costly. 

e. There is a repeated paragraph on pg. 4-10. Delete. 

f. Figure 4-5; please clarify that these are interim improvements only. 

g. It is clear that an ultimate master plan for the Campo Rd. redesign will be need to be 

completed first before any Phase 1 improvements can take place.  The text speaks about 

including ultimate underground infrastructure within Phase 1.  Does the County plan to 

initiate a detailed design plan for Campo Rd. immediately?  This is a crucial step? 

h. So even the first segment of Campo Rd. between Cordoba and Granada has three 

implementation phases?  This seems excessive and expensive, and counter to the earlier 

statements about building the road improvements up front. 

i. 4.4.4; Please break out the costs table into each Phase.  Are these the costs estimates 

for the entirety of Campo Rd?  If so, how much is attributable to just Cordoba to 

Granada, and within that how much for each of the three Phases there? 

j. Table 4-3, General Costs; will some of these costs be repeated due to the Phased 

approach?  Please clarify and reflect on Phase-based cost estimates.  Please also provide 

a grand total amount (appears near $13M). 

72. Section 4.5 and Table 4-4; 

a. Items 2 and 4 regarding the BID/CFD occur too early and should be moved to the 1-2 

year time frame.  As noted earlier, another precursor task would be to see through 

formation of a CDO Business Association as a path to discussion of mutual concerns and 

issues, desires and needs, and the implications of the new Plan.  The value and desire 

for a BID would likely materialize from that process prior to the need for expenditure of 

funds for a Corridor Coordinator to oversee any BID formation process, let alone 

incurring the $150K of associated costs.  CFD formation will require the preparation of 

subsequent plan infrastructure details that won’t reasonably be known in the first year 

post Plan adoption. 

b. Step 6;  is the County willing to assume some of this role within the first year?  It 

appears that the Corridor Coordinator is to be funded by the BID which is unlikely to 

have been formed that early on. 

Is the completion of the mentioned ally important? 

The suggested temp improvements could be relatively expensive throwaways for 

property and business owners, and may cause added frustration with the Plan. 

c. Please consider adding a Step specifically related to tackling the small but key test issue 

of connecting the Albertsons and Big 5 properties (Figure 2-21).  This would bring up the 

matter of owner coordination, reciprocal access easements, etc., and serve as an 

example of how something from this Plan can bring positive short-term change.  

Perhaps much easier than initially taking on the Campo Rd. driveway consolidation 
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matter, and the internal connection will hopefully demonstrate a decreased demand on 

some of driveway-to-driveway travel.  A traffic cabling program could document. 

d. Step 10 and 11; Shouldn’t the County General Fund/CIP be listed as a funding source?  

This would demonstrate County investment commitment to Plan implementation from 

the start. 

e. Step 14 should be notably tied to Step 8 as the Gateway elements are largely part of the 

streetscape.  The County General Fund/CIP should also be a funding source as the 

County is responsible for preparation of the Campo Rd. improvement plans. 

f. Step 15; please delete less than first year color toning.  Construction drawings for 

Campo Rd. need to trail preparation of a detailed master plan that can’t occur that 

quickly.  Any Campo Rd. construction drawings should also list the County GF/CIP as a 

potential funding source. 

Perhaps add a note that this Step needs to be done in order to manage any interim 

street reconfigurations between Cordoba and Granada. 

g. Steps 16 and 17; delete timing within the first year.  These will take more time to 

prepare given necessary precursor Steps. 

h. Steps 20 and 21 should delete the first year timing increment.  These have many 

precursor Steps. 

i. Step 23; Please add the County GF as a potential funding source.  While the Plan 

envisions the land being provided by private development, the County should still be 

willing to contribute to funding this missing community gathering space. 

j. Step 25; Please be aware that the CDO Alliance is actively working on the Harmony 

Project which intends to accomplish this. 

k. Step 27; add action in first year.  This is an activity that has been ongoing for years 

(without cooperative result), and can be continued right away. 

l. Step 29;  Potential funding notes an “in-lieu fees”.  What in-lieu fee program is being 

proposed?  Didn’t see that in the Plan. This is also shown in Steps 28 and 31. 

m. Step 30; remove the BID as a potential funding source.  The BID should not be funding 

Specific Plan amendments or refinements. 

n. After Step 32; several unnumbered Steps are listed, and some of those list parking 

meter revenues as potential funding sources.  What are the Plan’s proposals for 

charging for parking?  Does the County envision metering the new on-street parking 

spaces?  This needs clarification. 

o. Page 4-27, third table entry; remove first year timing.  Anything with adding lighting will 

require precursor steps that can’t be completed in the first year. 

p. Page 4-27, fifth table entry; Consider deleting this item.  These will likely be throw away 

improvements that owners can ill afford, and they may resent the Plan for it. 

q. Page 4-28; table entry is a repeat. Please delete. 
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Campo Road Corridor Revitalization Specific Plan 

Comments from Roy Davies, Oct 2021 

Thorough and comprehensive… very impressive! 

A few Observations: 

I would like to see (3) test sketches included in the document for the small lot ‘East (of Bonita) Main 

Street District’ for re-development of (1) Commercial, (2) Mixed-Use and (3) Residential showing On-

Street/Off-Street Parking, Setbacks, Parking Access, maximum F.A.R., Density, etc. 

I would like to see (3) test sketches included in the document for the large lot ‘West (of Bonita) Main 

Street District’ for re-development of a mid-block property for same. 

 

At front page, add an Overall Table of Contents Chapters 1-4 plus Appendix’s 

Chapter One: 

Vision Framework Chapter Contents (and other Chapter lead-in pages) seem to duplicate sub-sections 

both sides of e.g., …………..’1.1 Introduction….1-1’. Not sure what this means or is referring to? 

Page 1-2 Should the Boundary include the future Civic Center 10+acres adjacent to the Library? Would 

like to see a Gateway#3 on Campo at the Library. 

Page 1-7 Per the Graphic, why are the East Main Street Campo properties (north of Dolores) not 

included in the New Development Standards? 

Chapter Two: 

 ‘Main’ and ‘Gateway’ Districts reads well, but consider an East Main Street (east of Bonita) and West 

Main Street (west of Bonita). 

Likes  Alleys Access and new  Internal Streets are a major Improvement, Gateway Elements work well, 

Up to 1450 new MFDU… wow. 

Likes ‘Retail Ready’, ‘Park-Once’, reducing Parking Requirements On-Street/Off-Street, Mixed-Use, Infill. 

Likes Connecting Lots internally, Roadway Re-Config, Mobility Plans, Roundabouts, Accents, etc. 

Head-Out Parking?? A bit less user-friendly. 

2.3.15 Bike Lanes can share with other mobility elements.. good. 

Kenwood-Campo is tough to re-config. Nicely cleaned up. 

Parking on Kenwood is OK but that is a very busy street in rush hours. Head-In Parking would be near 

impossible to back out at morning Rush hour. 

2.42 Likes the Church Connection to Campo (but I’m not following the page numbering?) 

2.3.17 Edge Friction starting now with Banners and Planters 
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2.3.18 Bus Stops are perhaps over designed and loses too much on street Parking. Consider adding the 

enhanced Bus Stops but have the Bus simply stop in the traffic Lane (very briefly) and patrons walk 

through the buffer and onto the Bus? 

Likes non-conforming Parking solution (until re-developed). 

Likes Figure 2-59 for the Future Build-Out. 

Chapter 3: 

Has any of these Development Standards been tested on the East Main Street traditional small Lots? 

That would helpful to include. 

3-3 Add the Street Setback for the new Internal Streets, Alleys 

Table 3-2 is missing and Table 3-3 is not cross referenced in the text 

Likes Bonus Story’s and FAR 

Re-zoned to S88 throughout? 

Auto Repair is permitted but will be likely phased out per more profitable Mixed-Use? 

Private Frontage vs Pedestrian Realm vs Pedestrian Zone? 

Why not Zero Setback at Alleys? Will be staggered openings per new Rear Alley Parking. 

20ft max ground floor ceiling allows for Loft config but conflicts with min 12 ft Commercial ceiling height 

in the Retail Ready scenario. 

30ft min Ground Story Depth conflicts with existing Lot Sizes at the East Main Street District. 

6ft Parking Landscape Buffer is very deep. Perhaps 4ft but with a denser Planting requirement? 

East Main Street District and lots <6000sf… On-Site Parking reduced by 50% and gets a 1.5 factor for On-

Street Parking. Can we see a Test Build-out with Setbacks, FAR, etc.? 

Is the 25% reduction for MU/Small Lot in addition to the 50%? 

Is the 25% reduction for MU Shared in addition to the 25% and the 50%? 

3-18 5a: I think a No-Go on the waiver for Replacement of an Existing Building with a <25% expansion. I 

see the S88 Parking Standards as a benefit/bonus so why not give it to the existing Building Stock on East 

Main Street. Those small lots will struggle to re-develop without the relaxed parking,… or do I have this 

backwards?  Maybe some clarity on that is required in the text. 

Table 3-4: Residential at 1/DU instead of 1/Bedroom is great for the Developer but almost guarantees 

that all available adjacent Neighborhood Street Parking will be filled, e.g., Owner of new 2 bedroom 

Condo  takes the on-site and rents the other bedroom, who in turn needs a place to park their car. 

Maybe there’s a conflict here? 

3-20.3.5.B.2: Yikes… No vehicular access from Campo Road? All access from Alleys and Internal Streets? 

Even the super Blocks at West Main Street? I see this as a huge impediment to the 1st Project to be 
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developed. It would not be a mid-block and how would parking be provided if the New Internal Street is 

not constructed 1st? I know the Street Wall is necessary for the traditional Main Street, but is this too 

restrictive? Can we get a Test Sketch? 

3-21 C.4a.: 10ft setback is in addition to the 12ft Public Realm? So… 22ft to the curb? Does that work in 

the small lot East Main Street District with a min 30ft Commercial depth, at future re-configuration? Test 

Sketch? 

3.6.A.8: … tenant street frontage exceeding? 

3.6.A.10: … A max 3.5ft grade change will require a min 35ft long ramp plus a 5ft intermediate landing, 

so 40ft. of Ramp. Where did that 3.5ft delta come from anyway? Why not max 12”? 

3-28.3.7.C. New Plaza Element (and a Bonus opportunity) at min 0.25 acre (10,890 sf) and min 75ft dim 

will not work in the East Main Street District. Lots are about 60x120. Can you carve out an exception for 

East Main Street? 

Chapter Four: 

4.4. Phasing Strategy is well thought out. Add a placeholder for the new County Sewer Replacement 

down the middle of Campo. It must coordinate with the Phase One Median Improvements. 

Table 4-3: Add Grand Total Construction$ and Soft$ is $12,660,132. 
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From Jamie Deering (11/4/21) 
 
The aesthetics and increased housing of the plan I think are great. There are however key needs 
not clearly met and negative issues that would be created for the community in this plan as it is 
now: 
  

1. The biggest concern is it is taking our main road through town that is a 
well trafficked area and cutting it in half. This would be like doing the 
same to Spring Street in La Mesa. It will bottle neck and create problems 
for those living, working or shopping here. 

2. Secondly, clear regulations are needed on what types of business are 
allowed and amount of items like liquor stores, massage parlors or 
smoke shops allowed. This needs to be clearly named in the plan and be 
a low number, especially with several schools in the area. 

3. The intersection at Kenora and Kenwood has not been resolved where 
near accidents happen daily. It does not seem the plan has even tried to 
look at this issue. 

4. Backward parking as shown in the photos will add to the congestion that 
2 lanes will result in. It is again not taking into account or aiding in the 
flow of traffic reliant on Campo Road. I avoid parts of town that have 
back in parking that you have to enter from a street. 

5. The current structure of the street plan seems to want to kick out larger 
businesses like grocery stores and yet add residential and walkability for 
those residents who will need the Grocery stores….? This is in conflict. 

6. It does not sort out the issues and needs of larger trucks to deliver to 
businesses in the area. It would be better use of the space to make 
Kenora Dr. a full County road (it is only half a county road) that is 
properly kept up and add the trucking and biking facilities there, rather 
than cutting down Campo. 

7. The line that states the minimum required parking is much higher than 
actual usage…. I have not seen this to be the case. I see the lots at the 
west end routinely on the full side (from the CVS/Grecian Café area to 
Albertson and across the street) I question this study. Are they expecting 
all spots to be full at all times? Lots of questions here. We are already 
seeing Apartment people wanting to use our lot at night. Reducing 
parking in the area will make this worse. 
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8. Allowing building height to go up to 2 to 5 stories is a good idea, this will 
require parking to accommodate the extra people this will bring. I do 
not see this in the plan. 

9. Will the residential rent or selling price be required to be kept affordable 
or any regulation of this for the residential areas created? For example 
La Mesa is building all those condos near Spring Street and the lease 
costs are high and none are being sold to allow residents to be home 
owners. Provisions addressing this would be ideal. 

10. Moving to make this a more bike than car friendly is another way it is 
not taking the community into account. Most of the residential area 
around Casa de Oro, and the ways in and out are hills that people are 
not going to ride their bikes down or up. This structure has resulted in 
horrible traffic throughout San Francisco. We do not need or want this 
here. Sure add safe bike lanes but not in the way stated and not with the 
purpose stated: “to help the modal shift from cars to bikes”. This goal is 
also not a senior citizen friendly mission. Most of whom would not be 
able to make this shift. This contradicts the plans earlier mission stated 
in making more retired seniors smaller homes available. 

11.  This plan does not, to me, take into account the needs of the 
community it will be affecting, but mainly helps the desires of the 
county. This is the wrong focus. 

12.  On page 4-2 under Implementation what does this line mean under 
responsible parties: “County Assessor: Collects assessments via property 
tax and business licenses?” 

  
  

Jamie Deering 
o 619-464-8252| c 619-977-1133 
www.deeringbanjos.com 
  
Find Out Why Teachers Recommend Goodtime Banjos Here 
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Madrid, Michael

From: Patti Turkle <patti.turkle@gmail.com>
Sent: Wednesday, November 17, 2021 12:20 PM
To: Madrid, Michael
Subject: [External] Campo Rd revitalization

Follow Up Flag: Follow up
Flag Status: Flagged

Hi. Not sure how to comment on this project. I like a lot of what is proposed, especially bike lanes, calmed traffic and 
walk ways with shade trees. Can we include CA native plants? 
Patti 
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BOB YARRIS- SPECIFIC PLAN COMMENT AND QUESTIONS (11/04/21) 
 
OVERAL A VERY COMPREHENSIVE, WELL THOUGHT OUT PLAN. 
 
