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INTRODUCTION 
PURPOSE 

The North City Weat Community 
Plan requires the preparation elf 
individual Precise Plana for each 
Development Unit prior to pro
ceeding with grading, zone 
changes, and tentative mapa. The 
purpose of this Precia.. plan, 
beyond describing the Plan's con
formance to the Community Plan's 
five general goals Slid thl! asso
ciated indiVidual plan element 
objectives, 1s a1ao to provide 
guidelines for the development of 
the Town Center precise Plan 
Unit • 

This document 15 divided into 
four sections. The first section 
introduces the Plan, discussing 
the history and requirements of 
the plan processing within the 
COllmunity Plan's framework. It 
also briefly descl'ibea the loca
cion and setting of the Precise 
Plan eree. The following section 
titled, Plan Elements, describes 
the individuel plan _elements; 
land use, circula'tion, and public 
8ervices and facilities, in terms 
of si:e, loc8tion, development 
character, deneity or intenaity 
of use, and relationship to adja
cent uees. Included with the 
respective plan elellent descrip
tion is a discuS8ion of the 
Precise Plan's conformsnce with 
the North City West Community 
Plan objectivea. The third sec
tion, Design EleUlent. describes 
and illustrates the design 
concept a and obj ectives for the 
Town Center Precise Plan Unit. 

1 

The Deaign Elemsnt will guide 
designer", developers, and re
viewing "gencies in implementing 
the Preci"e Plan. The fourth and 
final .ection titled, Plen Imple
mentetion, discusees the financ
ing programs, development con
troIs, and phasing aseociated 
with ths Town Center Precise Plan 
Unit. 

Companion dOCUllente to the Pre
cise Plan include the North City 
Vest Planned District Ordinsnce 
(PDO). the accompsnying Environ
mental Impact Report (EIR), the 
the North City West Public Pacil
itiea Pinancing Plan, the School 
Pacilities Kaster Plan, and the 
Carmel Valley Precise Plan Design 
Element. The PD~ and Precise 
Plan Design Element section esta
blish the procedures and stand
arda for City review of land 
development Within the Precise 
Plan area. The EIR cites the 
exi8ting cnnditions in the pre
cise plan ar~a, anticipated im
pacts of development and the 
associated mitigstion measureS. 
The Public Facilities Financing 
Plan governs the financing, tim
ing of development, and mainte
nance of public faCilities. 
Procedures for the provision of 
schnols is outlined ln the School 
FacllttieR Master Plan. Figure 1 
illustrates the Hteps in the 
planning process leading to de
velopment within the Precise Plan 
Unit • 
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LOCATION 
, 

11 located within the City 
Vest Commuoity, a designated 
community planning area 1n the 
northern portion of City of San 
Diego. Several establiahed <:0111-
mun1tl". are located in the 
general vicinity of th" Preet." 
Plan Unit. Approzimately two 
ml1es to the weat is the town of 
Del Mar which 1s bordered by the 
Pacific Ocean. Solana Beach and 
Rancho Santa Fe aCe to the north. 
La Jolla 1s to the southwest of 
the community_ Interstate Five 
(1-5) '8 approx1mate1y one mile 
wast from the center of tbe Pre
c1se Plan ares. Figure 2 111us
trates the Precise Plan Unit's 
auhe,gional location. 

Within the North City West 
COlllllunity the Town Center 1s 
bordered by three major arteri
als; Del Kat Heights Road on the 
northern edge, El Camino Real to 
the west and Carmel Country Road 
to the east, Development Unit 
Si>:, a reaidential neighhorhood, 
immediately borders the Precise 
Plan Unit to the south. The Town 
Center's location adjacent to the 
three msjor arterials places it 
et what might be called "the 
crossroads of the comlllunity", 

, 
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COMMUNITY PI.ANNING CONTEXT 

The San Diego City Council 
adopted the North City Wear 
Community Plan on February 27, 
1975, after several yea,a of 
study into the implication of 
urbanization of the North City 
West area. The North City West 
COllmunity Plan vas prepared as a 
development guide for • planned 
new community, based on the City 
of San Diego urbsnizatlC1u polL
cies. An important element of 
the Pia .. 1s a phased development 
progra... The ph.,ed development 
program enaures the timely pro
vision of adequate publLc facili
tiea within the Plan area. 

A number of plauniog principles 
were cr".ted to guide the 
developlIleot of the community. 
Ihes" principles vere interpreted 
into ge.oeral goals. The 
following five general goals 
Itated in the Callununity Plan 
summarize the averall adopted 
planning approach for North City 
Weat. 

1. To establish s physical, 

; . 
, . 

social, and aconomically bal
anced cOlllmunity. 

To establish aelf-cantainment 
snd feeling of community 
identity among the future 
residenta of North City West. 

To preeerve 
environment. 

natural 

To establi&h a balanced tran
aportation system which is 
uaed as a tool for ahaping 
the urban environment. 

5 

5. To establish reali&tic phas
ing of development within the 
community based on maximum 
utilization of the privately
finsnced public fscilities. 

The Community Plan, with the five 
goals aa a framework, outlines 
the conceptual development of 
North City West. The Plan calls 
for the orderly development of 
commercial, industrial and reS
idential uses and aseocisted 
public facilitiea on 4,286 acreS 
of land creating an estimated 
population of 40,200 people. The 
Town Center Precise Plan Unit. 
measuring approximately 168.3 
acres, haa been deaignated the 
focuR of commerCial and cultural 
activity within North City Weet. 

At the prasent time, Precise 
Plane for eight of the twelve 
deeignsted Development Units (or 
neighborhoods) of North City West 
have been prepared and adopted by 
the City of San Diego. Actual 
development has aceurred Within 
Develapment Units One, Two, 
Three, Five, Six, Seven, and 
Eight. 

The Planning COlllmissian approved 
the commencement of the Town 
Center planning effort at a work
shap on July 26, 1984. The Town 
Center Precise Plan should pro
Vide direction for develapment of 
the aite through the design phase 
and eVentual build-out. Figure 
3 illustrates the location of the 
Town Center Precise Plan Unit in 
relationship to the adjacent 
Develapment Units. 
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SITE ANALYSIS 

The existing intersection of Del 
Mar Heights Road and £1 Camino 
Real i. IDeated at the p-roj"et'. 
northw •• cero boundary with E1 
CallinD Real roughly defining the 
weaCern boondary of the site. 
The proposed extension of Del Mar 
Heights koad and Carmel Country 
Road will forll the s1te's 
northern and es .. tern boundaries. 
Paved aeeess to the site 1. via 
El CRlllino Real while ona1te 
• .,eeS8 1s obtained through a 
network of unimproved dirt roada. 

The a1te is situated on weat-fac
ing tributary canyoDs and ridgea 
within the ridge separating Car
lIel Valley and San 01egu1to Val
ley. All on-aitl! drainage ia to 
the west by aheetflow and along 
tributary gulleys into the south
erly draining canyon adjacent to 
El Camino Real. That' canyon 
draina into Carmel Valley. 

PROPOSED EL CAMltro REAL 
ElEY.150 

7 

Total relief on-site ia apprOXi
mately 170 feet. Approxhutely 
one-half of the eite area ton
taina elope gradients of 0-10 per 
cent. These area. are lillited to 
the tributsry gulleya between the 
ridgell. A emllil portion of the 
eite ia occupied by slopee of 11 
to 25 per cent with 80me areas 
.teeper. 

Paet land U8e has been primarily 
agricultural (cattle grazing) • 
Vegetlltion Over the site consists 
of a Iloderate-to-hesvy growth of 
chaparral. Exteneive wooded 
areall are ebaent with only a few 
isolated Torr~ Pines scattered 
over the parcel. It appears that 
some areaa on-site Were utilized 
for sand borrow. A number of 
residences exist on-site ss well 
as separate church and school 
facilitie ... 

PRoPOseo "",., 

SECTION A-A 

PRoposeo CARMEL 'O~'!.~' !'~"O 

SECTION B-B 

FIGURE 4 

EXISTING SITE SECTIONS 
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PLAN ELEMENTS 
INTRODUCTION 

the Town Center Pre~18e Plan Unit 
encollp.a.es a number of types of 
land use within 8 single Develop
lIent 001t. Lo~ated within the 
designated boundaries of the Town 
Center unlt are medium density 
and low-medium density 
residential projeeta, shopping 
faci11t1es, professional offices, 
a <:.01l1lu01ty park, Junior High 
Schonl, Public Library. and 
transportation fac111t1es. Table 
t summarizes the land use aeresge 
and allocations in the Precise 
Plan Unit. 

The diversity of land use types 
haa mad a the Town Center Precis .. 
Plan Uoit the lIIoat cOlllple::c aod 
challenging of the twelva 
Development Units, The Town 
Center Commerc!al Element has 
been called the "singular llloat 
1mportant laud use eleillent of the 
North City Weal' COUlllunity Plan". 

The arrangement of land lIae and 
circulation for the Town Center 
Unit are illustrated in Figure 7. 
In general, thia land use plan 
folloW6 the North City West 
Comillunity Plan srrangeillent of 
lsnd uSe which is illustrsted in 
Figure 6. Variationa in 
houndarias and road alignments 
ariss frolll the chsrscteristics of 
the aite's land forlll and property 
ownerahip lines. 

The planning and design framework 
for the arrangement of land use 
elementll within the Town Center 
Preciee Plsn Unit has bsen the 
neighborhood design concepts and 
environmental criteria stated 
on pages 64 through 66 of the 
Comuunity Plan. Although the 

9 

Town Center Developuent Unit 
would not be considered a typical 
neighborhood within North City 
West, the physicsl planning cOn
cepts for the Town Center adhears 
to the spirit of the called-for 
deaign conceptB and environmental 
criteris. A complete diacuasion 
of the cOlllpatibil1ty of varying 
lIaeS and design relationahips 1s 
included on page 59 of this dncu
Ilent. 

In addition to the phySical plsn
ning COncepts, objectives are set 
forth for each land use or plan 
elellant of the Precise Plan Unit. 
The Prec1se Plan objectives 
clearly define the actians that 
will be neca8sary to carry out 
the five, broadly stated, plan
ning goals for the North City 
West Town Center. 

The following portiona af this 
sectian of the document describes 
each plan element of the Precise 
Plan Unit. Each plan element be
gins with a deSCription of the 
nature, location, and acreage af 
the plan elemant Within the Pre
cisa Plan Unit. It 1a then fal
lowed by an olltline af objectives 
as restated from the Community 
Plan with a d1acussian af the 
Plan's confarmance. 