NO COMMUNITY IN CDOA IN OVERVIEW. 
 
WHAT ARE THE COUNTIES NEXT STEPS IF AND WHEN THE BOARD OF SUPERVISORS APRROVES 
THE PLAN? 
 
WHAT INFRASTRUTURE PLANS WILL THE COUNTY IMPEMENT IN THE NEXT 5 YEARS WHILE 
ROLLING OUT THE PLAN? 
 
WHAT DEPARTMENT IN THE COUNTY WILL OPERATIONALIZE THE SPECIFIC PLAN? 
 
WHAT ROLE DO YOU SEE THE CDOA PLAYJNG IN THE NEXT 5 YEARS? 
 
ARE THE PROPOSED BIKE LANES RATED CLASS 1 OR 5? 
 
HOW DOES THE COUNTY PLAN TO EDUCATE AND INTEGRATE THE BUSINESS AND PROPERTY 
OWNERS TO OWN THIS PLAN? 
 
WHY WOULD A SMALL BUSINESS OWNER IN CDO INVEST IN A BID WHEN THERE IS A HIGH 
PROBABILITY THEIR BUSINESS WILL NOT SURVIVE THE PLAN IMPLEMENTATION? 
 
AT WHAT POINT WILL THE COUNTY RETURN TO SANDAG FOR ADDITIONAL CAPITAL FUNDING? 
 
WHEN WILL MBI BEGIN TO INVITE DEVELOPERS TO CONSIDER THEIR INTEREST IN INVESTING IN 
CDO? 
 
IF THE SUPERVISORS FAIL TO APPROVE THE SPECIFIC PLAN, WHAT CONTINGENCY PLAN DOES 
THE COUNTY HAVE TO EXTRACT COMPONENTS OF THE PLAN AND REDEVELOP CDOA? 
 
DOES THE REFERENCE TO AFFORDABLE HOUSING INCLUDE SECTION 8 STANDADS? 
 
THERE ARE DETAILED RATIOS PREDICTING RETAIL PARKING, YET SILENT TO NEEDS OR ANY 
PROJECTIONS FOR RESIDENTIAL PARKING REQUIREMENTS. 
 
2.3.2 STATES THERE ARE 7,249 SINGLE FAMILY HOMES IN THE AREA, NOT CDO PLANNING 
AREA. AND 7% MULTIHOUSING. WHAT ARE THE SIMILAR NUMBERS FOR THE SPECIFIC 
PLANNING REGION? 
 
THERE IS APPROX 80% SMALL MOM AND POP BUSINESSES IN IN THE CDO BUSINESS CORRIDOR, 
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WHY WOULD A SMALL BUSINESS OWNER SUPPORT FUNDING A BID IF THERE IS A HIGH 
PROBABILITY THEY WILL BE RELOCATED.? 
 
2.3.4 SPEAKS TO REDUCING MINIMUM PARKING STANDARDS, PLEASE DISCUSS. 
 
2.3.5 STATES MIX USE WILL ATTRACT DIVERSITY, PLEASE EXPLAIN 
 
2.32 SUGGESTS A NORTHBOUND WALKWAY ON CONRAD DR., YET ALL THE STUDENTS AND 
PARENTS WALK UP AND DOWN THE SOUTH SIDE OF CONRAD TO SV ACADEMY.  ??? 
 
HOW WILL TRAFFIC BE REROUTED DURING CONSTRUCTION? 
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Madrid, Michael

From: Long Range Planning, PDS
Sent: Thursday, November 18, 2021 10:03 AM
To: Madrid, Michael
Subject: FW: [External] Casa De Oro/ Campo Road business

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mike,  
 
Please see email below regarding the Casa de Oro/Campo Road Revitalization. 
 
Thank you!  
 
Bianca Lorenzana (she/her/hers) 
Land Use/Environmental Planner 
County of San Diego | Planning & Development Services  
5510 Overland Avenue, Suite 310, San Diego, CA 92123 
Phone: 619-510-2146 | Bianca.Lorenzana@sdcounty.ca.gov 
 

 

For local information and daily updates on COVID-19, 
please visit www.coronavirus-sd.com. To receive 
updates via text, send COSD COVID19 to 468-311. 
 

 

 
 

From: Linh Lam <honlam78@gmail.com>  
Sent: Wednesday, November 17, 2021 4:55 PM 
To: Long Range Planning, PDS <PDS.LongRangePlanning@sdcounty.ca.gov> 
Subject: [External] Casa De Oro/ Campo Road business 
 
Hi Mike, 
I have received a letter called Attention Casa De Oro/ Campo Road Business recently. As my business resides in that 
area, may I bother you  a few questions? 
When is the project going to start? Will all the business have to relocate? If relocation is required, will the business 
owners have to relocate by themself?  
Sincerely, 
Linh Lam 
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Madrid, Michael

From: Long Range Planning, PDS
Sent: Thursday, November 18, 2021 10:04 AM
To: Madrid, Michael
Subject: FW: [External] Feedback on the draft Casa de Oro Specific Plan

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mike,  
 
Please see email below regarding the Casa de Oro/Campo Road Revitalization. 
 
Thank you!  
 
Bianca Lorenzana (she/her/hers) 
Land Use/Environmental Planner 
County of San Diego | Planning & Development Services  
5510 Overland Avenue, Suite 310, San Diego, CA 92123 
Phone: 619-510-2146 | Bianca.Lorenzana@sdcounty.ca.gov 
 

 

For local information and daily updates on COVID-19, 
please visit www.coronavirus-sd.com. To receive 
updates via text, send COSD COVID19 to 468-311. 
 

 

 
 

From: Craig Reed <creed@publicstrategies.org>  
Sent: Thursday, November 18, 2021 8:41 AM 
To: Long Range Planning, PDS <PDS.LongRangePlanning@sdcounty.ca.gov> 
Subject: [External] Feedback on the draft Casa de Oro Specific Plan 
 
Please accept the following feedback on the draft Casa de Oro Specific Plan: 

  

1. {Primarily responding to concepts in pages 30-31} As a cyclist, I know from experience that buffered bike 
lanes located next to moving car traffic are more dangerous for cyclists since cars frequently park illegally 
within these areas or use them illegally as an additional car lane. Further, I would expect cars to travel faster 
than posted speed limit thanks to the visual cues of a wider travel corridor (their 11’ travel lane plus the 9’ 
buffered bike lane. Wedging cyclists between angle parked vehicles and moving vehicles increases the 
chances of conflicts between vehicles and cyclists.  
 
In order to better align with Vision Zero and have a bike lane that is safely usable by eight year olds all the 
way to eighty year olds, the bike lane should be located between the sidewalks and parking for cars. 
 
Therefore, I fully support a rolled median that would allow emergency vehicles to travel effectively through this 
corridor. The alternative option is simply too dangerous for vulnerable street users such as cyclists. 

2. {Primarily responding to concepts on pages 27 and 33} All the research I have seen regarding sharrows is 
that they do not work. In fact, they can create a false sense of security among naïve bike users and subject 
them to the dangers of speeding vehicles. Vehicles coming off the 94 and moving onto Campo Road via 
Kenwood Drive are more likely to be traveling faster and thanks to the angle of the intersection, are less 
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likely to stop before completing a right turn (I’ve witnessed this many times personally). A protected bike 
lane is the only sensible option in the area if protecting vulnerable road users is a priority. It aligns better with 
Vision Zero concepts while creating a buffer between pedestrians and moving vehicles to create a more 
enjoyable and lower stress experience for both cyclists and pedestrians. 

3. #3. {Primarily responding to concepts on page 47} – I fully support the optional protected bikeaway across 
the bulb-out. If the goal is to have more people utilize bikes and micromobility options, the infrastructure 
must be safe for them across the entire expected routes. Any perceived break in said infrastructure or 
significant decrease in safety (i.e. transitioning from a protected bike lane to a sharrow) will lead to 
underutilization of the infrastructure. In order to meet the county’s climate change goals, we need as many 
people traveling via the least polluting options as possible.  

4. Ensure that all on-street parking charges a small fee. This will encourage walking and cycling options while 
providing funding for maintaining common areas. 

5. Add designated bike parking at regular intervals into the specific plan. Bike lanes without a means to safely 
park a bike translates to a decrease in the number of trips cyclists will take to local businesses. 

6. Casa de Oro is currently oversaturated with vice-oriented businesses such as liquor stores and smoke 
shops. These adult-oriented business don’t just affect the health of local residents - at high concentrations 
(like they currently are), they can crowd out more family-oriented businesses such as restaurants and retail 
stores or prevent them from moving in at all. Recommend placing a hard cap on off-sale licenses permitted 
within the specific plan area to match Alcoholic Beverage Control recommendations and a similar hard cap 
for smoke shops and legal cannabis dispensaries. Preventing the dumping of high-risk businesses into 
underserved areas like Casa de Oro is an important equity issue if we want to ensure every resident has the 
support of the built environment to thrive. I’m a subject matter expert on this issue. I’d be happy to explain 
more regarding these challenges if you’d find that helpful. 

Craig Reed 
(he/him/his/el) 
Regional Director 
Binge and Underage Drinking Initiative 

(619) 476-9100 x125 
creed@publicstrategies.org 
www.publicstrategies.org 
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Madrid, Michael

From: agent_al@cox.net
Sent: Friday, November 19, 2021 8:49 AM
To: 'Ed Batchelder'; 'Bob Yarris'; 'Dusty Bennett'; 'Gary Westergren'; 'Holly Yarris'; 'Jamie Deering'; 'Judith 

Walters'; 'Lisa Stewart'; 'Lyn Earl'; 'Michael Herron'; 'Neal Svalstad'; 'roydavies'; 'Thom Hiatt'
Cc: Madrid, Michael; Tessitore, Lynnette; dwery@mbakerintl.com; Kazmer, Gregory
Subject: [External] County, MB, Board Meeting

Follow Up Flag: Follow up
Flag Status: Flagged

Hello All, 
Last nights meeting was insightful for me. The plan has a lot of great idea’s for a community that is monolithic. However, 
this community it is not. When I Look at this community there are 3 different communities. The Core, basically the 
corridor as this plan designs it. The next area is the residential community that is at the same elevation as the core which 
can be served very easily by foot or bicycle. The third community are the areas of North Dictionary Hill and Mount Helix. 
These areas are not serviceable by bicycles even for the fittest of our community.  
 
As difficult as it may be San Juan, and Kenora Must be incorporated into this plan,. By incorporating these ancillary roads 
we can reduce GHG’s more than imaginable. But more importantly reduce the time it takes to do the more mundane 
task of life, like driving, shopping, (not mundane for all) and other tasked. Which adds to more family time. This will 
allow easy access for all. Including the large semi’s that service our established  historic and Iconic business’, 
 
The first thing the County can do is to start training our neighbors in community 3 to use SR94. This can be done by 
making the access more efficient, including the 125& 94 connector. This is Low hanging fruit and must be handled now. 
This will reduce GHG’s by getting motorist to their destination more efficiently. 
 
Another must, addressing the Spring Valley Creek that flows out of control through Casa De Oro when we get excessive 
rain in a short period of time. Flooding  by County controlled water ways is unacceptable in todays day and age!  
 
One other thing I would like to see from MB is the city of San Diego’s accident reports regarding diagonal parking, head 
in, VS back in. 
 
Have a Blessed day all! I know I will! 
 
Allan Arthur 
CDOA Board Member 
619‐820‐5131 
 
 
 

From: Ed Batchelder <batchbunch@cox.net>  
Sent: Thursday, November 11, 2021 12:51 PM 
To: Allan Arthur <agent_al@cox.net>; Bob Yarris <jake.318@cox.net>; Dusty Bennett <dustybennett123@gmail.com>; 
Gary Westergren <Gary@OrientalOutpost.com>; Holly Yarris <hollyyarris@gmail.com>; Jamie Deering 
<jamiedeering@deeringbanjos.com>; Judith Walters <Jkwalt1@cox.net>; Lisa Stewart <lisastewartpta@yahoo.com>; 
Lyn Earl <lynearl1944@gmail.com>; Michael Herron <mike.montanadelmar@gmail.com>; Neal Svalstad 
<nsvalstad@yahoo.com>; roydavies <roydavies@cox.net>; Thom Hiatt <thomhiatt@gmail.com> 
Subject: Re: No Casa de Oro Alliance Board Meeting Tonight 
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LIVELY TRUST
9628 Campo Road Suite G Spring Valley, Ca 91977

(619) 461-3131 Fax (619) 461-0450

November 19, 2021

Michael Madrid
Land Use / Environmental Planner III Long Range Planning
San Diego County Planning & Development Services
5510 Overland Avenue
San Diego, California 92123

Dear Mr. Madrid,

in Casa de Oro. My grandparents, Riley and Onie Lively, were some of the initial 
stakeholders of Casa de Oro and the surrounding community. In 1960, my grandfather 
built the office in which I am currently writing this letter. My father, John Lively, and 
his siblings grew up here; I myself passed many afternoons in the former County 
Library, a tenant of ours on Campo Road.  We have felt at home in and a devotion to this 
little slice of Spring Valley for over 60 years. 

All of this is to say that we care deeply for Casa de Oro. To that end, we want to see the 
area grow and thrive. We recognize that aspects of the plan could be beneficial for the 
community, while on the other hand, we feel it is imperative that each stakeholder be 
apprised of any and all ramifications of its adoption. Because of this, we have retained 
Steve Bossi at the Atlantis Group who has been very helpful in drafting a response to the 
proposed plan on our behalf. Please find his comments, which summarize our concerns, 
attached. 

Sincerely,

Nicole Lively
Lively Trust
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2488 Historic Decatur Rd, Suite 220   (619) 523-1930   
San Diego, CA 92106    AtlantisSD.com 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
VIA ELECTRONIC MAIL 
 
November 19, 2021 
 
Michael Madrid 
Land Use / Environmental Planner III – Long Range Planning 
San Diego County Planning & Development Services 
5510 Overland Avenue 
San Diego, California 92123 
 
Re: Written Comments to Campo Road Corridor Revitalization Specific Plan. 
 
Dear Mr. Madrid: 
 
The purpose of this letter is to comment on the Campo Road Corridor Revitalization 
Specific Plan (the “Plan”) generally and as it relates more specifically to several 
properties in the western portion of the Plan area. 
 
Atlantis Group has been engaged by John Lively, along with his daughter Nicole Lively, in 
support of their evaluation of the Plan and the submission of comments to the Plan to 
your office. As noted in the accompanying cover letter, the Lively family has been 
acquiring, developing, operating, and maintaining properties and businesses within and 
around the Plan area since the 1950s. As you might expect, they are keenly interested in 
participating in both the formulation of the Plan and the implementation of the types of 
revitalization efforts that the Plan contemplates.  
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 2 of 7 
 
 
As a prefatory comment, we commend the Plan’s objective of revitalizing the Campo 
Road Corridor, including the introduction of a broader mix of permissible uses.  In our 
view, Casa De Oro could come to be positioned and perceived as a vibrant downtown or 
village to Mt. Helix and Spring Valley.  After analyzing the vision, goals, strategies, and 
overall concepts articulated in the Plan, we are encouraged by its long-term vision and 
many of its core objectives. At the same time, we also wish to share certain concerns. 
 
Our primary, high-level concern is that the Plan could adversely affect existing property 
owners, many of whom, like the Lively family, are local residents who have been actively 
involved in the Casa De Oro community for decades.  
 
We would like to ensure the Plan values the preservation and promotion of local 
character and ownership, emphasizing a strong presence of independent small business 
development (e.g., Gladly Coffee, Rana’s Mexico City Cuisine) where capital is recycled 
back into the local community.  Accordingly, the provisions in the Plan should take extra 
care to avoid harming existing property owners’ and small entrepreneurs’ ability to 
improve and update their properties, particularly in connection with routine changes, 
modifications or enhancements.   
 
With that general background and perspective in mind, please see our more specific 
comments to the Plan below. 

 
A.  The Plan deems all existing structures to be nonconforming 
 
A key provision in Section 3.1.1.B states as follows:  
 

Permitted structures and uses that do not conform to the standards of 
this Chapter on the date of its adoption shall be deemed to be 
nonconforming. The provisions of the Nonconformity Regulations of 
the Zoning Ordinance (ZO) as amended shall apply to all parcels within 
the Plan area.  
 

Plan adoption would seem to have serious, permanent, and rather unpredictable 
consequences to existing improvements on a property.  Ostensibly, it would appear to 
trigger the entirety of the Plan’s requirements from the moment the applicable property 
owner initiates a routine enhancement, update, and/or expansion, including extensive 
street improvements, placing utilities underground, and the State of California's SWAMP 
requirements that otherwise may be deferred. 
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 3 of 7 
 
 
In our view, the Plan would be more fair and reasonable in its application if its 
provisions were activated only by projects involving more substantial levels of 
renovation, such as: 

 
1. Proposals to develop brand new structures in place of existing buildings and 

improvements, and 
 

2. Proposals to materially transform, reconfigure, expand and/or diversify (e.g., add 
residential) existing buildings and improvements. 

 
Said another way, it would not be appropriate if the Plan caused common events 
associated with existing and future property usage to subject existing (or new) property 
owners to the entirety of the Plan’s requirements.  For example, our reading of the Plan 
suggests that any of the following very typical exterior tenant improvements aimed at 
attracting a new retail business to Casa De Oro under a long-term lease would require 
discretionary review by the County that, at the present time, would be unnecessary:  
exterior resurfacing/paint, upgrades to an exterior façade, new signage, roof 
replacement, or reconfiguration of a parking lot for better visitor access, e-commerce 
drive-up/pick-up or truck delivery. 
 
The Plan rather confusingly suggests in Section 3.1.4.A that “new or changed uses” 
would not trigger the entirety of the Plan requirements: 
 

New or changed uses which do not require a use permit or exterior 
improvements shall only be subject to ministerial permit requirements 
issued by the Building Department. 

 
Yet, in that same Section 3.1.4.A, the Plan states that “all exterior building and site 
modifications” are subject to discretionary review: 
 

A Site Plan Permit (per the Site Plan Review Procedure section of the ZO) 
is required for all exterior building and site modifications. It is a 
discretionary review process by the Director. 

 
We recommend that a more expansive version of the language from Section 3.1.4.A 
regarding “new or changed uses” would be a more apt starting place for the governance 
and accommodation of most customary and incremental “exterior building and site 
modifications” involving properties in the Plan area.  
 
While we recognize the value in introducing uniform standards and consistent review 
processes and procedures for significant redevelopment projects, we worry that 
invoking heavy-handed procedures and imposition of the Plan to almost any update by 
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 4 of 7 
 
 
an existing property owner is likely to be financially burdensome and could impede that 
owner’s ability to be competitive in attracting and landing quality tenants in the 
Corridor.  The net result could be stagnation rather than revitalization. 
 

B.  The Plan over-prioritizes development on the frontage of Campo Road and 
implementation of the main street block pattern and street grid 

 
The Plan’s emphasis on creating a “continuous building wall” along Campo Road and its 
implementation of a new main street block pattern will be very difficult to implement 
on any project that does not involve extensive demolition and/or development across 
multiple properties.   
 
The Plan should simultaneously prioritize the continued viability of existing buildings to 
encourage projects to pursue organic improvements and changes as well as projects 
that develop active street frontage.  
 
We worry that the Plan tends to over-prioritize systemic frameworks geared primarily to 
large-scale, full-block / multi-block projects at the expense of less dramatic updates.  For 
an area like Casa De Oro to establish a unique appeal and relevance compared to other 
commercial centers in the County, it is essential for the Plan to also accommodate and 
incentivize granular, smaller-scale revitalization efforts—particularly those that still 
connect with less-capitalized grassroots entrepreneurs who are involved in the arts, 
culinary expression, and similar activities.  
 
As an example, the Plan could make it more clear that an existing property could 
undertake a partial buildout of new frontage along Campo Road without being required 
to build a complete “building wall” and without being expected to eliminate existing 
Campo Road vehicle entrances and commit to a new internal street grid on that 
property.   
 
Regarding vehicle entrances, the elimination of driveway aprons may be logical where 
sites feature complete development along the frontage of Campo Road. But, the Plan’s 
ostensible goal of eliminating direct automobile access to properties from Campo Road 
strikes us as needlessly inflexible.   
 
A variety of approaches to vehicular, pedestrian, and bicycle access to existing and new 
structures should be anticipated and accommodated by the Plan, even if certain 
approaches may be preferred in the case of more transformative redevelopment 
projects.  
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 5 of 7 
 
 
C. The Plan unfavorably and unpredictably impacts existing multi-lot 

developments  
 
Certain properties we own that are located within the Plan area are constructed across 
multiple parcels. The Plan’s provisions could impact or restrain redevelopment of these 
properties, and we believe this type of situation is likely to similarly impact other 
projects within the Plan area. 
 
Specifically, a 1960 covenant to the deeds of the Campo Road parcels identified as 1, 2, 
3 and 4 in the map below requires all buildings to be set back from Campo Road (as an 
accommodation to an adjacent property owner).  
  

 
 

The Plan’s expectation that redevelopment will need to contribute to the “continuous 
building wall” at the Campo Road property line would require the removal of this 61-
year-old deed covenant. The Plan is inconsistent with these types of long-standing 
covenants, which present obstacles to the type of redevelopment the Plan appears to 
require. 
 
The Plan should express enough flexibility so that property owners and County planners 
are empowered to respond creatively to situations where external factors, such as deed 
restrictions, limit property owners' capacity to comply with Plan requirements.   
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 6 of 7 
 
 
D.  The Plan’s purported southbound extension of Conrad Drive is improper 
 
The Plan’s depiction of a southbound extension of Conrad Drive beyond its existing 
intersection with Campo Road would require the acquisition and demolition of the 
property and improvements at 9683 Campo Road.  While a traditional street grid has 
merit, the proposed Conrad Drive extension would not connect with any other streets in 
the Corridor and would not seem to benefit the roadway network. 
 
Unless the Plan specifically demonstrates that this Conrad Drive extension will be an 
important part of a greater initiative—such that converting Kenora Drive from its 
current role as a poorly maintained alley to a functioning street that supports expanded 
commercial and residential activity—we believe it should be removed from the Plan.  

 
E. The Plan’s Development and Mobility Plan Aerial View should be removed 
 
While the Development and Mobility Plan Aerial View shown in Figure 2-60 is visually 
interesting, it is not tied to a specific Development Plan scenario. We found it to be a 
confusing element of the Plan, conceptually, as the Plan does not articulate why or how 
the building configurations were conceived or whether they represent actual 
development expectations. We suggest that this illustration either be removed from the 
Plan or clarified and explained in much greater detail to avoid confusion. 

 
F. Benefits of a Business Improvement District versus negative impact of a 
 Community Facilities District 
 
We believe establishing a Business Improvement District guided by businesses located in 
the Plan area could be a constructive mechanism to realize and accelerate many of the 
Plan’s objectives. 
 
Conversely, we feel strongly that a Community Funding District / Mello-Roos component 
will be punitive to existing property owners, and the financial impact will necessarily be 
passed along to their commercial tenants and the retail and business customers of those 
tenants.   

 
G. Addition of a Table of Contents 
 
We found the initial draft of the Plan document to be challenging to navigate.  Including 
a Table of Contents that lists the chapters, sections, tables, and figures would be helpful 
to users. 
 

* * * 
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San Diego County Planning & Development Services—Mr. Michael Madrid 
November 19, 2021 
Page 7 of 7 
 
 
 
The County of San Diego has picked an excellent moment to shine a spotlight on Casa De 
Oro.  With the insight, experience, and priorities of local property owners, business 
owners, and residents in mind, the County can visualize, plan and realize a future that 
elevates Casa De Oro to a true community center, teaming with personal interaction, 
locally oriented commerce, regular public gatherings, artistic expression, and a sense of 
shared purpose and civic pride.   
 
Thank you for considering our comments to the Plan and for the opportunity to 
contribute to its formulation. 
 
With Best Regards, 
   

 
 
Steven Bossi 
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Madrid, Michael

From: Barbara Disbrow <bjcdisbrow@gmail.com>
Sent: Friday, November 19, 2021 8:39 AM
To: Madrid, Michael
Subject: [External] Comments RE Campo Rd Corridor Revitalization Specific Plan

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mr. Madrid, 
 
I have reviewed the Campo Rd Specific Plan and wish to offer the following comments: 
 
1.  Roadways:   
a. I think the plan contains too many roundabouts that could prove dangerous for pedestrians. 
   ‐ Of particular concern is the roundabout at Conrad.  This is just down the street from the middle school.  I have often 
seen at the end of the school day many, many  students crossing Campo Rd.  I think there needs to be a signal at this 
intersection to bring traffic to a stop so students can safely cross Campo Rd. 
 
2. Town Center: 
a. I would prefer to see more emphasis at the town center versus the entrances and exits of Casa de Oro.   
b. At the intersection of Bonita and Campo Rd,  I would prefer to see a LARGE roundabout (similar to the one in Orange, 
CA) with a small park or green space in the center.  
‐ With the proposed common area adjacent to it, a larger park‐like roundabout would create a TRUE community feel and 
natural gathering place. 
‐ A larger roundabout would improve the sight lines to Santa Sophia Church which is  the only historically significant 
architecture in the area. 
‐ A larger roundabout (town square) would also make for a more inviting entrance to the streets that run north, south 
and parallel to Camp Rd.  I think the plan needs something to draw visitors to the streets/areas on either side of Campo 
Rd to encourage development there as well. 
‐ In short, the WOW FACTOR needs to be towards the center of the community so people want to stay to: walk, explore, 
shop, and eat. 
 
3. Micro Climate:  The plan should include specific steps to consciously lower the temperature of the community. 
‐ Plant lots of trees.  The Helix/Casa de Oro area is known for its mature trees. 
‐ Use new technology paving materials that reduce surface temperatures. 
 
I understand that cost is always a factor in the implementation of any plan.   
I appreciate all the hard work you and everyone has done to bring these positive changes about. 
 
Thank you, 
Barbara Disbrow 
4147 Calavo Dr., 
La Mesa, CA 91941 
(619) 905‐1983 
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Madrid, Michael

From: Jamie Deering <jamiedeering@deeringbanjos.com>
Sent: Monday, November 22, 2021 2:08 PM
To: Madrid, Michael; batchbunch@cox.net batchbunch@cox.net
Cc: Bob Yarris; RDA; Allan Arthur; Neal Svalstad
Subject: RE: [External] Review Comments - Campo Road Corridor Revitalization Specific Plan

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Mike, 
 
Thank you for taking the time to go over the plans. As shared in our meeting last week, I am born and raised literally in 
Casa De Oro. Deering Banjo Company had its first factory on Kenwood Drive having been founded in 1975. We are now 
the largest employer in Casa De Oro and still a local family business 46 years later. Artists such as Steve Martin, 
Mumford and Sons, Dropkick Murphys, Kevin Nealon, Zachary Quinto, Elle King, The Avett Brothers, Bela Fleck and many 
others play our banjos and have come to Casa De Oro just to visit our factory.  
 
I am very concerned that the regulations being formulated are going to push us out of our home town. We have 
watched it happen to many manufacturers and suppliers we have worked with for years that were pushed out of 
Downtown San Diego as they went ahead with redoing it.  
 
Please do not let this happen here.  
 
We are a start to finish American Made product with full wood working and metal working machines, a spray booth, etc. 
We are a full manufacturing facility. In our building there are also three other long time San Diego manufacturers as 
well, one of them being a bicycle manufacturer, Holland Cycles. If bicycles are so important to the county, then they 
need a place to be built. They also have full machine and spray booth set‐ups. Please include zoning for full 
manufacturing in this area. It keeps getting kicked out as part of “revitalizing” and soon there will be none left in 
California. Let’s work together to not let this happen.  
 
Manufacturing is an important part of society. If the supply line shortages right now have taught us anything, we can see 
how detrimental it has been to let so much manufacturing be sent overseas. 
 