While the Precise Plan outlines 
specific screage far each land 
UBe element (as well aa residen
tial density and dwelling unit 
counts far each residential site) 
the site aizea, densities, and 
yields Ilay be Subject to minar 
madificatians. These madtfica
ttans may ariae aut of adjust
ments iu street alignments, 
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grading. and utility layout dur
ing engineering of development 
plans and tentative. !IIap~. Sub
st ... ntial changes to the content 
or information contained In this 
document are not anticipated. 

It 1s also important cO note that 
this section of the document pro
vides only a quautitative Dr 
functional description of the 
precise plan. The Design Element 
settion of this dOtulIIent d1scus
ao," the mOre qualitative or 
design e.spetts of the land use 
(plan elements) proposed for the 
Town Center Preciae Plan Unit. • 

I 

I 

I 

I 

I 



I 

• 
I 

, 
I 

I 

I 

I 

• 
• 

o 
o 
" • 2 

, 

, , 

-- 11 

FIGURE 6 

NORTH CITY WEST COMMUNITY PLAN 
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H.!ill. lL§.! 

TOWN CENTER • 

MEDIUM DENSITY 
ROUSING 

LOW-MEDIUM DENSITY 
HOUSING 

COMMUNITY PARK 

JUNIOR RIGH SCHOOL 

INSTITUTION 

PARK AND 
IUDE FACILITY 

TOWIiSGATE DRIVE, 
RL CAMINO KEAL. 
CARMEL COUNTRY 
ROAD, DEL MAR 
REteBTS ROAD 

TOTAL: 

DWELLING 
ACREAGE UNITS 
(GROSS) (ill) 

59.3 '" 
2.4.1 '" 

S17 

17 .7 

21.7 

2.5 

'.0 

18.6 

168.3 2. • 2. 7 7 

13 

". PT • ". PT. PER CENT 
COMMERCIAL OFFICI!. OF TOTAL 

528,800 200,000 3 5 • 7 

14.5 

1 3 • 1 

10.6 

I 2. • 8 

'.5 

• • 

11.0 

528,800 2.00,000 100.0 

• INCLUDES ACREAGE ALLOCATION FOR 1.5 ACRE LIBRARY SITE AND .4 ACRE 
TRANSPORTATION TERMINAL SItE. 

TABLE 1 

LAND USE ACREAGE ALLOCATIONS 
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TOWN CENTER 
COMMERCIAL ELEMENT 

Introduction 
The town Cent!r ~ore area 1a 
approximately 59.3 acres in size 
and is bounded by two maj or ar
terials; El Camino Real and Del 
Kar Heights Road. To the south 
tbe Town Center 19 bordered by 
tbe Community Park, and to the 
weal' by medlulII density housiog. 
Tbe 10catioo of the Town Center 
at the juncture of tbe two major 
arterials, as well as the ceo
ter's topographically prominent 
location identifies it as a vis
ual focus of cOlilmunity activity. 
The image as a visual focus of 
eOlllmunity activity is further 
amplified by the diverse mixture 
of facilities and uSeS located 
within the houndaries of the Town 
Center. 

In order to promote the Town 
Center concept as an integrated 
group of r~lat~d ul~" a" opposed 
to separate and isolated fael1i
ti~s, tb~ Town Center Plan, Fig
ure 8, is pr~sented as a combina
tion of use areae. 

Th~ edges of the use areas have 
been purposely illustrated to 
overlap so aR to provide an inte
gration of uses as wsll aa build
ing and landscape forms between 
recognized URe areas. 

Town Center 
Criteria on page 

Precise 
134 of 

Plan 

Community Plan .p~cifically calls 
for s ~Site plan layout of uses, 
parking, lsndscaping and walkways 
within the Town Center and in
clude the relationahip to adja
cent uses. Figure 8 and the 
following discuasion is limited 

to a description of the Town 
Center facilities and their gen
eralized location. A comple:e 
discussion of adjacent uSe rela
tionships and design features i~ 
included In the section titled, 
D~Rign Element. 

Land Use Description 
The focua and major facility of 
the 528,800 square foot Town 
Center Commercial Retail Element 
is an approximately 425,000 
square-foot regional type com
mercial center (Area I in Figure 
8). The Center will house a 
variety of anchor d~partlllent 
stores and mall shops. This two
snd three-etory retail facility 
is intended to Serve the shopping 
and paasive racreational needs of 
Dot only tha North City West 
community. but a180 the surround
ing region. Permitted uses with
in the commercial fscility are 
reatricted to those described in 
the following section titled 
Zoning and Land Use. 

Located within Area I, sdjac .. nt 
to the regional facility. will be 
an apprOXimately 88,800 squer .. -
foot community or neighborhood 
shopping facillty. The d~sign in
tent of the overall Town Center 
Commercial Site Plan will he to 
relate the two facilities 80 as 
to create an integrated comm~r

cial developlDent. Services pro
vided by the neighborhood faclli
ty will be similar but more ex
tensive than the other neighbor
hood center. located through-out 
the North City West community. 
Anticipated facllities within the 
Center will be a supermarket, 
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AREA 
1. Town Center Retail/Commercial Core 
2. Free Standing Commercial Sites 
3. Ancillary Office/Commercial Facilities 
4. Public L_lbrary 

6a. Transit Center 
Sb. Park and Ride Facility 

B. Town Center Housing' 
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COMMUNITY PARK 
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FIGURE 8 

TOWN CENTER COMMERCIAL ELEMENT 
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drug 8t~re, dry cleaners laundro
aer. beauty snd health shops, 
delicatessen, and other retail 
establishments. Ailio to be in
cluded within the Community Cent
er's reallll will be a Day-care 
Cencer for children of Shopping 
Center patrons 8S veIl as employ
ees of the nearby EmploYlllenr 
Cenr'Il', 

Area 2 will contain a number of 
free atanding commercial and 
service fael11ties sites at the 
northern snd western edge of the 
Town Center site. Area 2 will be 
composed of approximately 26,500 
square feet of building ares. 
(This figure is included a9 part 
of the total square footsge 
called tor In the neighborhood/ 
regional commarcial ares). While 
thes .. facilities are independent 
of the primary Center they will 
be integrated into the whole 
Center by means of a series of 
land~caped walkways. Theae walk
ways srs illustrated in the De
sign Element section. 

Residential neighborhoods sre sn 
illportsnt aspect of the urban 
concept for the Town Center and 
are limited to the portion of 
Town Center illustrated by Figure 
8 aa Area 6. A variety of houa
ing types and denSities are pro
posed within tha Town Center. 
These hOUSing products range to a 
maxilllUIl of four stories or 50 
feet in height. Both housing 
types ere aver structure parking 
over structure parking. The 
structured psrking which ranges 
in height from one to three lev
els is partially below grade. 
Providing a Ilixture of housing 

densities is a fundamental Con
cept of the Town Center Precise 
Plan. In addition t<) the 9Q\ 
unlts contained in tha medium 
density area, and 577 units in 
the low-medium density area, the 
Town Canter core area itself will 
contain 799 units of the highest 
density. 

The Town Center housing units 
will be concentrsted as shown in 
the General Planning Concept Plan 
on page S9 forlling a I:ransltional 
residential core for the sur
rounding lowar density houelng. 
While the Town Center units if 
diatributed evenly over the 59.3-
acre Town Center core would rep
resent a denaity of lesa than 15 
Du/NRA; site specific densities 
IIIsy reach 59 DU/NRA. This con
cept provides for a variety of 
building forms and product types. 

-It slso provides a buffer between 
high activity commercial areaS 
and lower density residential 
areaS while concentrating popu
lation adjacent to commercial 
areaS and the Community Park. 

Location of residential neighbor
hoods directly adjacent to the 
Town Center, reduces the home-ta
work trip for residents by plac
ing homes close to potential re
tail and employment locations. 
Additionally, the residential 
units locate people in proximity 
to the nighttime entertainment 
opportunities available in the 
theatres and restaurants associ
ated with the Regional Center. 
All of this will contribute to a 
vitsl and exciting urban environ
!IIent. 
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AD important cultural allenity to 
be located adj Bcent to the Town 
Center'. diverae mixture of fa
cilities will be a 13,000 squate
foot Public Library (expansion 
capabilities to 20,000 equare 
f"at have been provided). Locat
Ing the Library directly adjacent 
to the Town Center cDllmercial 
core fu1f1lls the request of the 
Library administrative staff that 
it be located e1088 to areaS of 
h1gh pedestrian traffic. The 
Library'a location 18 illustrated 
8S Ataa 4. 

Alao located within the town 
Center w111 be a 'Irsnsportat1on 
Terllinal. (Area 58 of Figure 8). 
The Terminal, with apace provided 
for three bua bays and a shelter, 
1s centrally located off El 
Camino Real baaed on the tequesta 
of Sao Diego Transit. The. Termi
nal will provide regional aa well 
a~ local transit connections for 
the North City West community. 

Employment facilities are a nec
essary ingredient in maintaining 
the diverse mixture of uass with
in the Town Center. Located 
within the Town Center core will 
be approximately 200,000 square 
teet of office space. The office 
employment facilities within the 
Town Center will differ in per
mitted uses designated for the 
Employment Center, Uoit Number 
Two. The Employment Center is 
intended to provide a setting for 
high-quality industrial office 
uses, whereas the Town Center 
will be limited to business snd 
profeSSional office uses. 
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Zoning and Land Use 
The Planned District Ordinance 
(P.D.O.) whiCh implement. the 
zooing for all of North City West 
has satablished zoning tor the 
Town Canter Precise Plan Unit. 
Tha zoning ia illustrated in 
Figure 66. The Town Center 
(T.C.) zone is modeled after the 
CA (Area Shopping Center) zone of 
the Municipal Code of the City of 
San Diego which includes a broad 
range of uaeS. Most uSeS of the 
zone are permitted in this Plan, 
however, Figure 8 estsbliahes the 
land uss locations the various 
uSeS must follow Within the T.C. 
zone. 

PERMITTED USES 

Refer 
P.D.O. 

to the 
to. 

North City Wes t 

Commercial 
uSeS. 

In ems n t 
Town Center 

permitted 

PERMITTED USES BY AREA (FIGURE 

8). 