Along with this, is allowing for the facility of community needs to happen smoothly. This being the flow of large delivery 
trucks that already have a time getting in and out to the local grocery stores. We ourselves have regular large semi 
trucks delivering wood and other materials, as well as FedEx trucks to pick up daily. They need to be able to fit into this 
plan and not cause traffic issues. The point brought up about Campo Road being the main route for emergency vehicles 
was a very good one, that needs to also be part of looking at varying kinds of traffic needs going through our corridor. 
More consideration and accommodation for this will allow the plan to get the results desired by all. 
 
Thank you for your time and effort in this. Pleas feel free to reach out if you have any questions. 
 
Jamie 
 
 
Jamie Deering 

 

CEO Deering Banjo Company 
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o 619-464-8252| c 619-977-1133 

www.deeringbanjos.com  
 

From: Madrid, Michael <Michael.Madrid@sdcounty.ca.gov>  
Sent: Wednesday, November 17, 2021 10:39 AM 
To: batchbunch@cox.net batchbunch@cox.net <batchbunch@cox.net> 
Cc: Bob Yarris <jake.318@cox.net>; RDA <roy@rdaviesarchitect.com>; Allan Arthur <agent_al@cox.net>; Jamie Deering 
<jamiedeering@deeringbanjos.com>; Neal Svalstad <nsvalstad@yahoo.com> 
Subject: RE: [External] Review Comments ‐ Campo Road Corridor Revitalization Specific Plan 
 
Ed, 
 
Thanks so much to you and the Alliance for sending these comments along. Staff and our consultants will be reviewing 
these comments and I’ll be sure to reach out if we have any questions or need any clarification. 
 
Thank you, 
 
Mike Madrid, AICP 
Land Use/Environmental Planner – Long Range Planning 
County of San Diego 
Planning & Development Services 
5510 Overland Avenue, Ste. 310 | San Diego, CA  92123 
Direct: (619) 964‐6918 | michael.madrid@sdcounty.ca.gov 
 
For local information and daily updates on COVID-19, please visit www.coronavirus-sd.com.  
To receive updates via text, send COSD COVID19 to 468-311. 
 

From: batchbunch@cox.net batchbunch@cox.net <batchbunch@cox.net>  
Sent: Wednesday, November 17, 2021 10:24 AM 
To: Madrid, Michael <Michael.Madrid@sdcounty.ca.gov> 
Cc: Bob Yarris <jake.318@cox.net>; RDA <roy@rdaviesarchitect.com>; Allan Arthur <agent_al@cox.net>; Jamie Deering 
<jamiedeering@deeringbanjos.com>; Neal Svalstad <nsvalstad@yahoo.com>; Ed Batchelder <batchbunch@cox.net> 
Subject: [External] Review Comments ‐ Campo Road Corridor Revitalization Specific Plan 
 

Good morning Mike, 

Attached please find a submittal cover letter and Draft Specific Plan review comments from six Casa de Oro Alliance 
Board Members who are cc'd above. 

We look forward to working with the County and MBI in review and response to our comments. 

Please feel free to reach out to any of us if there are questions or clarifications needed regarding our individual 
comments. 

Best, Ed Batchelder (CDOA Board Secretary) 
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ATTACHMENT F 

Campo Road Corridor Revitalization Specific Plan –  
Public Review Revisions and Outcomes 

Overview 
During Public Review, comments were provided regarding the updated development standards, 
road safety, and Campo Road’s proposed reconfiguration. Staff reviewed all the comments 
received, and the following is an overview of the more substantial revisions that were 
incorporated into the Specific Plan.  

Bike Lanes 
Comments Received 

• Buffered bike lanes located next to moving car traffic are more dangerous for cyclists 
since cars frequently park illegally within these areas or use them illegally as an 
additional car lane. To better align with Vision Zero and have a bike lane that is safely 
usable by eight-year old's all the way to eighty-year old's, the bike lane should be 
located between the sidewalks and parking for cars. 

• Why are buffered bike lanes proposed in favor of a sharrow? Should other routes i.e., 
Delores, Kenora and San Juan be used as (alternate) parallel primary bike routes, as the 
bike facilities consume a large amount of available travel way on Campo Road. 

• Areas around Campo Road are hilly, and there are few bicyclists that ride their bikes on 
Campo Road today. Polls taken at previous outreach meetings show that residents are 
least interested in having bike lanes on Campo Road. 
 

Considerations  
• Campo Road currently features a painted 5’ Class II bike lane along the road. 
• The Public Review Draft of the Specific Plan proposed 9’ Class II bike lanes with a 3’ 

painted buffer between the travel lanes and on-street parking. 
• Staff received several comments that residents wanted a safe corridor for walking, 

biking, and driving, and better connections between businesses. 
• Painted bike lanes, even with additional width, are not accessible by users of all ages 

and all skills, as they are directly next to moving traffic. 
• Through improving bicycle facilities and creating a safe route on Campo Road, ridership 

is anticipated to increase. The dramatic increase in electric bicycles, scooters, wheels, 
and micro transit in recent years is increasing ridership and range with the ability for 
greater speed and hill climbing. 

• San Diego County Bicycle Coalition and Circulate SD both support bicycle circulation 
through the corridor. 
 

Actions Taken  
• In response, the Pre-Final Draft of the Specific Plan reconfigured the Campo Road 

concept to include physically protected Class IV bike lanes, located between on-street 
parking and the sidewalk to make the Corridor even more accessible and equitable to 
everyone. 
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• By placing the bike lane away from the moving traffic on Campo Road, the bike lane 
becomes more inclusive and inviting to all, while offering additional modes of 
transportation through the Corridor. 
 

Center Median Treatments and Emergency Access 
Comments Received 

• Campo Road is a main route for emergency vehicles, the needs of fire and ambulance 
access should take priority. 

• How does the Specific Plan address the issues and needs of larger trucks that service 
businesses in the area? 
 

Considerations 
• Campo Road currently features a two-way left turn center median, allowing drivers to 

access parking lots through the more than 70 driveways that exist on either side of the 
street, and creating hundreds of additional potential conflict points with other drivers, 
cyclists, and pedestrians. 

• Staff has met with the San Diego Sheriff Department, the San Diego County Fire Protection 
District, and the San Miguel Fire Protection District to develop a roadway concept that 
could facilitate emergency response. 
 

Actions Taken 
• Staff worked with local fire and law enforcement to design 7-foot-wide medians that 

would prevent dangerous driving maneuvers, minimize the maintenance needed for 
emergency vehicle use, and feature painted sections allowing space for fire and law 
enforcement to respond to community calls and not disrupt the flow of traffic. 

• These intermittent medians also allow for better emergency vehicle access and 
additional area for response staging without disrupting traffic in the travel lanes, while 
accommodating Class IV bike lanes. 

• The road configuration and intersection traffic controls, including roundabouts, 
proposed in the Specific Plan are designed to accommodate delivery truck and fire truck 
movements. 
 

Exterior Remodeling of Existing Structures 
Comments Received 

• There could be a potential for future property deterioration of existing structures due to 
businesses not wanting to go through a Site Plan process for needed exterior 
modifications or repairs. 

• While we recognize the value in introducing uniform standards and consistent review 
processes and procedures for significant redevelopment projects, we worry that 
invoking heavy-handed procedures and imposition of the Plan to almost any update by 
an existing property owner is likely to be financially burdensome. 
 

Considerations 
• The County’s Zoning Ordinance allows property owners to repair and remodel 

nonconforming structures up to 20% of the replacement valuation of the structure each 
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year with the necessary building permits, but without having to go through additional 
permitting processes such as a Site Plan. 

• The Public Review Draft of the Specific Plan proposed requiring a Site Plan process for all 
exterior building modifications regardless of scope to attain the streetscape concept laid 
out in the Specific Plan in a shorter timeframe. 
 

Actions Taken 
• The Pre-Final Draft of the Specific Plan has been revised to allow for existing businesses 

in the Corridor to be able to repair and remodel their structures without having to go 
through a Site Plan approval process. 

• This approach is consistent with the standards already set in the Zoning Ordinance. 
• If minimum Zoning Ordinance thresholds are met for requiring a nonconforming structure 

to be brought into conformance with the zoning standards, the Specific Plan’s standards 
must then be met. 
 

Proposal to Add Mini-Warehousing as an Allowed Use 
Comments Received 

• A proposal to allow mini-warehousing uses was received by a property owner within the 
Specific Plan area, who intends to construct a private pickleball facility at 9545 Campo 
Road. 

• The impetus behind this request to Staff was not to construct a mini-warehousing 
facility, but to serve as a “backup use” in the event of the pickleball business failure. 

• This request was received by Staff after the conclusion of Public Review, which took 
place after several meetings, workshops, and presentations given in development of the 
Specific Plan. 
 

Considerations 
• The property owner has stated that additional funding through loans could be secured if 

mini-warehousing was an allowed use for their property. 
• Staff met with this property owner and gave an overview of the extensive public outreach 

that had been completed for this project. 
• The property’s current zoning (C42) does not allow for mini-warehousing. 
• Throughout the outreach efforts for the Specific Plan since 2017, no comments were 

received regarding the need or inclusion of mini-warehousing as an allowed use. 
• While Staff does not believe mini-warehousing aligns with stated Vision and Goals 

proposed in the draft Specific Plan, Staff recommended to the property owner that they 
should engage with the community to receive feedback about adding this use. 

• The property owner presented this proposal to both the Valle de Oro CPG and the Casa 
de Oro Alliance during August of 2022. 
 

Actions Taken 
• Given that Staff had not received Staff did not revise the Specific 
• Neither the Casa de Oro Alliance nor the Valle de Oro CPG voted to support adding this 

use into the Specific Plan, and Staff also recommends that mini-warehousing not be 
allowed within the Specific Plan area. 
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San Juan Street and Kenora Drive 
Comments Received 

• Stakeholders want San Juan Street and Kenora Drive identified and included in the 
Specific Plan as they felt that the conditions of these roads (and alleys) are crucial to the 
success of Campo Road’s revitalization and overall circulation. 

• Comments also expressed concerns that not including these routes in the Specific Plan 
may prevent them from being included as part of future grant applications. 

• These routes are too narrow and cannot support the new design standards set in the 
Specific Plan. 
  

Considerations 
• The basis of the Specific Plan is to focus on the revitalization of the area through objective 

design standards and a reconfiguration of Campo Road. 
• San Juan Street and Kenora Drive are current alternative options for traveling through the 

corridor. San Juan Street is a partially private road, and Kenora is an alleyway. 
• While the focus of this Specific Plan is on Campo Road, there are many design standards 

that are included to avoid having Kenora and San Juan becoming the "backside" of Campo 
Road. 
 

Actions Taken 
• A new strategy called “Cross Streets, Parallel Streets, and Alleys” was added to the 

Specific Plan that covers the cross streets that intersect with Campo Road, as well as the 
parallel streets and alleys directly adjacent to the Specific Plan area, including San Juan 
Street and Kenora Drive.  

• These routes are not within the Specific Plan area boundary, but we have added this 
strategy to address overall circulation within the broader area. 

• This strategy was developed and reviewed in collaboration with the Department of Public 
Works, and includes: 

o An overview of the existing conditions and characteristics of each route 
o Specifies the segments of these routes that the County maintains vs privately 

maintained  
o Outlines the steps involved in prioritizing the non-maintained segments toward 

being included in the County maintenance inventory. 
 

Open Drainage Channels within Specific Plan Area 
Comments Received 

• Comments mentioned a lack of inclusion and/or planned improvement of open channel 
sections of main stormwater conveyance system south of Campo Rd. 

• Stakeholders believe areas adjacent to open drainage channels to be an impediment to 
redevelopment of adjoining parcels and larger block. 
 

Considerations 
• The Specific Plan lies within “Special Drainage Area 1”. This study identified potential 

actions for the area, including creating an existing drainage facility inventory, 
determining drainage needs based on future land uses, estimating construction costs for 
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those needs, and prioritizing the actions to implement the improvements. However, this 
Special Drainage Area study was conducted in 2007. 
 

Actions Taken 
• The Specific Plan identifies the open drainage channel challenges, and states that a new 

detailed study to analyze and propose drainage improvements in the area should be 
conducted. 

• This updated study will be able to consider community resiliency, water quality events, 
post-fire debris flow, equity, and climate change. 

• An implementation action was added to the Specific Plan to identify this update and 
would provide a new cost estimate and prioritization of the improvements to better 
inform future actions taken on these drainage channels. 
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ATTACHMENT G 

Campo Road Corridor Revitalization Specific Plan –  
Implementation Plan Action Tables 

Overview 
Adoption of this Specific Plan puts the Corridor, local community organizations, and the County 
in a better position to apply for and obtain grant funding for the improvements identified in the 
Plan. The Specific Plan lays the groundwork for community leadership and partnership in 
implementing the strategies, goals, and vision for the future development of the Corridor through 
a comprehensive long-term implementation plan. The implementation steps included in the 
Specific Plan can be categorized as either Funding and Management Mechanism Actions or Campo 
Road Reconfiguration Actions and are divided into short-, mid- and long-term strategies. 
 

Funding and Management Mechanism Actions 
 
The Specific Plan recommends the creation of one or more professionally managed districts such 
as a Business Improvement District (BID), a Community Facilities District (CFD), and/or an 
Enhanced Infrastructure Finance District (EIFD) to provide a mechanism to coordinate, develop, 
and maintain improvements and services or for the financing of public facilities and services. The 
Board provided $30,000 in one-time-only funding to conduct a survey of businesses and property 
owners to identify the interest level in forming a BID, CFD, EIFD, or other funding mechanism, the 
potential geographic boundaries of a district, and the communities’ funding priorities. The 
boundaries of a future district would not be constrained to the Specific Plan area, and could be 
enlarged to include additional area, for example San Juan Street or Kenora Drive. This survey will 
commence after adoption of the Specific Plan and the results of the survey will inform the type of 
district or funding mechanism that is formed, the district formation costs, and service or funding 
priorities. The Planning Commission can recommend that the Board provide direction to pursue 
funding opportunities or allocate funding towards the formation of a district following the 
conclusion of the business and property owner survey. 
 