AREA 1 

All URes of ths zone provided the 
first phase of dsvelopment pro
vides a minimum of 50,000 aq. ft. 
of neighborhood commercisl uss& 
including food and drug store(s) 
and three other convenience ser
vicea, aRch aa dry cleaning, 
hardware, liquor store, barber 
and beauty shopa, deli, or othsr 
similar use. The area when fully 
developed will provide for a 
minimum of 88,000 aquare feet of 
neighborhood commercial uses. 
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AREA 2 

All retail usee and financial 
institutions, apartmenta, busi
neS8 and professional uses, and 
theatres are not permitted. 
Drive-through faciliti,.s for 
either food servic" or financ1al 
institutions are permitted ouly 
with the approval of the City of 
San Diego Traffic Division of the 
Engineering and Development De
partment. 

AREA 3 

All usas 
apartments 

of the zone exc:ept 
(and/or condominiums.) 

AREA 4 

Public service use: Library. 

AREA 5 a and b 

Public service uses: Transit 
Terminal and Park-end-Ride. 

AREA 6 

Apartments (and/or condominiums.) 
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TOWN CENTER COMMERCIAL 

Conformance with 
the North City West Community Plan 
The Town Center Precise Plan 
Criteria d •• cr1bed on page 134 of 
North City Veat Community Plan 
atares that the plan ~lIu8t be in 
general conformance with the 
North City West Community Plea 
objectives and propoeala 1n terms 
of overall concept and major 
street ayatem". The following 
text outlines the Plan'. conform
aDce with the five pree! ... plan
ning objectives for commerc1al 
land use within the North City 
ilest Comlllunity_ A discussion of 
the Town Center residential con
formance 1s included in the fol
lowing section titled, Residen
tial Neighborhoods. 

I • H In order to prollote North 
City Weat a8 a balanced com
munity. devl!lopllent of the 
Town Center to provide soci
al, cultural and recreational 
needs as well aa the shopping 
function must be emphasized,~ 
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Conformance Assessment 

1. A unique and vital element of 
the North City Weat Community 
is the Town Center. With a 
diverse mixture of uses in
cluding housing, shopping, 
eotertainment, cultural fa
cilities, the commercial core 
area ia anticipated to incor
porate nearly all of the 
community wide services and 
facilities required by future 
reSidents. Furthermore, this 
mixture of DIutually aupport
ing uses and facilities in an 
urban environment is intended 
to maximize opportunities for 
a diversity of activities 
during varying times of the 
day and night, promoting 
liveliness, convenience and 
maximum potential for inter
action between residents of 
the community. 
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2 • "In order to promote self
containment and community 
identity. ton.truction of the 
Town Center must be initiated 
as soon as p08s1ble.~ 

3. "In order to promote preserv
ation of the natural environ
ment, comllercial development 
lIust be designed and cOn
structed aa part of an over
all planned commerc1al devel
opment", 

2 • 

3 • 

The Town Center 1~ far too 
largl! and complelt to be c:oo
sccueted in its entirety at 
the oosat. The neighborhood 
oriented commercial component 
of the center will begin as 
soon as all the necellsary 
approvals and permits are 
granted. This will provide 
the current snd near-term new 
residents of North City West 
with a complete range of 
convenience goods snd Ser
vices. 

The regional oriented retail 
cOIIPonent of the Town Center 

I 

t 

I 

• 
will be construtted when the 
surrounding population and 
infrastructure is capable of 
supporting this full range I 
Center. Because the Regional 
Center's nature is that of 
providing discretionary shop-
ping for goods and services 
of a lela than basic and 
necessary level, the need for I 
this component in the core of 
the community will not be 
felt tor SOme time. 

The North City West Community 
Plan recommends that indivi
dual developments must riae 
above the typical minimum 
standards for destgn and 
development. As such, the 
Deaign Element section of the 
Precise Plan document con
tains ao Urbsn Design Plan 
which will dictste controls 
for all COmmOn landscaping, 
streetscapes, entry wsys, 
pedestrian walkwsya, and 
other msjor elements. Addi
ttonal controls for grading 
will ensure that the site 
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4 • "In order to promote a bal
anced transportation network, 
development of an interior 
transportation systelll for the 
Town Center, linkages from the 
Town Center to the residential 
areas and provision for a 
transit system site are 
necessary" • 
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maintains Some semblance of 
its existing state by creat
ing multiple pads for devel
opment aa opposed to aingular 
flat pods. A complete dis
cussion of theae major ele
lIenta can be found in the 
Design ElePlent aection. 

A number of vehicular, bicy
cle and pedestrian movement 
systems have been incorpora
ted into and adjacent to the 
Town Center. These movement 
systems include a public ped
estrian promenade linking 
major retail facilities with
in the <:0Ilme-.:1:181 core area; 
bicycle and pedestrian ways 
providing convenient access 
from the surrounding residen
tial neighborhoods; and II bus 
Transporatlon Terminal within 
the Town Center commercial 
area to aerrvice shopping 
patrons of the community as 
well as surrounding commun
ities. It 1a likely that 
local buft aervice would in
terface with the regional bua 
Transportation Terminal to 
provide drop-off points with
in the COPlmercia! core area 
and the adjacent Park-and
Ride aite. A complete dis
cussion of the various circu-
lation systems 
Town Center as 

serving 
well as 

preciae 
found in 

Plan 
<h. 

area 
aection 

can be 
titled, 

Circulation. 

• 
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5 • "In order to p'tolllote realis
tic phasing of development, 
Planning Commission approvsl 
of & Precise Plan for the 
Town Center before proceeding 
\11th sub-dl'1tls1oo maps, ~one 

cbanges or grading will be 
nec.essary" • 

5 • The Precise Plan, as desc.rib
ed 1n the Precise Developmnt 
Plane section on page 132 of 
the Comlllunity Plan, should be 
in basic conformance with the 
Community Plan. Provision 
for installation of all nece
ssary public facilities must 
be eati3fied through the 
assessment district procedure 
or other property owner fin
anced methode prior to land 
use del7elopment. 
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TOWN CENTER 
RESIDENTIAL ELEMENT 

Introduction 
The Precise Plan Residential 
Elellent ia planned to range from 
the Community Plan's low-medium 
density eategroy of 15-29 dwell
ing units per acre to the medium 
density category of 30-44 dwell
ing units per aCre. Of the 
planned 1,478 units Duts!de of 
the Town Center (T.e.) zone, 577 
viii be low-medll1m density resi
dential units with the remaining 
901 unita devoted to mediua den
sity residential units. The 
hou~lng IIh: 1s summarized in 
Table 2. 

The acreage figures illustrated 
in Table 2 lIay be subjeet to 
111nor modification during detail 
engineering and design phases. 
However, the maximum number of 
dwelling unita allowed in each 
housing category will not exceed 
those called for in Table 2. 

Residential Location and Mixture 
The location of the varying reai
dential categoriea illuatrated in 
Figure 9 are baaed on the para
metera established by the North 
City West Community Plan. All of 
the medium density houaing cate
gory haa been allocated to the 
Town Center Precise Plan Unit. 
Representing the highest denaity 
category, the msjority of the 
medium density residentisl units 
will be clustered adjacent to the 
Iown Center eore with the empha
sis on shopping, entertainment, 

and cultural activities. The 
benefits of providing higher 
density residential sress ad
jacent to the commercial area 
are twofold. The first bene
fit is thst it will further 
the objectives of energy cOn
servation by placing a great
er number of individuals 
closer to the shopping, en
tertsinment, and transit fa
cilities associated with the 
Town Center commercial core. 
The seeond benefit is that 
the verticsl character asso
cisted with the higher den
sity fouratory housing cate
gory is intended to compli
ment the Town Center's more 
intense architectural maas
ing. Architectural and site 
planning Design Guidelines as 
they relate to the highter 
and lower denRity reSidential 
categories are included in 
the section titled, Design 
Element. 

The low-medium density hous
ing category is intended to 
be located close to the major 
activity sress of the COmmun
ity according to the North 
City West Community Plan. 
Consequently, the location of 
the low-medium density cate
gory adjacent to the Commun
ity Park and Junior High 
School ss well as within 
walking distance of trsnsit 
snd shopping is within the 
Community Plan'a guidelines. 

23 
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AREA IN ACRES 

NUMBER OF Oil 
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HOUSING CATEGORIES 
COoes not Include Town Center Residential Zone) 

t.OW-MEDIUM DENSITY MEDIUM DENSITY 

15-29 

23.4 

577 

2.0 

1. 154 

30-44 

24.1 

90 I 

1.5 

1 • 35 2 

TABLE 2 

HOUSING CATEGORIES 
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RESIDENTIAL ELEMENT 
, 
Conformance with 
the North City West Community Ptan 
The Preciae Develop~en: Plan 
Criteria described 00 page 132 of 
the North City West Community 
Plan states that ~the Plan must 
be In general conformance with 
the North City West Community 
Plan objec.tives and proposals In 
termS of overall density, neigh
borhood c.oncept, major open space 
delineation and major collector 
street patterns. ~ The following 
outlines the Plan'. conformance 
with the five precise planning 
objectives for residential land 
uoe within the North City Weat 
communi t1. 

Plan Goals 

, . ~In order to promote New as s 
balanced community. enforce
ment of a balanced community 
housing program consistent 
with Council Policy 600-19 
will be necessary." 

Conformance Assessment 

, . Council Policy 600-19 re
quires that developers within 
a Precise Plan area provide a 
comprehensive sslection of 
dwelling unit types and price 
ranges. There will be a wide 
range of housing types and 
prices provided within the 
Precise Plan area. The 
higher density attached hous
ing will offer the beat op
portunity to provide mOre 
moderately priced hOUSing 
Within the North City West 
Community. 

An effective affirmative 
marketing plan will be util
ized in conjunction with all 
residential projects. The 
Affirmative Action Program of 
the San Diego Building Indus
tries Association, or equiv
alent, should be employed, in 
order to ensure affirmative 
marketing of sale and rental 
units. 
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~In order to promote le1f
containment and community 
identity, the community must 
be designed as a tocsl phy
s1cal, loc1al. eeonomic 
unit.~ 

"In order to promote preser
vation of the natural en
vironment, all developments. 
particularly reSidential, 
lIuet be eaeefu11,. aired," 
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2. The Town Center Precise Plan 
will represent the moat 
"people-oriented" community 
of the North City West neigh
borhOOdS. The combination of 
diverse hOOlsing types, a 
variety of shopping opportun
ities, recreation facilities, 
cultural activities, public 
library, theatre, employment 
opportunities (pcavlded by 
the office and shopping cen
ter component), and a 17.7-
scre Community Park all link
ed together by a series of 
pedestrian movement systems 
will foster a aense of cOm
munity within the Tawn Cen
ter. 

3. The Precise Plan area's 
existing slapieg tapography 
ia a lIajor issue to consider 
in preservation of natural 
features. The general ten
dency in higher density resi
dential developments 1s to 
maaa grade the aite into 
large simple pads. This 
accepted norm wss discarded 
in fsvar of smaller terraced 
grading pads. The benefit of 
this approach will lead to 
building pads that appear to 
atep with the site's existing 
natural topography. A com
plete diacussion of grading 
and the COl!sequent impact on 
eltiering site conditions is 
included in the sections 
titled, Design Element. 
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5 • 

.. In order to prOllote a bal
anced transportation network, 
the. residential aspect of tbe 
plan II\Ullt take into consider
ation the need to provide for 
separate pedestrian and bicy
cle system ... " 

"In o'tdar to prollore realiS
tic phaaing of development, 
Planning Commission approval 
of a Precis I! Plan tor the 
Town Centet before proceed!ng 
with sub-division IUl.p., zone 
changes or gradtng will be 
necessary. •• 

4. Beyond the community-wide 
hicycle and pedestrian system 
t? b, provided along the pub
lic parkways within the com
\lunity, connection will b .. 
pro'llded to a localized sys
tem which will setvice indi
vidu.l reSidential enclaves. 
The concept envisioned 1s a 
hierarchy of pathways in 
terllS of scale and design 
embellishment which would 
identify major snd minor 
pedestrian thoroughfares. A 
couplete discussion as well 
as location plan is included 
in the sections titled, Cir
culation, and Design Element. 

5. The Preeise Plan, aa des
cribed in the Precise Devel-
opment Plans section on page 
132 of the Community Plan 
should be in basic eonfot-
mance with the Community 
Plan. Ptovision for instal-
lation of all necessary pub
lic facilities must be satis-
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I 
fied through the assessment 
district procedure or other 
property owner financed me-
thods prior to land uSe de- I 
velopment. 
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PUBLIC FACILITIES 
AND SERVICE ELEMENT 

Introductron 
Provisions for the financing of 
public facilit1es within the Town 
Center Precia. Plan Unit are con
tained in the North City Wast 
p",blie F.cl11tie8 F1naoc1ng Plan 
dated .ptil 26, 1982 and current
ly being amended. The Plan allo
cates publiC facilities through a 
fac1l1t1es benefit a88eaa~ent. 
aobdlvia1on lIap improvements, and 
schools in accordance with the 
North City West Schooh Fac11ity 
Hsster Plan. Major facilities 
and services identified within 
the Precis. Plao at'ea are: Junior 
Righ Scllool, Community Park, 
park-aod-Ride Fac1l1ty, Library. 
TransportatioD Terminal, utility 
linea, and major road systems 
with associated bicycle lanas. 

Junior High School 
The North City Vest Community 
Plan designates sn approximate 
2S-ac:re Junior High Sc:hool ~ite 

to be loc:ated within the Town 
Center Precise Plan Unit. The 
school would be located in, and 
administered by, the San Dieguito 
Union High School District. 

A number of criteria have been 
considered in locating the Junior 
High School within the Prec:ise 
Plan area. The DOst prominent 
criteria required a contiguous 
physical tis with the 17. 7-acre 
COllmunity Park. The Plan pro
vides for ease of aC:CeSa between 
the School and Park through grad
ing techniques and pathway sys
tems. Furthermore, a joint uae 
relationship in terms of athletic 
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facUities 1$ provided by locat
ing tennis c:ourta, track, and 
other aports facilities adjacent 
to the School and Park boundary. 

The western edge of the school 
fronts a community-wide bicycle 
and pedutriaD path whiCh is in
tended to provide a pedeatrian
based connection to residential 
communities north and south of 
the Rchool. The site is buffered 
froll houaing 
south, and 
alc>pe banks. 

areaa to 
wes t by 

the north, 
landscaped 

The aite deaign for the 
High School aa depicted 
this document is intended 

Junior 
Within 

to be 
for illustrative purposes only. 
The Development Plan for thiS 
fac:ility should include suffi
cient detail to enaure adequate 
bus and pedestrian acceas. to the 
satisfaction of the San Dieguito 
Union High School District. 

Community Park 
The North City Veat Community 
Plan proposes that two community 
parks with recreation centers be 
developed within the community. 
The Town Center Precise Plan Unit 
haa been deaignated to contain 
one of the c:ommunity parka. The 
planned park measures approxi
mately 17.7 acrea. 

The Community Park will contain a 
Recreation Center building of 
approximately 10,000 square feet 
in size. Included within the 
Center will be a competition size 
swimming pool with shower and 
change facilities. Additional 
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recreation faCilities w111 
elude a numbe~ of baseball and 
.. "lti-use fields, tennis 
."lti-purpose hard courts, 

.. , .. 
ath-well as picnic areaS. The 

letie facilities have been 10"a-
ted along the esstern edge of the 
Park so ss to provide for a 
joint-use relatiooship between 
the Park aod Junior aigh School. 

Vehicular ac;:cesa to the Park is 
from Townsgste Drive with parking 
for approximately 120 cars inside 
the park boundaries. Pedestrian 
and bicycle access 1s also from 
Townsgate Drive a8 well sa a 
community-wide pedestrtan and 
bicycle path along the Park's 
western edge. 

The Park.'a centralized location 
within the Precise Plan Unit pro
vides tor a beneficial open space 
edge condition for the adjacent 
commercial, hOUSing. and ~duca
tional facilities. 

Park and Ride Facility 
A park-and-ride facility and 
Transit Center are designated 
within the Town Center Pr~cise 
Plan Unit. Although called f"r 
as a singl~ facility, Park-and
Ride and Transportati"n Center 
tog~ther, discussions with the 
respective administrative agen
ciea (Cal Trans and San Diego 
Transit) have recomm~nded they be 
.eparate facilitiea. 

Park-and-Ride 
aur~s approximately 

Facility mea
one acre in 
parking for 

vehic1ea. 
size and provides 
approximately 110 
These apacea allocated 

Park-and-Ride Facility are aepa
rats from the apaces provided for 
community park users. The facil
ity' 5 prillary purpose is to en
courage tranait alternatives to 
traditional vahicular travel. 
These alternatives include ride
aharing and hua transit. Location 
of the facility at the corner of 
£1 Camino Rsa1 and Tcwnsgate 
Drive has been designated by Cal 
Trans. The location provides 
direct pro](i!lity to bus service 
on El Camino Real and is away 
from conflicting faCilities such 
aa th~ Shopping Center's parking 
areaa, An additional henefit 
provided by the park-and-ride 
facility'a location sdjacent to 
the Community Park is the addi
tional patking apaces, beyond the 
park' a allocated 120 atalls, 
available to park uaers on week
end •• 

Transit Center 
The Tranait Center is located 
within the cOllmerc:ial element 
dlrec:tly adj atent to El Csmino 
Real. The location is considered 
optimum hy San Diego Transit 
8ince a larget share of bus rid
ership will be patrons of the 
Shopping Center. A bus ahelter, 
aa well aa stalls for three buses 
will be provided at th .. Center. 
Thl! Traosit Center will require 
approximately .40 acrl! of land in 
order to accommodate vsrious 
services and fac:ilities. 

Both the Park-aod-Ridl! Facility 
and the Transit Center are locst
ed adjacent to major pedestrian 
and bicycle routes. This concept 
maximi~es reSidents' ussge of 
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a.lte~natlve transportation modes 
within the community. 

Library 
The North City West Community 
Plan designate" a 10,000 aqua.e
foot Library be provided on ... ODe 
acre slte within the Town Center 
Precia .. Plan area. Tbe Library'll 
administrative staff, however, 
has indicated ... desire for a 
13,000 aquare-foClt facility with 
expansion capabilities to 20,000 
square feet. The facility 1s to 
be provided on a 1.5 acre site. 
Dlscuaaloos with the Library's 
administrative staff have indi
cated that the Library should be 
located in an area of high pedes
trian traffic and visible frollt a 
major art".ia!. With this cri
teria 1n mind, the Library haa 
been located at the corner of 
Townagar.. Drive and Kelafotd 
Place. Benefits sssociated with 
the Lihrary's location is its 
prOlCimity to the community and 
ragioD.al Shopping Centers. The 
shopping center is viewed ss s 
fscility drawing a large number 
of visitora on a daily basis. 

ReligiOUS Institution 
A 2.5-aere church aite presently 
elCietB within the Town Center 
Precise Plan Unit. The Church ia 
located between the Community 
Park and the 10W-lIedium density 
housing site and is entered from 
El Camino Real. Directors of the 
San Diego Southern Baptist Church 
have stated that the lsnd will 
remain in use as a religious in
stitution. In the event the site 
changes from an institutional use 
the low-medium land use area 
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ahould be elCpanded to include the 
existing 2.50-scre site. 

Other Facilities and Services 
In addition to the fseilities 
located Within the Town Center 
Pretise Plan ares, a number of 
other faeilities and services 
will be made available to Town 
Center reaidents. These include 
a variety of services provided by 
public and private groups and are 
the following: 

CITY OF SAN DIEGO SERVICES, ------
• 

• 

• 

• 

Police protection for the 
Town Center will be provided 
by the City of San Diego 
Police Department from their 
nortbern sres station located 
at 4285 Eastgate Mall. 

Fire protection will be from 
a fire station to be locsted 
within the North City West 
Community. Presently the 
Community Plan and Public 
Facilities Financing Plan 
illustrate a fire station to 
be located at the corner of 
Del Mar Heights Road, and 
Carmel Country Road. 

Trash collection '0' solid 
waste disposal will b. pro-
y id ed b, existing '0' pro-
posed City landfills ,0' 
diaposal facilities. 

Ambnlance 
vi<:e will 
City of 
agreement 
company. 

and paramedic ser
be provided by the 

San Diego via an 
with an ambulance 
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SEMI-PUBLIC ANO PRIVATE SERVICES: 

• 

• 

• 

Additional religioua institu
tions. 