Funding and Management Mechanism Actions 
 Action Estimated Cost  

(Available Funding)  
Timing 

1. Conduct Business & Property Owner Survey  $30,000  
($30,000 in OTO Funding)   

3 months 

2. Formation of a Business Improvement 
District (BID) 

$150,000 6 to 9 
months  

3. Formation of a Community Facilities District 
(CFD) 

$250,00 to $450,000 9 to 12 
months 

4. Formation of an Enhanced Infrastructure 
Finance District (EIFD) 

$250,000 to $450,000 10 to 18 
months 
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Campo Road Reconfiguration Actions 
 

The Specific Plan includes the conceptual design for the reconfiguration of Campo Road and a 
planning level estimate of cost to implement the proposed improvements in their ultimate form. 
Following adoption of the Specific Plan, the next steps to implement it would include 
preliminary engineering and design, final design, and construction of the road. Potential funding 
sources for these steps include but are not limited to active transportation program grants, 
TransNet Program grants, Community Improvement Programs, and the County’s General Fund. 
The Planning Commission can recommend that the Board provide direction to pursue funding 
opportunities or allocate funding to complete the preliminary engineering and design, and/or 
construction of the road reconfiguration. 

The Department of Public Works (DPW) Capital Improvement Program identifies improvements 
to roads and other County owned and operated facilities and the Capital Improvement Plan 
(CIP) includes a list of anticipated infrastructure projects over the next five years. The Campo 
Road Reconfiguration Project is not currently included in the Five-Year CIP for Fiscal Years 
2021/22 to 2025/2026. These actions would prioritize the identification of funding for the 
design and construction of the proposed reconfiguration. 

Campo Road Reconfiguration Actions 

 Action Estimated Cost  
(Available Funding)  Timing 

1. Pursue CIP Prioritization through Valle de Oro 
CPG 

No Additional Costs - 

2. Pursue funding opportunities (grants) to 
conduct Preliminary Engineering and 
construction 

No Additional Costs Ongoing 

3a. Campo Road Reconfiguration Preliminary 
Engineering & Design (30% Design Drawings)  

$1,072,000 1-2 Years* 

3b. Campo Road Reconfiguration Final 
Engineering, Design 

$780,000 1-3 Years* 

3c. Campo Road Reconfiguration Construction & 
Construction Management & Support 

$11,110,000 3 to 5 Years* 

 TOTAL $12,962,000  
*Timing dependent on funding availability. 
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Prepared by NDS/ATD

NB SB EB WB
10,423 11,568 0 0

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 26  19  0  0  45  158  173  0  0 331
00:15 27  11  0  0  38 165  173  0  0 338
00:30 23  23  0  0  46 162  183  0  0 345
00:45 10 86 7 60 0 0 17 146 203 688 173 702 0 0 376
01:00 10  13  0  0  23 161  262  0  0 423
01:15 10  8  0  0  18 143  239  0  0 382
01:30 8  3  0  0  11 177  209  0  0 386
01:45 10 38 4 28 0 0 14 66 200 681 201 911 0 0 401
02:00 6  4  0  0  10  204  222  0  0 426
02:15 4  4  0  0  8  215  239  0  0 454
02:30 11  16  0  0  27  215  248  0  0 463
02:45 5 26 3 27 0 0 8 53 193 827 219 928 0 0 412
03:00 6  7  0  0  13  188  233  0  0 421
03:15 5  5  0  0  10  205  247  0  0 452
03:30 5  11  0  0  16  204  212  0  0 416
03:45 5 21 5 28 0 0 10 49 187 784 216 908 0 0 403
04:00 8  14  0  0  22  197  164  0  0 361
04:15 11  25  0  0  36  195  194  0  0 389
04:30 12  36  0  0  48  196  197  0  0 393
04:45 19 50 35 110 0 0 54 160 187 775 194 749 0 0 381
05:00 22  51  0  0  73  196  203  0  0 399
05:15 29  70  0  0  99  192  192  0  0 384
05:30 43  85  0  0  128  191  184  0  0 375
05:45 56 150 119 325 0 0 175 475 194 773 174 753 0 0 368
06:00 78  128  0  0  206  174  154  0  0 328
06:15 74  133  0  0  207  173  164  0  0 337
06:30 90  128  0  0  218  162  151  0  0 313
06:45 119 361 130 519 0 0 249 880 133 642 156 625 0 0 289
07:00 124  194  0  0  318  132  118  0  0 250
07:15 154  167  0  0  321  130  129  0  0 259
07:30 227  195  0  0  422  113  102  0  0 215
07:45 225 730 233 789 0 0 458 1519 98 473 105 454 0 0 203
08:00 183  250  0  0  433  99  85  0  0 184
08:15 174  209  0  0  383  94  107  0  0 201
08:30 169  247  0  0  416  113  94  0  0 207
08:45 126 652 190 896 0 0 316 1548 80 386 81 367 0 0 161
09:00 134  151  0  0  285  88  77  0  0 165
09:15 135  127  0  0  262  82  63  0  0 145
09:30 107  173  0  0  280  94  65  0  0 159
09:45 146 522 155 606 0 0 301 1128 74 338 50 255 0 0 124
10:00 114  159  0  0  273  59  63  0  0 122
10:15 144  155  0  0  299  54  55  0  0 109
10:30 136  154  0  0  290  40  39  0  0 79
10:45 126 520 171 639 0 0 297 1159 38 191 39 196 0 0 77
11:00 135  160  0  0  295  41  37  0  0 78
11:15 137  146  0  0  283  30  21  0  0 51
11:30 153  137  0  0  290  27  22  0  0 49
11:45 154 579 157 600 0 0 311 1179 32 130 13 93 0 0 45

TOTALS 3735 4627 8362 6688 6941

SPLIT % 44.7% 55.3% 38.0% 49.1% 50.9%

NB SB EB WB
10,423 11,568 0 0

AM Peak Hour 07:30 07:45 07:30 13:45 14:30
AM Pk Volume 809 939 1696 834 947

Pk Hr Factor 0.891 0.939 0.926 0.970 0.955
7 - 9 Volume 1382 1685 0 0 3067 1548 1502 0 0

7 - 9 Peak Hour 07:30 07:45 07:30 16:00 16:15
7 - 9 Pk Volume 809 939 0 0 1696 775 788 0 0 

Pk Hr Factor 0.891 0.939 0.000 0.000 0.926 0.984 0.970 0.000 0.000

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
21,991

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

19:30
19:45

20:45

20:00
20:15
20:30

17:45
18:00
18:15

18:45
19:00
19:15

18:30

15:30
15:45
16:00
16:15
16:30
16:45
17:00
17:15
17:30

14:00
14:15
14:30
14:45
15:00
15:15

12:30
12:45
13:00
13:15
13:30
13:45

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
21,991
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Prepared by NDS/ATD

NB SB EB WB
0 0 11,746 11,308

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 0  0  26  17  43  0  0  199  156 355
00:15 0  0  22  8  30 0  0  207  146 353
00:30 0  0  23  19  42 0  0  194  148 342
00:45 0 0 10 81 6 50 16 131 0 0 241 841 166 616 407
01:00 0  0  14  12  26 0  0  182  243 425
01:15 0  0  12  7  19 0  0  145  231 376
01:30 0  0  8  5  13 0  0  209  168 377
01:45 0 0 7 41 2 26 9 67 0 0 224 760 185 827 409
02:00 0  0  11  5  16  0  0  229  185 414
02:15 0  0  9  4  13  0  0  240  231 471
02:30 0  0  9  11  20  0  0  263  216 479
02:45 0 0 5 34 5 25 10 59 0 0 250 982 178 810 428
03:00 0  0  9  6  15  0  0  228  193 421
03:15 0  0  2  3  5  0  0  254  196 450
03:30 0  0  8  7  15  0  0  239  178 417
03:45 0 0 6 25 4 20 10 45 0 0 251 972 191 758 442
04:00 0  0  8  15  23  0  0  254  177 431
04:15 0  0  13  21  34  0  0  250  186 436
04:30 0  0  12  29  41  0  0  230  195 425
04:45 0 0 16 49 26 91 42 140 0 0 224 958 174 732 398
05:00 0  0  23  51  74  0  0  261  182 443
05:15 0  0  32  64  96  0  0  242  171 413
05:30 0  0  42  77  119  0  0  229  190 419
05:45 0 0 59 156 109 301 168 457 0 0 259 991 161 704 420
06:00 0  0  75  131  206  0  0  217  146 363
06:15 0  0  66  128  194  0  0  229  159 388
06:30 0  0  76  150  226  0  0  194  121 315
06:45 0 0 110 327 158 567 268 894 0 0 163 803 135 561 298
07:00 0  0  97  237  334  0  0  165  115 280
07:15 0  0  129  255  384  0  0  150  115 265
07:30 0  0  204  270  474  0  0  130  96 226
07:45 0 0 211 641 310 1072 521 1713 0 0 117 562 83 409 200
08:00 0  0  174  326  500  0  0  104  83 187
08:15 0  0  156  331  487  0  0  109  73 182
08:30 0  0  157  305  462  0  0  119  82 201
08:45 0 0 118 605 211 1173 329 1778 0 0 101 433 71 309 172
09:00 0  0  116  156  272  0  0  93  76 169
09:15 0  0  143  121  264  0  0  93  56 149
09:30 0  0  122  157  279  0  0  90  59 149
09:45 0 0 146 527 139 573 285 1100 0 0 70 346 39 230 109
10:00 0  0  128  146  274  0  0  67  45 112
10:15 0  0  172  148  320  0  0  55  45 100
10:30 0  0  146  164  310  0  0  49  35 84
10:45 0 0 147 593 156 614 303 1207 0 0 38 209 28 153 66
11:00 0  0  143  154  297  0  0  45  29 74
11:15 0  0  169  148  317  0  0  37  19 56
11:30 0  0  158  132  290  0  0  30  30 60
11:45 0 0 198 668 160 594 358 1262 0 0 30 142 15 93 45

TOTALS 3747 5106 8853 7999 6202

SPLIT % 42.3% 57.7% 38.4% 56.3% 43.7%

NB SB EB WB
0 0 11,746 11,308

AM Peak Hour 11:45 07:45 07:30 15:15 13:00
AM Pk Volume 798 1272 1982 998 827

Pk Hr Factor 0.964 0.961 0.951 0.982 0.851
7 - 9 Volume 0 0 1246 2245 3491 0 0 1949 1436

7 - 9 Peak Hour 07:30 07:45 07:30 17:00 16:15
7 - 9 Pk Volume 0 0 745 1272 1982 0 0 991 737 

Pk Hr Factor 0.000 0.000 0.883 0.961 0.951 0.000 0.000 0.949 0.945

DAILY TOTALS Total
23,054

TOTAL PM Period TOTAL
12:00
12:15
12:30
12:45
13:00
13:15
13:30
13:45

17:00
17:15
17:30

14:00
14:15
14:30
14:45
15:00
15:15
15:30
15:45
16:00
16:15
16:30
16:45

17:45
18:00
18:15

18:45
19:00
19:15

18:30

19:30
19:45

20:45

20:00
20:15
20:30

21:00
21:15

21:45
22:00
22:15

21:30

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

Total
23,054

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume
4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

2 - 360
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Prepared by NDS/ATD

NB SB EB WB
0 0 9,944 9,089

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 0  0  25  16  41  0  0  167  136 303
00:15 0  0  19  9  28 0  0  173  121 294
00:30 0  0  17  17  34 0  0  150  123 273
00:45 0 0 7 68 7 49 14 117 0 0 190 680 127 507 317
01:00 0  0  12  12  24 0  0  160  193 353
01:15 0  0  9  7  16 0  0  121  169 290
01:30 0  0  10  4  14 0  0  164  139 303
01:45 0 0 11 42 4 27 15 69 0 0 154 599 132 633 286
02:00 0  0  8  6  14  0  0  176  155 331
02:15 0  0  5  3  8  0  0  213  164 377
02:30 0  0  10  13  23  0  0  237  160 397
02:45 0 0 8 31 4 26 12 57 0 0 226 852 146 625 372
03:00 0  0  9  3  12  0  0  181  155 336
03:15 0  0  2  3  5  0  0  209  152 361
03:30 0  0  9  6  15  0  0  223  125 348
03:45 0 0 8 28 4 16 12 44 0 0 209 822 158 590 367
04:00 0  0  4  9  13  0  0  216  152 368
04:15 0  0  10  13  23  0  0  229  153 382
04:30 0  0  9  22  31  0  0  195  150 345
04:45 0 0 13 36 18 62 31 98 0 0 208 848 140 595 348
05:00 0  0  18  35  53  0  0  232  140 372
05:15 0  0  25  46  71  0  0  201  135 336
05:30 0  0  28  53  81  0  0  223  155 378
05:45 0 0 43 114 86 220 129 334 0 0 236 892 133 563 369
06:00 0  0  49  103  152  0  0  184  117 301
06:15 0  0  43  108  151  0  0  190  138 328
06:30 0  0  72  128  200  0  0  155  108 263
06:45 0 0 82 246 139 478 221 724 0 0 160 689 117 480 277
07:00 0  0  75  202  277  0  0  149  99 248
07:15 0  0  100  211  311  0  0  135  108 243
07:30 0  0  143  236  379  0  0  112  81 193
07:45 0 0 170 488 237 886 407 1374 0 0 98 494 66 354 164
08:00 0  0  134  258  392  0  0  97  78 175
08:15 0  0  137  211  348  0  0  98  64 162
08:30 0  0  150  196  346  0  0  103  63 166
08:45 0 0 111 532 156 821 267 1353 0 0 97 395 56 261 153
09:00 0  0  95  120  215  0  0  85  68 153
09:15 0  0  113  110  223  0  0  80  47 127
09:30 0  0  89  132  221  0  0  95  48 143
09:45 0 0 121 418 118 480 239 898 0 0 65 325 33 196 98
10:00 0  0  100  128  228  0  0  62  38 100
10:15 0  0  147  132  279  0  0  49  44 93
10:30 0  0  116  126  242  0  0  47  35 82
10:45 0 0 126 489 110 496 236 985 0 0 41 199 21 138 62
11:00 0  0  103  133  236  0  0  42  27 69
11:15 0  0  137  129  266  0  0  28  21 49
11:30 0  0  141  114  255  0  0  30  21 51
11:45 0 0 152 533 127 503 279 1036 0 0 24 124 14 83 38