!tedleal health care 
,,1ioies or offlees. 

Chl1dcare centers. 

* Private education facilities. 

* Comlllunity and esrvice-Q'fien
ted organizations. 

Utilities 
Several utility services and 
facilities are located within the 
Town Center precise Plan Unit. 
Figure 10 illustrates the loca
tion of theas major utilities. 

WATER SERVICE 

Water service in the Precise Plan 
Unit will be provided by the City 
of San Dlego. Water 1. 8upp11ed 
to the area by the ""tating Del 
Mar Heights Road p1pe11ne. In ad
ditioD, elements of a 3D-inch in
stallation along the proposed 
route of an ultimate transmission 
linkage to the existing 51-inch 
Miramar pipeline. The propoaed 
30-inch pipeline will be located 
on Carmel County Road and the 
propoaed major street Csrmel 
Creek Road. Distribution within 
the Development Unit will be pro
vided by public water msins with
in strset righta-oI-way or by 
public mains in private streeta 
with sppropriate publiC utility 
eaaements. The location and siz
ing of water mains are subject to 
further engineering etudies. 

SEWER SERVICE 

Sewer serviee will be provided by 
the Clty of San Diego. An 18-
l~ch .ewer maln exists in 81 
Camino Real and a futura sewer is 
proposad for Carmel Country Road. 
Theae sewers will both eonnect to 
the existing Carmel Valley trunk 
sewer. 

DRAINAGE 

The site drains southerly to 
Carmel Valley and ultimaely to 
Los Penasqaitos Lagoon. Drainage 
from developing areas which con
tribute to the Los Penasquitos 
Lagoon must be adequately con
trolled in "rder to protect the 
environmentally sensitive Lagoon 
from the effects of increased 
runoff and siltation. A community 
wide hydr"logy study by Leeds/ 
Hill identified detention basins 
as the means for controlling run
off to the Lagoon. An existing 
basin in the Employment Center, 
Unit #2, will provide dUention 
and desiltati"n for the majority 
of the Town Center Precise Plan 
Untt, the relllatnder will be con
trolled by an existing basin in 
Neighorhood Unit 6 at the inter
section of Carmel Creek and Car
mel Valley Roads. 

On-Site drainage will be eontrol
led through a system of under
ground eonduits, graded scales 
and Burfaee improvements and eon
nected to existing underground 
drainage networks in new E1 Cami
no Real and Carmel Creek Road, 
whieh have been previously sized 
to handle the ultimate runoff 
frolll surrounding areas including 
Town Center. 
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POWEll. 

Power lines .. , service will " provided by ". Diego , .. n' 
Electric. Local , .. ..d electric 
distribution 11nes will b. h-
stalled underground. 

THEPRONE SERVICE 

Telephone service will be sup
plied by PacifiC Telephone COIII
pany via underground linea con
necting into individual aervice 
laterals and pre-wired buildings. 
An "xlsting Pacific Telephone 
facility on Del Mar Heights Road 
will coordinate telephone aervice 
within North City West. 

CABLE TELEVISION SERVICE 

Cable television service will be 
provided through underground 
facilities installed in COm1ll0n 
trenches adjacent to power and 
telephone lines. The cable tele
viBion lines will connect to 
individual service lateralS and 
pre-wired buildings. 

33 



34 

LEGEND 
____ Existing Waterline 

•••••• Proposed Waterline 

UI.D.IIIID Existing Sewer 

•• --- Proposed Sewer 

. UNIT~3 HOUSING 

UNIT #7 
HOUSING 

I 

I 

I 

I 

UNIT #1 I 
HOUSING 

UMT#2 I 
OFFICE I 
INCUSTRIAL 

FIGURE 10 
UNIT #8 HOUSING 

MAJOR UTILITIES 

UNIT #5 

HOUSING 

I 

I 

I 

I 



I 

I 

I 

I 

I 

I 

I 

I 

• 
I 

PUBLIC FACILITIES 
AND SERVICE ELEMENT 

Conformance with 
the North City West Community Plan 
The Precise Development Plan 
criteria descr1bed on page 132 of 
the North City Weat Community 
Plan stateR that -the plan !lust 
be in general conformance with 
the North City West Commun1ty 
Plan objectives and proposals in 
terms of overall density. neigh
borhood concept, major open spacl! 
deliniation and major sod collet
tOT atreet pattern .. -. The fol
lowing outlloes the P1ao's coo
formance with the five pcecisl! 
planning objectives for the North 
City West community. 

Plan Goal. 

I. -In oeder to pcomote North 
City West as " balanced com
munity. provision of public 
aervices and facillties of 
high quality ace necessary to 
attract the balanced communi
ty population, diverse in age 
groups, social and economic 
atatus." 
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Conformance Asaessment 

1. From the beginning and 
throughout the planning and 
deaisn process for the Town 
Center Precise Plan area, the 
various public service agen
cies having juriBdiction over 
public facilities hsve been 
involved. This direction wss 
taken in order to assure that 
"no stone was left unturned" 
1n terms of specifying the 
qusntity, aa well as quality, 
of public facilities within 
the Town Center. 

The procesa hss been vsluable 
in that the representatives 
of the public agencies in
volved hsve been fully in
formed of the goals and ob
jectives of the Town Center 
Development Unit and will 
take the necessary Bteps in 
order to furthet the planning 
goals • 



3. 

2. "In order to promote aelf 
containment and co~muoity 

identity, excellence in the 
design of all public facll1-
ties will be required. The 
arrangement or grouping of 
facilities, preferably 1n an 
architecturally and carefully 
controlled environment in a 
manner complementing other 
land uses, wl11 promote the 
image of North City West 8S a 
new co .... unity.· 

3. "In order to preserve the 
natural environment. the en
vironmental analySiS of .pa
cific projects must be based 
on the implementation of the 
intent of the new communities 
concept. Loeal agenci,.s re
sponsible for community fa
cilities should set a high 
level of design quality 88 a 
deSirable example for private 
development to follOW." 

2. The arrangement and grouping 
of public facilities within 
the Town Center has be"n 
given careful considerstion. 
Beyond specific locl1tlona~ 

criteria of public facilities 
based On ease of access or 
jOint uae relationships, 
urban design criteril1 played 
a major role in the final 
Siting of vsrious facilitles. 
The Library, for instance, 
has been located 80 as to 
provide visual prominance at 
the key intersection of 
Townsgate Drive and Carmel 
Country Road. It, further
more, provides for the loca
tion of a major civic feature 
directly adj acent to what 
will invariably be a focus of 
community pedaatrian activ
ity, the Commnnity/Regional 
Shopping Center. Similarly, 
siting criteria for the Jun
ior High School recommends 
that the building maas of the 
school be placed along the 
northeast corner of the slte 
80 as to be visuI111y unob
trusive to park users, as 
well aa adjacent homeowners. 
These are a few of the urban 
desigu proposals developed 
for the Town Center. 

3. As stated earlier, the public 
agencles having jurisdiction 
within the Town Center have 
been fully informed of the 
intended character and qual
ity of the various facilitles 
called for. To date, these 
agencies have expresaed a 
deaire to malntain the design 
quality dictl1ted for public 
fscl11tie8. 
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"In order to prollote a. bal
anced transportation network. 
the location of bus stops and 
facilities which aerve Buch a 
transportation network should 
complement the development of 
these ateaS 88 nodes of ac
tivity which are accessible 
to all forms of rrao.porta
tion." 

"In order to pIoeote realis
tic pbasing of development. 
assesament districts or otber 
property Owner financing 
methods muet be established 
for public facilities prior 
to proceeding with subdivi
sion mapa, zone changes or 
grading." 

4 • 

5 • 
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The IDeation of bue at ope and 
the two major transit facili
ties within the Town Center 
have been baaed on the de
airea of the respective 
governing agencies. A com
plete discussion of the lo
cation rationale is included 
in the sl!ction titll!d, Cir
culation. 

The Precise Plan, as des
cribed in the Precise Devel
opment Plans section on page 
132 of the Community Plan, 
should be in basic confor
.ance with the Plan. Pro",i
aion for inatallation of all 
nl!Cl!ssary public facilities 
.ust be satisfied through the 
assess.ent district procedure 
or other property owner fi
nanced .ethoda prior to land 
use development. 
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CIRCULATION ELEMENT 

Access and External Road System 
Regional access to the North City 
West COlllllunity Plan Area 18 pro
vided by two freeway interchan
ges, Interstate Five (1-5)/D,,1 
Mar Heights Road interchange and 
I-S/Carll.,! Valley Road inte't
chaoge. The Del Mar Heights 
loadJr-5 interchange was designed 
and constructed to accommodate 
future e~pan81on. Modification 
of the existing bridge and rSlDp 
will increase the capacity of the 
interchange to handle North City 
West community traffic. Major 
surface atreets providing access 
to the community 8a '1,,11 as ser
Vicing the Town Center Precise 
Plan Unit are: Del Mar Heights 
Road, 81 Camino Real, and Carlllel 
Country Road. Carmel Creek Rosd, 
designated as having faur lanes 
pravides services ta the sauth
sast edge of the Preciss Plsn 
area. Community bicy<:le and pe
delltrian paths are proposed par
alleling these major streets and 
tying into the neighborhood bicy
cIs and pedestrian routes. Fi
gure 11 illustrates the planned 
arterials and streets in the 
Marth City West Community Flan 
area. 

10 order to insure adequate ex
ternal access to the Town Center 
Fre<:ise Plan Unit, certain im
provements sssociated with the 
above major srteria1s and atraets 
will be required. They are as 
follows: 

• EI Camino Real be improved 
1/2 width as a six-lane major 
street adjacent to the pro
j ec t. 

• 

• 

• 

Del Mar Heights Road be Im
praved 1/2 width aa a sixlane 
prime arterial street adja
cent to the project. 

Carmel Creek and Carmel Cou~
try Roada be impro~ed 1/2 
width as four-lane prime 
arterial streets adj aceot to 
the proje<:t. 

That traffi<: signals be pro
vided at the intersections of 
the following 
fi<: warrants 
directed by 
Deer: 

roads as 
are lIIet 

the City 

traf
or as 
Eng i-

E1 Camino Real and Townsgate 
Drive. 

E1 Camino Real and the 
western Shopping Center 
accees drive. 

Del Mar Haights Road and E1 
Camino Real. 