TOTALS 3025 4064 7089 6919 5025

SPLIT % 42.7% 57.3% 37.2% 57.9% 42.1%

NB SB EB WB
0 0 9,944 9,089

AM Peak Hour 11:45 07:15 07:30 17:00 13:00
AM Pk Volume 642 942 1526 892 633

Pk Hr Factor 0.928 0.913 0.937 0.945 0.820
7 - 9 Volume 0 0 1020 1707 2727 0 0 1740 1158

7 - 9 Peak Hour 07:45 07:15 07:30 17:00 16:00
7 - 9 Pk Volume 0 0 591 942 1526 0 0 892 595 

Pk Hr Factor 0.000 0.000 0.869 0.913 0.937 0.000 0.000 0.945 0.972

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
19,033

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

19:30
19:45

20:45

20:00
20:15
20:30

17:45
18:00
18:15

18:45
19:00
19:15

18:30

15:30
15:45
16:00
16:15
16:30
16:45
17:00
17:15
17:30

14:00
14:15
14:30
14:45
15:00
15:15

12:30
12:45
13:00
13:15
13:30
13:45

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
19,033
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Prepared by NDS/ATD

NB SB EB WB
0 0 8,649 8,398

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 0  0  20  18  38  0  0  148  120 268
00:15 0  0  17  9  26 0  0  149  122 271
00:30 0  0  16  11  27 0  0  131  112 243
00:45 0 0 9 62 9 47 18 109 0 0 170 598 111 465 281
01:00 0  0  11  9  20 0  0  153  199 352
01:15 0  0  7  5  12 0  0  126  157 283
01:30 0  0  9  4  13 0  0  153  138 291
01:45 0 0 9 36 5 23 14 59 0 0 119 551 133 627 252
02:00 0  0  7  7  14  0  0  152  159 311
02:15 0  0  5  3  8  0  0  187  162 349
02:30 0  0  7  10  17  0  0  187  133 320
02:45 0 0 4 23 3 23 7 46 0 0 203 729 125 579 328
03:00 0  0  6  0  6  0  0  184  149 333
03:15 0  0  6  4  10  0  0  198  138 336
03:30 0  0  9  5  14  0  0  191  112 303
03:45 0 0 6 27 7 16 13 43 0 0 170 743 124 523 294
04:00 0  0  4  4  8  0  0  190  137 327
04:15 0  0  8  10  18  0  0  200  142 342
04:30 0  0  5  14  19  0  0  176  126 302
04:45 0 0 7 24 13 41 20 65 0 0 188 754 128 533 316
05:00 0  0  12  27  39  0  0  198  130 328
05:15 0  0  13  39  52  0  0  180  109 289
05:30 0  0  16  44  60  0  0  199  141 340
05:45 0 0 25 66 74 184 99 250 0 0 177 754 113 493 290
06:00 0  0  30  77  107  0  0  152  107 259
06:15 0  0  27  93  120  0  0  165  112 277
06:30 0  0  59  87  146  0  0  152  99 251
06:45 0 0 64 180 121 378 185 558 0 0 146 615 103 421 249
07:00 0  0  67  176  243  0  0  117  81 198
07:15 0  0  85  200  285  0  0  120  85 205
07:30 0  0  107  226  333  0  0  107  66 173
07:45 0 0 159 418 248 850 407 1268 0 0 86 430 50 282 136
08:00 0  0  129  344  473  0  0  81  61 142
08:15 0  0  120  273  393  0  0  91  54 145
08:30 0  0  130  188  318  0  0  93  46 139
08:45 0 0 93 472 143 948 236 1420 0 0 77 342 44 205 121
09:00 0  0  85  119  204  0  0  73  49 122
09:15 0  0  101  107  208  0  0  66  36 102
09:30 0  0  82  117  199  0  0  72  34 106
09:45 0 0 106 374 133 476 239 850 0 0 53 264 33 152 86
10:00 0  0  101  105  206  0  0  56  29 85
10:15 0  0  125  116  241  0  0  39  32 71
10:30 0  0  98  140  238  0  0  35  22 57
10:45 0 0 109 433 102 463 211 896 0 0 40 170 14 97 54
11:00 0  0  100  124  224  0  0  33  17 50
11:15 0  0  117  127  244  0  0  28  18 46
11:30 0  0  126  121  247  0  0  22  22 44
11:45 0 0 137 480 128 500 265 980 0 0 21 104 15 72 36

TOTALS 2595 3949 6544 6054 4449

SPLIT % 39.7% 60.3% 38.4% 57.6% 42.4%

NB SB EB WB
0 0 8,649 8,398

AM Peak Hour 11:45 07:30 07:30 14:45 13:00
AM Pk Volume 565 1091 1606 776 627

Pk Hr Factor 0.948 0.793 0.849 0.956 0.788
7 - 9 Volume 0 0 890 1798 2688 0 0 1508 1026

7 - 9 Peak Hour 07:45 07:30 07:30 16:45 16:00
7 - 9 Pk Volume 0 0 538 1091 1606 0 0 765 533 

Pk Hr Factor 0.000 0.000 0.846 0.793 0.849 0.000 0.000 0.961 0.938

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
17,047

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

19:30
19:45

20:45

20:00
20:15
20:30

18:00
18:15

18:45
19:00
19:15

18:30

16:30
16:45

17:45

17:00
17:15
17:30

14:45
15:00
15:15

15:45
16:00
16:15

15:30

12:30
12:45
13:00
13:15
13:30
13:45
14:00
14:15
14:30

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
17,047

2 - 366

2 - 0123456789
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Prepared by NDS/ATD

NB SB EB WB
0 0 7,464 6,134

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 0  0  11  13  24  0  0  111  100 211
00:15 0  0  14  13  27 0  0  121  91 212
00:30 0  0  10  17  27 0  0  108  93 201
00:45 0 0 11 46 7 50 18 96 0 0 117 457 92 376 209
01:00 0  0  6  11  17 0  0  140  99 239
01:15 0  0  0  3  3 0  0  129  103 232
01:30 0  0  7  2  9 0  0  123  84 207
01:45 0 0 4 17 6 22 10 39 0 0 104 496 92 378 196
02:00 0  0  6  4  10  0  0  147  81 228
02:15 0  0  5  6  11  0  0  166  121 287
02:30 0  0  2  2  4  0  0  170  120 290
02:45 0 0 4 17 1 13 5 30 0 0 164 647 127 449 291
03:00 0  0  3  2  5  0  0  143  113 256
03:15 0  0  5  1  6  0  0  161  155 316
03:30 0  0  13  1  14  0  0  147  117 264
03:45 0 0 10 31 11 15 21 46 0 0 132 583 114 499 246
04:00 0  0  9  4  13  0  0  140  105 245
04:15 0  0  13  3  16  0  0  134  85 219
04:30 0  0  21  5  26  0  0  132  109 241
04:45 0 0 21 64 15 27 36 91 0 0 163 569 78 377 241
05:00 0  0  36  12  48  0  0  166  122 288
05:15 0  0  27  12  39  0  0  123  99 222
05:30 0  0  50  24  74  0  0  139  89 228
05:45 0 0 45 158 29 77 74 235 0 0 118 546 84 394 202
06:00 0  0  60  37  97  0  0  127  95 222
06:15 0  0  77  55  132  0  0  115  72 187
06:30 0  0  86  64  150  0  0  105  83 188
06:45 0 0 108 331 78 234 186 565 0 0 88 435 86 336 174
07:00 0  0  103  115  218  0  0  97  60 157
07:15 0  0  99  139  238  0  0  86  69 155
07:30 0  0  100  163  263  0  0  73  50 123
07:45 0 0 170 472 171 588 341 1060 0 0 69 325 46 225 115
08:00 0  0  134  199  333  0  0  67  55 122
08:15 0  0  141  143  284  0  0  49  62 111
08:30 0  0  137  120  257  0  0  66  46 112
08:45 0 0 118 530 105 567 223 1097 0 0 46 228 41 204 87
09:00 0  0  93  90  183  0  0  48  35 83
09:15 0  0  81  71  152  0  0  47  40 87
09:30 0  0  77  68  145  0  0  35  35 70
09:45 0 0 97 348 79 308 176 656 0 0 32 162 34 144 66
10:00 0  0  83  74  157  0  0  30  29 59
10:15 0  0  95  70  165  0  0  25  23 48
10:30 0  0  107  85  192  0  0  22  27 49
10:45 0 0 84 369 85 314 169 683 0 0 28 105 19 98 47
11:00 0  0  110  85  195  0  0  22  20 42
11:15 0  0  115  96  211  0  0  26  16 42
11:30 0  0  108  93  201  0  0  18  12 30
11:45 0 0 108 441 98 372 206 813 0 0 21 87 19 67 40

TOTALS 2824 2587 5411 4640 3547

SPLIT % 52.2% 47.8% 39.8% 56.7% 43.3%

NB SB EB WB
0 0 7,464 6,134

AM Peak Hour 07:45 07:30 07:30 14:00 14:30
AM Pk Volume 582 676 1221 647 515

Pk Hr Factor 0.856 0.849 0.895 0.951 0.831
7 - 9 Volume 0 0 1002 1155 2157 0 0 1115 771

7 - 9 Peak Hour 07:45 07:30 07:30 16:15 16:30
7 - 9 Pk Volume 0 0 582 676 1221 0 0 595 408 

Pk Hr Factor 0.000 0.000 0.856 0.849 0.895 0.000 0.000 0.896 0.836

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
13,598

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

19:30
19:45

20:45

20:00
20:15
20:30

17:45
18:00
18:15

18:45
19:00
19:15

18:30

15:30
15:45
16:00
16:15
16:30
16:45
17:00
17:15
17:30

14:00
14:15
14:30
14:45
15:00
15:15

12:30
12:45
13:00
13:15
13:30
13:45

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
13,598
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Prepared by NDS/ATD

NB SB EB WB
2,758 3,095 0 0

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 3  3  0  0  6  43  40  0  0 83
00:15 6  1  0  0  7 45  48  0  0 93
00:30 6  2  0  0  8 58  40  0  0 98
00:45 3 18 1 7 0 0 4 25 58 204 33 161 0 0 91
01:00 2  1  0  0  3 53  88  0  0 141
01:15 4  1  0  0  5 47  78  0  0 125
01:30 0  1  0  0  1 51  43  0  0 94
01:45 1 7 0 3 0 0 1 10 72 223 66 275 0 0 138
02:00 2  0  0  0  2  75  60  0  0 135
02:15 1  1  0  0  2  79  129  0  0 208
02:30 2  0  0  0  2  58  69  0  0 127
02:45 0 5 1 2 0 0 1 7 58 270 59 317 0 0 117
03:00 1  2  0  0  3  50  53  0  0 103
03:15 0  2  0  0  2  41  58  0  0 99
03:30 0  1  0  0  1  23  49  0  0 72
03:45 0 1 1 6 0 0 1 7 43 157 49 209 0 0 92
04:00 0  2  0  0  2  43  30  0  0 73
04:15 1  5  0  0  6  44  49  0  0 93
04:30 1  7  0  0  8  54  65  0  0 119
04:45 3 5 7 21 0 0 10 26 49 190 55 199 0 0 104
05:00 2  19  0  0  21  38  62  0  0 100
05:15 9  13  0  0  22  36  48  0  0 84
05:30 8  33  0  0  41  34  53  0  0 87
05:45 28 47 32 97 0 0 60 144 42 150 46 209 0 0 88
06:00 20  39  0  0  59  27  38  0  0 65
06:15 29  26  0  0  55  29  24  0  0 53
06:30 17  35  0  0  52  32  21  0  0 53
06:45 35 101 34 134 0 0 69 235 26 114 27 110 0 0 53
07:00 37  49  0  0  86  22  22  0  0 44
07:15 50  49  0  0  99  23  17  0  0 40
07:30 87  79  0  0  166  21  14  0  0 35
07:45 84 258 119 296 0 0 203 554 15 81 12 65 0 0 27
08:00 97  96  0  0  193  17  13  0  0 30
08:15 100  113  0  0  213  18  15  0  0 33
08:30 122  140  0  0  262  23  22  0  0 45
08:45 43 362 59 408 0 0 102 770 21 79 15 65 0 0 36
09:00 26  35  0  0  61  18  11  0  0 29
09:15 29  31  0  0  60  16  9  0  0 25
09:30 36  41  0  0  77  10  9  0  0 19
09:45 28 119 41 148 0 0 69 267 9 53 8 37 0 0 17
10:00 28  30  0  0  58  12  8  0  0 20
10:15 26  31  0  0  57  16  6  0  0 22
10:30 27  48  0  0  75  10  11  0  0 21
10:45 27 108 40 149 0 0 67 257 7 45 3 28 0 0 10
11:00 33  33  0  0  66  3  1  0  0 4
11:15 34  37  0  0  71  9  3  0  0 12
11:30 30  27  0  0  57  5  3  0  0 8
11:45 42 139 44 141 0 0 86 280 5 22 1 8 0 0 6

TOTALS 1170 1412 2582 1588 1683

SPLIT % 45.3% 54.7% 44.1% 48.5% 51.5%

NB SB EB WB
2,758 3,095 0 0

AM Peak Hour 07:45 07:45 07:45 13:45 13:45
AM Pk Volume 403 468 871 284 324

Pk Hr Factor 0.826 0.836 0.831 0.899 0.628
7 - 9 Volume 620 704 0 0 1324 340 408 0 0

7 - 9 Peak Hour 07:45 07:45 07:45 16:00 16:15
7 - 9 Pk Volume 403 468 0 0 871 190 231 0 0 

Pk Hr Factor 0.826 0.836 0.000 0.000 0.831 0.880 0.888 0.000 0.000

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
5,853

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

18:45
19:00
19:15
19:30
19:45

20:45

20:00
20:15
20:30

17:00
17:15
17:30
17:45
18:00
18:15
18:30

15:30
15:45
16:00
16:15
16:30
16:45

14:00
14:15
14:30
14:45
15:00
15:15

12:30
12:45
13:00
13:15
13:30
13:45

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
5,853
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Prepared by NDS/ATD