Del Mar Heights Road and the 
north Shopping Center access 
Btreet. 

,., '0< Heights R()ad 
Carmel Country Road. 

Carmel Country 
Townagate Drive. 

Carme.l 
Carmel 

Country 
Creek Road. 

Road 

Road 

'0' 

'0' 

'0' 

Internal Road System 
Access to the surrouoding streets 
must b(! carefully controlled as 
to preserve their operating chsr
Bcteristi<:s. To() many a<:cess 
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and Pedestrian Path 

UNIT #7 
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UNIT #3 UNIT #1 

UNIT "'6 

FIGURE 11 

ACCESS AND EXTERIOR ROAD SYSTEMS 
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point~ may lead to an ex~e •• of 
tratfic: signals in the future. 
An overabundance of signala could 
disrupt smooth, efficient traffic 
flow, therefore, tbe DUllber and 
10eat1011 of points wall carefully 
eooa1dered 111 puparing the Cir
culation Plan. Figure 12 1s the 
Circulation Plan for the overall 
Town Canter street system, inter
nal access system for parking and 
auto circulation for the Shopping 
Center. and major access street 
connections for each land ua .. 
elelllent. 

The two access 
11.100 Real aDd 

points to 11:1 Ca
t~ addition of a 

new east west collector road, 
Townsgare Drive, bave been care
fully designed to minimize any 
disruption of traffic on E1 Ca
m1no Real and provide a 1I0re 
uniform diatribut10n of traffic 
demand. 

The central acceaa point to the 
Town Center from £1 Camino Real 
will be signs1ized and all turn 
movea possible. The Del Kar 
Heights Road entrsnce will also 
require signalization and will be 
designed to enhance turning moves 
by providing internal circulation 
which will allow the selection of 
alternative access points for 
entering and leaving the Shopping 
Center site. 

The parking for the Town Center 
regional shopping is distributed 
to reduce internsl suto circula
tion and ba1snce the multiple 
accesa points from £1 Camino 
Real, Del Mar Heights Road and 
Townsgate Drive. The Regional 
Center access points are located 
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,pecifica11y to balance auto 
demand to the Center and reduce 
congeation on the major access 
.treet.. By providing additional 
acce.. pOints along Townagate 
Drive, appropriately spaced and 
with turn moves designed to 
compliment each other, the Town 
Center auto damand impact on the 
street aystem Can be minimized. 

Townsgate Drive will provide 
important east weRt traffiC ac
cess for land uses adjacent to 
the Town Center. It will func
tion as a distributor link in rha 
overall .treer aystem, disbursing 
traffic to the primary north 
south streets and ultil(lately to 
the freeway gateway streets. The 
intersections of Townsgate Drive 
with £1 Camino Real, and Towns
gate Drive with Carmel Country 
Road, will a1ao require signal
ization. 

The access requirements for the 
project aress aouth of Townsgate 
Drive will not create any aig
nificant impacts at either the 
project or cumulative traffiC 
level. Access for the low-medium 
dellaity housing ares and church 
site will be from El Camino Real. 
Accesa for the Junior High School 
will be from Carmel Creek Road 
connecting to Carmel Country 
Road. Access and road locations 
for housing areas and public 
facilities south of Townsgate 
Drive are illustrated in Figure 
12. 

III order to aS8ure 
terna1 circulation 

adequate 
within 

Town Center Commerial element 
certain improvemellts will be 
required. They are as follow.: 
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• 

• 

• 

Construct Townsgate Drive as 
a combination four-lsne di
vided and undivided collector 
atreat between El Camino Real 
and Carmel Country Road. 

That driv"way access pOints 
to the Shopping Center site 
be constructed to adequate 
design standards in accord 
wlth the requirements of tha 
City Engineer. 

That traffic signals be pro
vided along Townsgate Drive 
at the intersections 111us
trated in Figure 12. 

• 
Parking 
Off-street parking for all Ulles 
within the Town Center precise 
plan unit shall bl! requited per 
the Municipal Code, City of San 
Dlego. Requirements for off
street parking SJ;e described per 
the respective zonee of the Prll
cise Plan Unit. 

In order to provide safe and con
venient travel for bicyclists 
within the North City West COm
munity, on-street parking along 
arterial, major and collector 
statue roads is prohibited. 
Figure 12 illuatratea th .. loca
tion of proposed bicycle Ian ... 
within and around the Precise 
Plan Unit. 

In those cases where commercial, 
residential, cultural or civic 
usea are intermixed, such as the 
Town Center (T.C.) zone, the con
cepts of shared parking or joint 
use parking should be conSidered 
where sppropriate, and properly 

documented through local parking 
studies based on th .. City of San 
Diego Engin .. ering and Development 
Department requirements. This 
concept is applicable to COmmer
cial as well aa reaidential pro
jects within the TC 20ne. Future 
planned development submittals 
for the Town Center co .... ercial 
aitea should clearly indicate 
whare parking would be available 
for guests of tbe residential 
units. 

Alternative Transportation Modes 
TRANSIT 

The Town Center Precise Plan Unit 
will be a focus of transit ser
vice for the entire North City 
Weat Com .. unity. Located within 
the Town Center core adjacent to 
the Regional Shopping Center 101111 
be a tranaportation terminal. 
The Tranaportation Terminal will 
act as a distribution point for 
the regional transit system con
necting to a aeries of localized 
tran.it routes servicing the 
North City West community. The 
rerminal ia located directly 
sdjacent to El Camino Real which 
ia part of Route 150, a proposed 
regional bua system linking North 
City West with other major 
c01D.1lunities to the norCh and 
south. Figure 13 illuatrates the 
trsnsit route location. 

Due to the low denaity type of 
development and the li1lited ac
ceaa street patterns in the indi
Vidual neighborhood unita in 
North CiCy West, conventional 
fixed-route bua routes may not be 
appropriate for local transit 
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services. It. public demand re
sponsive type of service, similar 
to Sao Diego Transit's DART (Di
ract Access to Reg100al Transit) 
.ervice 111 Hira Keaa. could lIore 
adequately .eer the community' 8 

oeeda. 

The Park-aud-IUde Facility 1s 
a180 located adjacent to Xl Ca-
111110 Real. It. bua stop will p.o
vide transit connections to 
regiooal and sub-regional deari
nations. The Park-aud-Ride Fa
cility will inelude Ipaee for 
securing a Dumber of bicycles. 

BICYCLE CIRCULATION 

Bikeways within the Town Centar 
Precise Plan Unit will he deSign
ed as a ssparate, but integral 
portion of the total transporta
tion .ystell for North City Weat. 
The neighborhood bikeway system 
for the Town Center 18 illustrat
ed 1n Figure 13. 

The bikeway system has been or
ganized aa a hierarc:.hy of routea 
beginning with marked bic:.yc:.le 
lanea along the c:.ommunity-wide 
road ayetem. The c:ommunity-wide 
ayatem is loc:.ated within the 
street right-of-way c:.onaisting of 
El Camino Real, Del Kar lI.eights 
Road, Csrmel Country Road, and 
Carmel Creek Road, and provides 
c:.onnec:.tiona to other neighbor
hoods within North City West. 
Bikeways within this system will 
conform to the City of San Die
go'a Claaa II Standarda. 

The next level of aervice is 
along Townggatl! Drive. The bike
way, whic:.h is loc:.ated within the 
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street right-of-way, serves dual 
purposes. First, it provides an 
east weat link from El CamillO 
Real to Carmel Country Road 
through the Prec:.ise Plan Unit. 

Secondly, the centralized loca
tion of Townagate Drive provides 
eaae of ac:.c:.eas for bicycle users 
whose deetination is the park. 
residential enclaves, or shopping 
fac:.ilitieB. Bikewaya along 
Townagate Driv. will also conform 
to the City of San Diego's Claas 
II Standards. 

A c:.ombiued bicyc:.le/pedestrian 
toute enters the Precise Plan 
!In it frolll Neighborhood !Init Six 
from the south. The route will 
provide a vehicular free c:.onnec
tion from the aouthern neighbor
hoods to the Community Park. 
Junior High Sc:.hool, and Shopping 
Center. Additional bikeway con
nections and routes are planned 
within the residential enclaves 
of the Prec:.ise Plan !Init. Design 
Guidelinea for implementing the 
c:.ombined bicycle/pedestrian route 
are illustrated in Figur" 38 on 
page 79 of this document. 

Bicycle parking ahall be provided 
at appropriate c:.entral locations 
within each land use ares. 

Pedestrian Pathway System 

The pedeatrien pathway system 
illuatrated in Figure 13 will 
provide walking and jogging links 
between the various land uses and 
neighborhood facilities within 
the Precise Plan Unit. It will 
alao provide connections, pri
marily in the forlll of sidewalks, 
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within the comlllunity-wide pedes
trian circulation s),stem. Spe
c1al attention will be li:lven to 
lIIajor ano;! .. ioor intersection. 
especielly within school zones in 
order to denote pedestrian crosa
ing areas. 

Sidewalks will be dealgnad 111. 
conforllance with the City of San 
Diego requirements and located 
within the right-af-way of public 
atreets. In add1tion to pedes-
trian pathways paralleling 
acreets, an interior system with
in the Precise Plan _ Unit will be 
installed. This pathway lIIay take 
several forlls. Types of walkways 
envisioned IIAY vary trC/m II. dual 
bike/pedestrian t.ail within the 
interior of the precise Plan Unit 
to a mOre formal urban walkway 
system located adjacent to the 
Regional and Community Shopping 
cent .. r. The goal 1a to cr .. at .. a 
variety of walkway ayste .. s based 
on the .c.le aod deaign character 
of the supporting land use ele
ment. All syste .. s will intercon
nect. in order to further enhance 
the acc .. ssibility of the Town 
Center. 

PATHWAY IMPLEMENTATION 

"fo i .. plelllent the internal pathway 
ayatelll, it is proposed that the 
subdivision map for th .. land uae 
adjacent to the proposed facility 
dedicate an open space easement. 
The eas .... ent on each lIlap shall 
contain a llinimum 5-10 foot wid .. 
area (Sse Figutes 36 and 38 for 
right-of-way width location crit
eria) adjacent to the property 
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line, to provide for actual con
struction of the pedestrian and 
"SO on Pigure 13 desigatea the 
aagllenta of cha pathway aystem 
right-of-way that are to be 
ahar .. d between adjoining property 
ownara. Segments of the pathway 
without th .. symbol "5" ar .. either 
located in public streets or 
within the SSBociated land us ... 