NB SB EB WB
3,459 3,253 0 0

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 5  10  0  0  15  59  49  0  0 108
00:15 13  7  0  0  20 57  44  0  0 101
00:30 5  9  0  0  14 43  46  0  0 89
00:45 4 27 3 29 0 0 7 56 57 216 39 178 0 0 96
01:00 3  5  0  0  8 51  69  0  0 120
01:15 8  8  0  0  16 55  58  0  0 113
01:30 5  2  0  0  7 49  46  0  0 95
01:45 1 17 5 20 0 0 6 37 43 198 46 219 0 0 89
02:00 3  6  0  0  9  44  56  0  0 100
02:15 2  3  0  0  5  59  54  0  0 113
02:30 4  0  0  0  4  60  51  0  0 111
02:45 2 11 1 10 0 0 3 21 56 219 63 224 0 0 119
03:00 3  0  0  0  3  59  71  0  0 130
03:15 2  3  0  0  5  50  71  0  0 121
03:30 1  1  0  0  2  52  61  0  0 113
03:45 5 11 1 5 0 0 6 16 40 201 69 272 0 0 109
04:00 5  2  0  0  7  57  68  0  0 125
04:15 7  0  0  0  7  45  77  0  0 122
04:30 8  2  0  0  10  54  61  0  0 115
04:45 16 36 5 9 0 0 21 45 51 207 76 282 0 0 127
05:00 21  6  0  0  27  49  76  0  0 125
05:15 25  9  0  0  34  43  95  0  0 138
05:30 29  5  0  0  34  66  79  0  0 145
05:45 38 113 9 29 0 0 47 142 61 219 79 329 0 0 140
06:00 44  14  0  0  58  38  88  0  0 126
06:15 42  11  0  0  53  45  56  0  0 101
06:30 44  16  0  0  60  46  55  0  0 101
06:45 42 172 23 64 0 0 65 236 42 171 50 249 0 0 92
07:00 80  26  0  0  106  39  52  0  0 91
07:15 76  38  0  0  114  35  39  0  0 74
07:30 98  50  0  0  148  41  52  0  0 93
07:45 109 363 66 180 0 0 175 543 32 147 33 176 0 0 65
08:00 79  50  0  0  129  23  35  0  0 58
08:15 63  35  0  0  98  30  46  0  0 76
08:30 64  34  0  0  98  21  41  0  0 62
08:45 60 266 29 148 0 0 89 414 23 97 31 153 0 0 54
09:00 50  35  0  0  85  25  47  0  0 72
09:15 61  23  0  0  84  25  30  0  0 55
09:30 33  30  0  0  63  13  27  0  0 40
09:45 44 188 24 112 0 0 68 300 20 83 31 135 0 0 51
10:00 53  31  0  0  84  17  28  0  0 45
10:15 41  29  0  0  70  13  23  0  0 36
10:30 46  29  0  0  75  11  15  0  0 26
10:45 41 181 23 112 0 0 64 293 15 56 11 77 0 0 26
11:00 41  27  0  0  68  16  16  0  0 32
11:15 33  59  0  0  92  11  11  0  0 22
11:30 50  49  0  0  99  10  16  0  0 26
11:45 85 209 54 189 0 0 139 398 14 51 9 52 0 0 23

TOTALS 1594 907 2501 1865 2346

SPLIT % 63.7% 36.3% 37.3% 44.3% 55.7%

NB SB EB WB
3,459 3,253 0 0

AM Peak Hour 07:00 11:15 07:15 14:15 17:15
AM Pk Volume 363 211 566 234 341

Pk Hr Factor 0.833 0.894 0.809 0.975 0.897
7 - 9 Volume 629 328 0 0 957 426 611 0 0

7 - 9 Peak Hour 07:00 07:15 07:15 17:00 17:00
7 - 9 Pk Volume 363 204 0 0 566 219 329 0 0 

Pk Hr Factor 0.833 0.773 0.000 0.000 0.809 0.830 0.866 0.000 0.000

4 - 6 Peak Hour
4 - 6 Pk Volume

23:45
TOTALS

Pk Hr Factor

Pk Hr Factor

SPLIT %

Total
6,712

PM Peak Hour
PM Pk Volume

DAILY TOTALS

4 - 6 Volume

22:30
22:45

DAILY TOTALS

23:00
23:15
23:30

21:00
21:15

21:45
22:00
22:15

21:30

18:45
19:00
19:15
19:30
19:45

20:45

20:00
20:15
20:30

17:00
17:15
17:30
17:45
18:00
18:15
18:30

15:30
15:45
16:00
16:15
16:30
16:45

14:00
14:15
14:30
14:45
15:00
15:15

12:30
12:45
13:00
13:15
13:30
13:45

TOTAL PM Period TOTAL
12:00
12:15

DAILY TOTALS Total
6,712
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Day: City: Spring Valley
Date: Project #: CA19_4443_009

NB SB EB WB
1,176 1,286 0 0

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00 4  0    4  26  18    44  
00:15 0  0    0 31  13    44
00:30 2  2    4 24  19    43
00:45 0 6 0 2 0 8 23 104 22 72 45 176
01:00 1  0    1 25  35    60
01:15 0  0    0 22  16    38
01:30 0  1    1 23  23    46
01:45 0 1 0 1 0 2 26 96 14 88 40 184
02:00 0  0    0  22  23    45  
02:15 2  0    2  32  19    51  
02:30 1  1    2  16  28    44  
02:45 0 3 0 1 0 4 26 96 25 95 51 191
03:00 1  0    1  19  16    35  
03:15 1  2    3  33  23    56  
03:30 0  3    3  25  32    57  
03:45 0 2 1 6 1 8 29 106 25 96 54 202
04:00 0  1    1  33  10    43  
04:15 2  0    2  26  13    39  
04:30 1  3    4  26  30    56  
04:45 0 3 2 6 2 9 32 117 17 70 49 187
05:00 0  5    5  29  17    46  
05:15 2  7    9  18  27    45  
05:30 2  10    12  30  22    52  
05:45 4 8 9 31 13 39 25 102 25 91 50 193
06:00 3  13    16  20  19    39  
06:15 3  17    20  14  12    26  
06:30 4  13    17  20  19    39  
06:45 6 16 21 64 27 80 19 73 14 64 33 137
07:00 9  16    25  10  15    25  
07:15 13  28    41  9  12    21  
07:30 13  39    52  14  9    23  
07:45 20 55 46 129 66 184 17 50 12 48 29 98
08:00 25  41    66  11  9    20  
08:15 10  34    44  11  6    17  
08:30 19  14    33  18  9    27  
08:45 9 63 13 102 22 165 9 49 7 31 16 80
09:00 16  28    44  8  6    14  
09:15 11  23    34  9  6    15  
09:30 9  26    35  9  5    14  
09:45 12 48 21 98 33 146 6 32 3 20 9 52
10:00 11  25    36  6  3    9  
10:15 15  14    29  3  3    6  
10:30 10  23    33  4  1    5  
10:45 13 49 21 83 34 132 8 21 3 10 11 31
11:00 15  11    26  2  0    2  
11:15 14  21    35  1  1    2  
11:30 11  18    29  0  2    2  
11:45 28 68 20 70 48 138 5 8 5 8 10 16

TOTALS 322 593 915 854 693 1547

SPLIT % 35.2% 64.8% 37.2% 55.2% 44.8% 62.8%

NB SB EB WB
1,176 1,286 0 0

AM Peak Hour 11:45 07:30 07:30 15:15 12:45 15:15
AM Pk Volume 109 160 228 120 96 210

Pk Hr Factor 0.879 0.870 0.864 0.909 0.686 0.921
7 - 9 Volume 118 231 0 0 349 219 161 0 0 380

7 - 9 Peak Hour 07:45 07:30 07:30 16:00 16:30 16:30
7 - 9 Pk Volume 74 160 0 0 228 117 91 0 0 196 

Pk Hr Factor 0.740 0.870 0.000 0.000 0.864 0.886 0.758 0.000 0.000 0.875

4 - 6 Peak Hour
4 - 6 Pk Volume

SPLIT %

TOTAL

Pk Hr Factor

PM Peak Hour
PM Pk Volume

Pk Hr Factor
4 - 6 Volume

20:45

TOTAL

23:45
TOTALS

Total
2,462

DAILY TOTALS

21:00
21:15

20:30

DAILY TOTALS

22:15
22:30
22:45
23:00
23:15
23:30

Casa De Oro Blvd E/O Campo Rd & Granada Ave

21:30
21:45
22:00

Total
2,462

19:30
19:45
20:00
20:15

18:00
18:15
18:30
18:45
19:00
19:15

16:45
17:00
17:15

Tuesday

17:30
17:45

15:15
15:30
15:45
16:00
16:15
16:30

14:00
14:15
14:30

11/12/2019

14:45
15:00

DAILY TOTALS

PM Period

VOLUME
Prepared by National Data & Surveying Services

13:15
13:30
13:45

12:00
12:15
12:30
12:45
13:00
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Day: City: Spring Valley
Date: Project #: CA19_4443_010

NB SB EB WB
0 0 599 632

AM Period NB SB  EB  WB NB  SB  EB  WB
00:00   0  0  0    6  8  14  
00:15   2  1  3   7  9  16
00:30   0  0  0   9  4  13
00:45 1 3 0 1 1 4 24 46 10 31 34 77
01:00   0  0  0   34  33  67
01:15   0  0  0   9  15  24
01:30   0  0  0   12  9  21
01:45 0 0 0 11 66 3 60 14 126
02:00   0  0  0    7  21  28  
02:15   0  0  0    7  14  21  
02:30   0  0  0    12  10  22  
02:45 1 1 0 1 1 11 37 13 58 24 95
03:00   0  0  0    9  8  17  
03:15   0  0  0    11  7  18  
03:30   0  0  0    12  10  22  
03:45 0 0 0 19 51 18 43 37 94
04:00   0  0  0    11  11  22  
04:15   0  1  1    10  15  25  
04:30   0  0  0    8  3  11  
04:45 0 1 2 1 2 17 46 13 42 30 88
05:00   0  1  1    14  15  29  
05:15   1  4  5    16  6  22  
05:30   0  7  7    8  13  21  
05:45 2 3 4 16 6 19 10 48 6 40 16 88
06:00   3  7  10    8  9  17  
06:15   1  5  6    11  2  13  
06:30   2  3  5    5  5  10  
06:45 1 7 4 19 5 26 2 26 6 22 8 48
07:00   6  12  18    5  3  8  
07:15   19  11  30    5  3  8  
07:30   32  27  59    1  3  4  
07:45 58 115 40 90 98 205 1 12 1 10 2 22
08:00   18  69  87    4  0  4  
08:15   6  21  27    3  0  3  
08:30   6  10  16    4  3  7  
08:45 7 37 5 105 12 142 2 13 1 4 3 17
09:00   7  9  16    3  1  4  
09:15   4  12  16    3  3  6  
09:30   6  6  12    1  2  3  
09:45 4 21 6 33 10 54 4 11 1 7 5 18
10:00   5  3  8    3  0  3  
10:15   5  5  10    0  3  3  
10:30   8  3  11    2  0  2  
10:45 3 21 6 17 9 38 1 6 0 3 1 9
11:00   5  6  11    0  0  0  
11:15   5  8  13    2  0  2  
11:30   8  6  14    0  1  1  
11:45 6 24 8 28 14 52 3 5 0 1 3 6

TOTALS 232 311 543 367 321 688

SPLIT % 42.7% 57.3% 44.1% 53.3% 46.7% 55.9%

NB SB EB WB
0 0 599 632

AM Peak Hour 07:15 07:30 07:15 12:45 12:45 12:45
AM Pk Volume 127 157 274 79 67 146

Pk Hr Factor 0.547 0.569 0.699 0.581 0.508 0.545
7 - 9 Volume 0 0 152 195 347 0 0 94 82 176

7 - 9 Peak Hour 07:15 07:30 07:15 16:30 16:45 16:45
7 - 9 Pk Volume 0 0 127 157 274 0 0 55 47 102 

Pk Hr Factor 0.000 0.000 0.547 0.569 0.699 0.000 0.000 0.809 0.783 0.850

4 - 6 Peak Hour
4 - 6 Pk Volume

SPLIT %

TOTAL

Pk Hr Factor

PM Peak Hour
PM Pk Volume

Pk Hr Factor
4 - 6 Volume

20:45

TOTAL

23:45
TOTALS

Total
1,231

DAILY TOTALS

21:00
21:15

20:30

DAILY TOTALS

22:15
22:30
22:45
23:00
23:15
23:30

Ramona Dr Bet. Madrid Way & Casa De Oro Blvd

21:30
21:45
22:00

Total
1,231

19:30
19:45
20:00
20:15

18:00
18:15
18:30
18:45
19:00
19:15

16:45
17:00
17:15

Tuesday

17:30
17:45

15:15
15:30
15:45
16:00
16:15
16:30

14:00
14:15
14:30

11/12/2019

14:45
15:00

DAILY TOTALS

PM Period

VOLUME
Prepared by National Data & Surveying Services

13:15
13:30
13:45

12:00
12:15
12:30
12:45
13:00

2 - 380

2 - 0123456789
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Prepared by National Data & Surveying Services

ID: 19-04442-001 Day:

City: Spring Valley Date:

AM 0 460 55 0 AM

NOON 0 0 0 0 NOON

PM 0 462 81 0 PM

AM NOON PM PM NOON AM

0 2 0 0 0 0 0 0

0 0 0 0

0 0 0 0 0 0 0 0

339 0 496 1.5 TEV 1768 0 1884 0 0 0 0

1 0 4 0.5 PHF 0.92 0.91

102 0 204 1 0 0 2 1

AM NOON PM PM NOON AM

PM 0 0 427 210 PM

NOON 0 0 0 0 NOON

AM 0 0 552 259 AM

Peak Hour Turning Movement Count

666

Total Vehicles (PM) Bikes (PM)

Kenwood Dr & SR-94 EB Ramps

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

315

Bikes (AM)Total Vehicles (AM)

NONE

04:15 PM - 05:15 PM

891

923

0

3-Way Stop (NB/SB/EB)

Kenwood Dr

562

0

Kenwood Dr

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

295

0

07:00 AM - 09:00 AM

NONE

0 0 0

NOONAM PM

22 

15 
0 
4 

0 
5 

0 
0 
0 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

0
0
0

102
1

339

N/A
N/A
N/A

N/A
N/A
N/A

0
0
0

204
4

496

0
0
0

0
0
0

2 - 382

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-002 Day:

City: Spring Valley Date:

AM 562 337 0 0 AM

NOON 0 0 0 0 NOON

PM 421 370 0 0 PM

AM NOON PM PM NOON AM

0 2 0 0 1 63 0 143

0 0 0 47

0 0 0 0 1 176 0 178

0 0 0 0 TEV 2156 0 1953 0 0 0 0

0 0 0 0 PHF 0.96 0.94

0 0 0 0 0 1 2 0

AM NOON PM PM NOON AM

PM 0 198 725 0 PM

NOON 0 0 0 0 NOON

AM 0 223 666 0 AM

Peak Hour Turning Movement Count

546

Total Vehicles (PM) Bikes (PM)

Kenwood Dr & SR-94 WB Ramps

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

0

Bikes (AM)Total Vehicles (AM)

NONE

04:15 PM - 05:15 PM

809

788

0

3-Way Stop (NB/SB/WB)

Kenwood Dr

515

0

Kenwood Dr

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

0

0

07:00 AM - 09:00 AM

NONE

832 0 619

NOONAM PM

21 

13 
0 
5 

0 
5 

0 
0 
0 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

178
47
143

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

176
0
63

0
0
0

0
0
0

0
0
0

2 - 383

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-003 Day:

City: Spring Valley Date:

AM 0 797 6 0 AM

NOON 0 0 0 0 NOON

PM 0 660 18 0 PM

AM NOON PM PM NOON AM

0 2 0 0 0 36 0 33

1 0 0 0

0 0 0 0 0 129 0 119

0 0 0 0 TEV 1752 0 1629 0 0 0 0

0 0 0 0 PHF 0.92 0.99

0 0 0 0 0 0 2 0

AM NOON PM PM NOON AM

PM 0 0 673 113 PM

NOON 0 0 0 0 NOON

AM 0 0 731 66 AM

Peak Hour Turning Movement Count

789

Total Vehicles (PM) Bikes (PM)

Kenwood Dr & Kenora Dr

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

72

Bikes (AM)Total Vehicles (AM)

NONE

04:15 PM - 05:15 PM

764

709

0

1-Way Stop (WB)

Kenwood Dr

916

0

Kenwood Dr

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

131

0

07:00 AM - 09:00 AM

NONE

0 0 0

NOONAM PM

5 

3 
0 
1 

0 
2 

0 
0 
0 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

119
0
33

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

129
0
36

0
0
0

4
0
0

0
0
0

2 - 384

2 - 0123456789



2 - 385

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-005 Day:

City: Spring Valley Date:

AM 378 10 146 0 AM

NOON 0 0 0 0 NOON

PM 157 13 79 0 PM

AM NOON PM PM NOON AM

1 0.5 0.5 0 0 52 0 111

2 584 0 898

0 0 0 0 1 14 0 10

225 0 135 1 TEV 2249 0 1880 0 0 0 0

457 0 819 2 PHF 0.97 0.97

10 0 15 0 0 0 0 0

AM NOON PM PM NOON AM

PM 0 0 0 12 PM

NOON 0 0 0 0 NOON

AM 0 1 1 2 AM

Peak Hour Turning Movement Count

42

Total Vehicles (PM) Bikes (PM)

Conrad Dr & Campo Rd

Tuesday
11/12/2019

CONTROL

07:45 AM - 08:45 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

605

Bikes (AM)Total Vehicles (AM)

NONE

04:15 PM - 05:15 PM

337

187

0

Signalized

Conrad Dr

30

0

Conrad Dr

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

910

0

07:00 AM - 09:00 AM

NONE

1277 0 741

NOONAM PM

18 

7 
0 
11 

0 
6 

1 
0 

14 
70 
0 
5 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
1
0

0
1
4

N/A
N/A
N/A

N/A
N/A
N/A

10
898
111

10
457
225

N/A
N/A
N/A

N/A
N/A
N/A

14
584
52

15
819
135

0
1
0

0
0
0

2 - 386

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-006 Day:

City: Spring Valley Date:

AM 60 12 45 0 AM

NOON 0 0 0 0 NOON

PM 40 18 33 0 PM

AM NOON PM PM NOON AM

0 1 0 0 0 19 0 92

2 493 0 978

0 0 0 0 1 23 0 29

44 0 41 1 TEV 1863 0 1540 0 0 0 0

450 0 675 2 PHF 0.87 0.94

35 0 55 0 0 0 1 0

AM NOON PM PM NOON AM

PM 0 74 15 54 PM

NOON 0 0 0 0 NOON

AM 0 68 20 30 AM

Peak Hour Turning Movement Count

96

Total Vehicles (PM) Bikes (PM)

Bonita St & Campo Rd

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

525

Bikes (AM)Total Vehicles (AM)

NONE

04:00 PM - 05:00 PM

156

75

0

Signalized

Bonita St

76

0

Bonita St

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

762

0

07:00 AM - 09:00 AM

NONE

1106 0 607

NOONAM PM

3 

2 
0 
0 

0 
1 

2 
0 
4 
2 
0 
5 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
1
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

29
978
92

35
450
44

N/A
N/A
N/A

N/A
N/A
N/A

23
493
19

55
675
41

0
1
0

0
1
0

2 - 387

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-007 Day:

City: Spring Valley Date:

AM 18 12 20 0 AM

NOON 0 0 0 0 NOON

PM 22 26 22 0 PM

AM NOON PM PM NOON AM

0 1 0 0 0 20 0 35

2 363 0 793

0 0 0 0 1 57 0 30

13 0 10 1 TEV 1797 0 1469 0 0 0 0

340 0 494 2 PHF 0.89 0.97

158 0 236 0 0 0 1 0

AM NOON PM PM NOON AM

PM 0 147 9 63 PM

NOON 0 0 0 0 NOON

AM 0 289 33 56 AM

Peak Hour Turning Movement Count

319

Total Vehicles (PM) Bikes (PM)

Barcelona St & Campo Rd

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

416

Bikes (AM)Total Vehicles (AM)

NONE

04:00 PM - 05:00 PM

81

39

0

Signalized

Barcelona St

200

0

Barcelona St

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

579

0

07:00 AM - 09:00 AM

NONE

1100 0 532

NOONAM PM

0 

1 
0 
3 

0 
0 

2 
0 
0 
2 
0 
4 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

30
793
35

158
340
13

N/A
N/A
N/A

N/A
N/A
N/A

57
363
20

236
494
10

0
1
0

0
1
0

2 - 388

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-008 Day:

City: Spring Valley Date:

AM 35 5 44 0 AM

NOON 0 0 0 0 NOON

PM 49 11 33 0 PM

AM NOON PM PM NOON AM

0 1 0 0 0 28 0 45

2 365 0 798

0 0 0 0 0 27 0 33

32 0 60 0 TEV 1440 0 1151 0 0 0 0

400 0 527 2 PHF 0.84 0.95

17 0 17 0 0 0 1 0

AM NOON PM PM NOON AM

PM 1 9 4 20 PM

NOON 0 0 0 0 NOON

AM 0 5 11 15 AM

Peak Hour Turning Movement Count

56

Total Vehicles (PM) Bikes (PM)

Cordoba Ave & Campo Rd

Tuesday
11/12/2019

CONTROL

07:45 AM - 08:45 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

459

Bikes (AM)Total Vehicles (AM)

NONE

04:15 PM - 05:15 PM

88

92

0

2-Way Stop (NB/SB)

Cordoba Ave

55

0

Cordoba Ave

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

580

0

07:00 AM - 09:00 AM

NONE

838 0 423

NOONAM PM

1 

2 
0 
1 

0 
1 

1 
0 
0 
0 
0 
3 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

1
0
0

N/A
N/A
N/A

N/A
N/A
N/A

33
798
45

17
400
32

N/A
N/A
N/A

N/A
N/A
N/A

27
365
28

17
527
60

0
1
0

0
1
0

2 - 389

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-009 Day:

City: Spring Valley Date:

AM 15 3 40 0 AM

NOON 0 0 0 0 NOON

PM 9 3 28 0 PM

AM NOON PM PM NOON AM

0 1 0 0 0.5 11 0 26

1.5 312 0 704

0 0 0 0 1 19 0 9

17 0 3 1 TEV 1279 0 931 0 0 0 0

345 0 474 2 PHF 0.83 0.93

9 0 9 0 0 0 0.5 0.5

AM NOON PM PM NOON AM

PM 0 13 1 49 PM

NOON 0 0 0 0 NOON

AM 0 23 1 87 AM

07:00 AM - 09:00 AM

NONE

742 0 334

Granada Ave/Casa De Oro Blvd

21

0

Granada Ave/Casa De Oro Blvd

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

551

0

Total Vehicles (AM)

NONE

04:45 PM - 05:45 PM

44

15

0

Signalized

Peak Hour Turning Movement Count

31

Total Vehicles (PM) Bikes (PM)

Granada Ave/Casa De Oro Blvd & Campo Rd

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

472

Bikes (AM)

NOONAM PM

4 

5 
0 
7 

0 
2 

1 
0 
0 
1 
0 
1 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

9
704
26

9
345
17

N/A
N/A
N/A

N/A
N/A
N/A

19
312
11

9
474
3

0
0
0

0
0
0

2 - 390

2 - 0123456789



2 - 391

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-010 Day:

City: Spring Valley Date:

AM 189 322 16 2 AM

NOON 0 0 0 0 NOON

PM 126 443 8 2 PM

AM NOON PM PM NOON AM

0 2 1 0 0 155 0 289

1 63 0 162

0 0 0 0 0 201 0 194

0 0 0 0 TEV 2379 0 1864 0 0 0 0

0 0 0 0 PHF 0.92 0.94

0 0 0 0 0 1 2 0

AM NOON PM PM NOON AM

PM 0 519 273 74 PM

NOON 0 0 0 0 NOON

AM 1 495 526 183 AM

Peak Hour Turning Movement Count

644

Total Vehicles (PM) Bikes (PM)

Campo Rd & SR-94 WB On-Ramps/Agua Dulce Blvd

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

199

Bikes (AM)Total Vehicles (AM)

NONE

04:00 PM - 05:00 PM

817

430

0

Signalized

Campo Rd

517

0

Campo Rd

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

82

0

07:00 AM - 09:00 AM

NONE

846 0 708

NOONAM PM

4 

2 
0 
5 

0 
5 

0 
0 
1 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

194
162
289

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

201
63
155

0
0
0

0
0
1

0
0
0

2 - 392

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-011 Day:

City: Spring Valley Date:

AM 0 282 180 0 AM

NOON 0 0 0 0 NOON

PM 0 456 189 0 PM

AM NOON PM PM NOON AM

0 2 1 0 0 0 0 0

0 0 0 0

0 0 0 0 0 0 0 0

196 0 139 0.5 TEV 2598 0 2515 0 0 0 0

5 0 1 0.5 PHF 0.92 0.95

571 0 800 1 0 0 2 1

AM NOON PM PM NOON AM

PM 0 0 722 208 PM

NOON 0 0 0 0 NOON

AM 0 0 1124 240 AM

Peak Hour Turning Movement Count

1256

Total Vehicles (PM) Bikes (PM)

Campo Rd & SR-94 EB Ramps

Tuesday
11/12/2019

CONTROL

07:15 AM - 08:15 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

425

Bikes (AM)Total Vehicles (AM)

NONE

04:45 PM - 05:45 PM

1320

861

0

Signalized

Campo Rd

853

0

Campo Rd

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

398

0

07:00 AM - 09:00 AM

NONE

0 0 0

NOONAM PM

7 

1 
0 
8 

0 
2 

0 
0 
1 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

0
0
0

571
5

196

N/A
N/A
N/A

N/A
N/A
N/A

0
0
0

800
1

139

0
0
0

0
0
0

2 - 393

2 - 0123456789



Prepared by National Data & Surveying Services

ID: 19-04442-012 Day:

City: Spring Valley Date:

AM 0 0 0 0 AM

NOON 0 0 0 0 NOON

PM 0 0 0 0 PM

AM NOON PM PM NOON AM

0 0 0 0 0 0 0 0

1 107 0 334

0 0 0 0 0 0 0 0

0 0 0 0 TEV 910 0 518 0 0 0 0

202 0 81 1 PHF 0.87 0.83

0 0 0 0 0 1 0 1

AM NOON PM PM NOON AM

PM 0 316 0 14 PM

NOON 0 0 0 0 NOON

AM 0 314 0 60 AM

Peak Hour Turning Movement Count

0

Total Vehicles (PM) Bikes (PM)

SR-94 WB Off-Ramps & Agua Dulce Blvd

Tuesday
11/12/2019

CONTROL

07:30 AM - 08:30 AM

Total Vehicles (Noon)

Pedestrians (Crosswalks)

Bikes (NOON)

262

Bikes (AM)Total Vehicles (AM)

NONE

04:00 PM - 05:00 PM

0

0

0

1-Way Stop (NB)

SR-94 WB Off-Ramps

0

0

SR-94 WB Off-Ramps

SOUTHBOUND

04:00 PM - 06:00 PM

NORTHBOUND

95

0

07:00 AM - 09:00 AM

NONE

648 0 423

NOONAM PM

0 

1 
0 
0 

0 
0 

0 
0 
0 
0 
0 
0 

PM

AM
AM
NOON
PM

PM
NOON
AM
AM

NOON
PM

NOON

0
0
0

0
0
0

N/A
N/A
N/A

N/A
N/A
N/A

0
334
0

0
202
0

N/A
N/A
N/A

N/A
N/A
N/A

0
107
0

0
81
0

0
1
0

0
1
0

2 - 394

2 - 0123456789



2 - 395

2 - 0123456789



2 - 396

2 - 0123456789



2 - 397

2 - 0123456789



2 - 398

2 - 0123456789



2 - 399

2 - 0123456789



2 - 400

2 - 0123456789



2 - 401

2 - 0123456789



2 - 402

2 - 0123456789



2 - 403

2 - 0123456789



2 - 404

2 - 0123456789



2 - 405

2 - 0123456789



2 - 406

2 - 0123456789



2 - 407

2 - 0123456789



2 - 408

2 - 0123456789



2 - 409

2 - 0123456789



2 - 410

2 - 0123456789



2 - 411

2 - 0123456789



2 - 412

2 - 0123456789



2 - 413

2 - 0123456789



2 - 414

2 - 0123456789



2 - 415

2 - 0123456789



2 - 416

2 - 0123456789



2 - 417

2 - 0123456789
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