Ths section of the combined bike 
and pedes trial path along the 
south .. rn boudary of the Precise 
Plan Unit will be located entire
ly within the low-.. edium density 
housing atee. A .. or .. dirsct route 
acros. the low-.... dium density 
housing is sn acceptabl .. alterna
tive thst may be approved in 
conj unction with the Development 
Plan for this property. 

Construction of a pathway, which 
is Situated on a co .. lllon prop .. rty 
line, will occur when the first 
aubdivider adjacent to the path
way submita their plans. Prior 
to construction of the pathway. 
the adjoining property owners 
lIuat submit a Letter of PermiS
sion To Grade as well ss sn Ac
ceaa Easement Agreement. In the 
event the initial subdiVider 
fails to obtain the required 
agreementa, the responsibility 
for construction of the pathway 
will rest with the subaequent 
subdiViders of the adjacent prop
erty upon subllittal of their 
plans at a lster date. Other 
open apace and walkways within 
each land uae should connect to 
the pedeatrian pathway. Pigure 
37 illustrates a conceptual rela
tionship between the individual 
development and the open spsce 
linkage facility. 
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AT THE - --
HEIGHTS 

A grade separated pedestrian 
facility (pedestrian ovetcros
elng) will be provided at the 
intersection of Del Kat Heights 
ROAd and El Camino Real. Speci
fically, the pedestrian overctoa
sing will be located over the 
eastern edge of the intersection 
and will provide a direct link 
frcllq the Town Center commercial 
core area to the southwest corner 
of Development IInit Seven. Fig
ure 13 illustrates the ovetetosa
lng's location. 

The pedestrian trsvelway of the 
Dvercrassing will be eight feet 
wide snd will be constructed to 
city standards. A plan illustra
tion depicting the Dvetcrossiug's 
accesa relationship to the Town 
Center with pedestrian connec
tions to the adjacent srtl!et 
levels is shown in Figure 1 of 
the Design Element, Section 23. 

Public Streets 
Typical street sections for the 
Town Center Precise Plan Unit are 
illustrated in Pigurea 14. 15. 16 
and 17. 
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Typical Cross Section EI Camino Reat and Del Mar Heights Road 

Typical Cross Section Carmel Country Road 

FIGURE 14 

PERIMETER STREETS 
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Cross Section with Planted Medium 

FIGURE 15 

TOWNSGATE DRIVE 

Typical Cross Section 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 



I 

I 

I 

I 

I 

I 

I 

I 

I 

I 

49 

Typical Cross Section 

FIGURE 16 

CARMEL CREEK ROAD 
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Cross Section with Planted Median I 
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FIGURE 17 Typical Cross Section 
LOCAL STREETS 
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CIRCULATION ELEMENT 

Conformance with 
the North City West Community Plan 
The Precise Plan Developillent 
Criteria described on page 132 of 
the North City West Com.unity 
Plan "tares that "the Plan .. ust 
be In general conformance with 
the North City West Community 
Plan objectives and propo •• ts in 
terms of overall denairy, 
neighborhood concept. lIajor open 
space deliniation and lIajor and 
collector street patterns M

• The 
following outlines the Plan'. 
conformance with the five precise 
planning objectives for the 
North City West eommunity. 

Plan Goal. 

1. "In order to promote Nortb 
City West as • balanced com
munity, a balanced transpor
tation system must be inclu
ded in Initial construction 
of North City West." 

2. ~In order to promote self 
containllent and community 
identity, transportation sys
tema lIuat be degigned to cOm
plement the planntng concept 
and land uae.-

Conforllance Aaaessment 

1. The Tawn Center Preeise Plan 
Area has been designed to 
incorporate all modes of 
tranaportstion. These trans
portstion modea vsry fro" a 
atation point for regional
Wide bus connectiolls to loca
lized pedestrian walkway a 
servicing the Preeiae Plan 
Area itself. Recognition of 
a hierarchy of desired trsns
portation modes will aSSure 
mobility and aCCeas to all 
parts of the Preci.e Plan 
Area for all residents and, 
therefore, fscilitate a soci
al balance. 

2. The general location of the 
Transportation Center and 
Park-and-Ride Pacility within 
the Town Center Precise Plan 
Ares has b .... n designated by 
the Harth City West Community 
Plan. The specific location 
of the facilities has been 
arrived at through diSCUSSion 

1 

1 

1 

1 

1 

1 

1 

1 

1 



I 

I 

I 

I 

I 
3 • 

I 

I 

I 

I 

I 

MIn order to prolllota preser
vation of the aatural eDvi
ron~ent. transportatioD fa
cilities should be regarded 
88 an integral part of the 
landscap. in which they are 
altacl. M 
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with the r •• pective public 
authorities. The Transporta
tion Canter ha. been sited to 
complement the commercial 
land u.. e1emant siDce a 
largar ahare of bUI ridership 
will b. patrona of the Shop
ping Canter. The Park-and
Ride faci11ty, beyond the 
raquirelllenta of being aited 
adjacant to a lIajor transit 
routa, will complement th. 
Community Park by providing 
additioual parking .paces for 
weekend park luers. It. cent
ralized ped •• trian walkway 
syatem wl11 provide a con
tinuous and identifiable link 
to all .. ajor land UBea within 
the eOllllllnity. It ia, fur
therllore, part of a larger 
network earving adjacent 
Deighborhood. to the north 
and south. 

3. TovDagste Drive, a four-lane 
eollector bisecting the Pre
eise Plan Area, vi11 have the 
1I0st aigDitieant illpact on 
the site's a~1.t1ng sloping 
topography. The need fnr an 
east vest road ha. been dis
cualed in the previous ,ee
tion, thUI, the .ajor i •• ue 
vi11 be deaigning the road ae 
a ~ apace- as opposed to s 
~_trai,ht line". The road'e 
horizontal aDd vertiea1 a
lignment ha_ been ear_fully 
designed to blend with the 
lite's sloping topography as 
well al provide the spaetal 
requirellentl for a msjor 
landscape stateuent. A com
plete diseuasioQ of Townlgate 
Drive, ae well as other sig
nificant rosdway and pathway 
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4. ~In order to prolloct! a ba1-
aoced transportation network, 
dependence on the private 
a~tollobl1. .tI the dominant 
1Il0de of transportation lIuat 
be reduced by developing an 
integrated system of pedes
trian, bicycle, local transit 
and autollobile faeil1tlea. M 

S. MIn otder to pro_ote teall{1-
tic phasing of developl .. nt. 
the precise plan for each 
development unit must include 
a complete circulation ayate. 
which relates to the total 
North City West Circulation 
system.-

.yat ••• and their Impaet on 
the sita's est_ting condi
tionl, 1s included 1n the 
_"crioo titled, Design Ele
ment. 

4. ?lgu",. 13 titled, Alternative 
Transportation aoutes, haa 
been developed to incorporate 
all 1I0de& of transit in order 
to enhance .n.rgy conserva
tion and redue .. reliance on 
the automobile. 1Iy vi ..... ing 
the transit opportunities as 
a hierarchy of ayat .. lls, frail 
loeal path ... aya connecting to 
community-wide bikeways (con-
necting to lIajor tranait 
faeiliti .. a) which provide 
connectiona to regional wide 
pointa of int.reat, the auto
lIobi1e can eventu.11y become 
1 ••• dOllinant .. the prilll.ry 
mode of transport.tion. 

5. The eircul.tion syst.lII for 
the Town Cent.r preci.e Plan 
area haa be.n deaigned to fit 
within the larger circu1.tion 
fralllework at the North City 
W .. at COllllunity. Th .. North 
Clty West COllllunlty Plan .. 15-
t.bliah... tha location .nd 
rout. tor lIIajor arterial., 
collector .tr .... ta. bikeway a , 
p .. deetri.n patha .nd tr.nait 
taei11tiee. More apeeifie 
.. leaenta .ueh •• traffiC 
light 10eationa, drivew.y 
.. "tr.ne .. s. a"d 10c.1 .tre .. ta 
hav.. b .... n de.ign .. d to work 
within the establi,h .. d fr'lIIe
work. 
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PRECISE PLAN _. 
I NORTH CITY WEST TOWN CENTER ~; 



&6ESIGN ELEMENT 

INTRODUCTION 

The Design Element of the Preei •• 
Plan document describes the Urban 
D8.1go Guide11n •• , or deslgn 
framework, tor the Town Center 
Precia. Plan Uoit. The DestIn 
Guldel10es for tha Town Center 
atl! t01ll.p08"d of three parts aod 
ate arraoged in a maOOar to es
plain those influences on tha 
individual developlllanta frolll the 
broadest aeop. down to tha 1I0re 
apeelflc. 

The D •• lgn Element begins with a 
d1seu881011 of the aite's d.,lgn 
opportunities and coostrainta 
leadiog to tbe evolution of .. 8 
General Planniog Concept Plan for 
thl! Pracia. Plan Unit. Although 
thl! Hortb City Wa.r Community 
Plan .atabll_h"s tha general 
location for the various land 1,1.'. 
ell!lIIenta, the Planning Concept a 
Diagram daiioes the physical 
design re1ationahips with ad
Jacant Deve10paent Unita and tha 
eosmunity as a whole. 

Tha aecond section, tit1ad, Urhan 
Design Plan, 10catea and del
cribas the eommon deaign e1e.antl 
within and i.mediate1y adjacent 
to tha Preciae P1sn Vnit. Theaa 
design alementl often rs1sts to 
the aajor circulation system., 
open space f •• turaa, or aervice 
facilities that aarva the entira 
communiey aa a who1a. The daaign 

IIlllaents are aaan as the thread 
that binds the indiVidual land 
use typaa togethar in order to 
develop a cohesive deaign charac
ter throughout the com.unity. 

The third and final section, 
titled, Site Planning and Archi
tectural Guidelines, applies to 
apeeific building aite,. They 
sra= Town Center commercial core 
area; Town Center residential 
area; aedium denaity houaing 
araae; Coamunity park and Junior 
High SChool. Detailed design 
eritaria for the low-medium den
aity rsaidentia1 area have been 
standardized and doeumented pre
viously in tha Carmel Valley 
precisa plan, Urban Design Ela
ment, and are eap10yad aa part of 
thia document. 

Tha guidelines in this manual ara 
aeant to asaure that the ayriad 
of design and dave10pllent deci
liona that will occur over the 
enlulng years will eontinue to 
contribute to a positive coa.un
ity ideneity as wall aa maintain 
tha eharactar of tha initial de
velopment. Therefora, the Deaign 
E1alllant ia daalgnated by the 
Planned Diltrict Ordinance aa the 
gulde1ina for deaign reviaw of 
Town Center Praeiae Plan projects 
by the City of San Dlego. 
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DESIGN OPPORTUNITIES 
AND CONSTRAINTS 

The Town Ceater Pr.ci •• ,18. Unit 
i. coapou,d of .ppeozia.t.ly 
168.33 .cre. of l.nd owned by 
,evar.l differaat aotiti... JUlt 
•• the topography 'p.D •• crOI. 
•• oy of the oVD.rehip.. .0 1a" .. t 
the vlcioo' u'" of the Precis. 
Piau. Ther.for., this .t •• ha. 
bee •• n.lyzed as though it v'I" 
o.e cODtiouou, parcel. 

The ar •• 1. bounded on the .. e.t 
by :!l C •• iIlG .... 1. the notth by 
Del Kat Haight. Roa4 .nd to the 
•• at by Car •• l Country Road. The 
aouth.rn boundary i. the nortbern 
li,it. of Develop •• nt uoit Nu,ber 
Silt. 

The .ite 1, characterized by tvo 
ridg.. exte.dio, froa the •• at .t 
,le.atioD. rauging froa 250 to 
275 feet above e.a l.v.l. The 
10v land betvee. th... laud for.a 
1e frOD 170 to 200 feet above .e. 
level. Tb.f.. dr.matic grade dif
ferantial is referred to in the 
Community Plan, -Through verticsl 
development and the elevated 
netura of t.ha aite itlelf, the 
core Irea ahould be , visible 
focue of the co •• unity frolll 11.1-
1I.01t. everywhere Within thl !forth 
City Welt planninl araa". 

The overlll grlde 
of the Town Cent.er 
Onit. are Ie en to be 

relationlbipa 
Pracile Plan 

an a.let and 
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abould be reflected in the fin&l 
land and building forll.&. 

Two atreet inter.ectiona a1:e lo
cated 1:elpectivaly along £1 
Ca.iao leal and Car.el Country 
Roada. These ara intersections 
created as a reault of previous 
Pracile Plsos and form natural 
.ajor entry points ioto the Town 
Canter Plan Area. The connection 
of theae tva intersections with a 
latlta1 collector atreet offera 
the possibility to elteb1ish 
Iradaa that will reflect the 
natural land configurstion. 

Tha anticipated higb vo1uDes of 
trsffic along Xl Callino leal and 
Del Kar Heights Road sre an allet 
to tbe .uccea.ful cOll.lIIercial 
deve10pll.ent. of the area. How
ever, the volumes IIUSt be conSi
dered io the design of the csntar 
in relationship to lafety, pollu
tion and noisa illues. 

Thera is nO lignificant vegesta
tion 1n the ares that could be 
conlidered a design constrsiot. 
The land UII' aurrounding the 
area are re'idential on three 
lides and busines, on the fourtb. 
Tbele uses, which are supportive 
of the Town Center core facili
ties, offer excellant opportuni
ties fo. cOllplete integ.,tioo of 
the Centar into the cOllllllunity. 
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DESIGN OPPORTUNITIES AND CONSTRAINTS 
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GENERAL PLANNING CONCEPTS 

The Town Center Precise Plan Unit 
Is conceived as a totally inte
grated Plan composed of lIIany uses 
that are necessary to form tbe 
cOre of the North City lIe~t (:0)11-
lIunity. It ta the interrelation
ship of these uses that fotlls the 
real essence of the core and 
creates the activity associated 
with Dn urban center. 

There sre three main components 
of the Precise Plan: Land Us .. 
Plan; Urban Design Plan; and the 
Architectural sod Site Planning 
Design Criteria. The GenerAl 
Planning Concept Diagram Is in
tended to illustrate the design 
relationship of all the Plan 
elamanca. 

As shown In the Communi ty Plan, 
the retail usea are concentrated 
at tll'a northwest COtnet of the 
Plan aCea to provide exposure and 
aCcesS from the intersection of 
the two lIain roads in North City 
West. This seeess ia further en
hanced by the introduction of the 
east west road forlling the south 
and weat edges of the retail 
area. 

The highest density housing i" 
placed 1II11edtately adjscent to 
the retail area til establish the 
maxillum possibility of interac
tion betw .... n he reaidential and 
co •• ercia1 us,,8. Thia interac
tion between "a,,1 ta the Itey to a 
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lively urban environ.ent. The 
site planlling concept also places 
the vertical elellent of mid-rise 
four-story houdng at the focus 
location referred to in the COIl
munity Plan in the Plan's des
cription of the core area. 

This residential area then 
aurrounded on the east aod south 
by lIediuli denaity houBing forlling 
a transition to the lesser hous
ing densities of the neighboring 
developllent units. 

The COllmunity Park and Junior 
High School are reapectively 
placed as shown in the COllmunity 
Plan to provide acceaa from El 
Camino Real and access from the 
residential areas. The Community 
Park also provides open opace 
access for bnth the retail areS 
and the higbest density hOUSing. 
This relationship is Vital tn the 
success of ·the Town Center core 
area, 

The low mediuu density housing to 
the south of the Park provides an 
e~cellent transition tn the 
Development Unit Si~ hOUSing 
areas. 

Varlnus "public amenities" are 
placed within the called for land 
use pattern 8S supporting ele
uent.. The.e include Park-snd
Ride Yacilit" Transit -Center, 
Llbrar" and the Community Center 
Building In the Park. 
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LEGEND 

<*'->',<."'''''';,s Land Use Boundary 

<J I> Direct Connection to 

Commercial and Higher Density 

Housing 

• Major Entry Point to Town 
Center 

Joint Use Relationship with 
School and Park 

> Pedestrian Access from 

Adjacent Development Units 

- Exposure to Major Intersection 

'* Major Public Facilities 

•• • Access to and from 
Residential Neighborhood 

GENERAL 
PLANNING CONCEPTS 
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LEGEND 

Precise Plan Arterial Edge Conditions 

• ~, 

'u ,'-tS1;;» Commercial Element 
• .... Residential Element 

\.!I Town Center Entry 

0 Special Intersections 

"* Town Center Plazas/Squares 

Tow-nagate Drive 

••••• ----- Garden Residential Walkways 

111111111111111 Urban Residential Walkways ......... nn .. 

".tAt Urban Commercial Walkways 

~ Major Pedestrian Access Points 

LJ ,aJar Building Man Location 
NOTE: IUlLClNG OUTUMU "FIE GE""AAL 
1M NATURE A'Kl.lflE MCl' INTENDEr.. TO 
IlEPFlEIlENT!'IM.\!. ~UllT FaUlt:. 

, FIGURE 21 

I [ ~ 
URBAN DESIGN PLAN 
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URBAN DESIGN PLAN 

An important feature of the plan
ning and d .. algn process for the 
Town Center IS the creation of an 
Urban Destgn Plan, or framework. 
One of the objectives of estab
liahing a community-wide urban 
design framework IS to create 
conceptual guidelines for the 
more detailed design work ta be 
ac~o~plished In subsequent devel
opment plans and tentative tract 
maps for the Town Center. AD im
portant design element for estab
lIshing a positive community 
identity and a cohesive design 
character throughout the Town 
Center Is the Urban DesIgn Plan. 

The Urban Design Plan maintains 
the continuity of the diverse 
circulation systems linking the 
several land uses and ownerships. 
The development of the5e linkages 
and the spaces providing for in
formal social gatherings are the 
essence nf the Town Center re
gardless of archlt"-ctural styl"-s 
or forms. Adherence to this 
framework guarantees interaction 
between uses. 

----I 

Without some ~e1lbl.nc~ of desig" 
continuity beeween uses, the Town 
Center .. ight become nothing more 
than a shopping center fturronnded 
by unrelated housing. The inter
action between neighborhood and 
regional retail is assured by 
this Plan, as well as the inter
actions between retaii and hous
ing, retail and park, and housin& 
and park. The Urben Design Plan 
provides for the diversity and 
excitement that is enviaJoned in 
the Community Plan. 

The Urban Design Plan and the 
associated indiVidual community
wide design elements that follow 
interpret the inform.tion con
cerning building lIIass, height, 
and building character to develop 
a series of conceptual guidelines 
for streeta, crossroads, trails, 
and public facilities. These 
public elements are seen as the 
means to maintain and perpetuate 
the character of the initial de
velopments within the Town 
Center. 
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Precise Plsn Arterial Edge Conditions 
Commercial and Park Element 
Del Mar Height. Road, 81 C&1I1110 
Ileal, and Carmel Country Road 
serve .a the major circulatioD 
l1nkagea IntO' and within the 
North City West comllun1ty. Be
cause of their importante as 
repreeenting the public illiage of 
the COlllmunlty. apeeial attention 
will be devoted to developing an 
appropriate parkway landscape 
tharacter. Graded alopes will be 
a common viauIIl element aloog 
both Del Mar Heights Road and El 
Camino ileal. The 111uatration 
below dictates landscape planting 
technique", 

'SI!E P\.ANNED DISTRICT ORDINANCE 
AND/OR DES/ON aUIDELINEfI FOR 
VARYING SETBACKS FROM STREET 
AUi NT..(JIL' - WAY • 

• SEE LANDSCAPE CONCEPT Pl.AN 
fOR PLANT MATERIALS ANO 
DESION CRITERIA. 
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FIGURE 22 

CONCEPT SKETCH:PARKWAY EDGE CONDITION 
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Parking area. assoCiated with the 
Shopping Canter are an additional 
element to contend with along the 
two arterlall. Although the 
atreata, particularly along El 
Callino R •• 1. will be below the 
surface elevation of the parkina 
area, additional me •• ur.a viII be 
taken to mitigate the view of 
aurfaee parking areas. The ...... -
aures will include II v81'18ty of 
aet.eniag and setbaCk technique. 
and are illustrated in the gulde-
11D.8 drawing, Figura 24 on the 
followlog page. 

Pigure 23 below Illustrates ad
ditional landscaping criteria 
within tomllarcial parking area. 
fronting arteria! or lIajot 
_treeta. Specific eriteria 

~ 

FIGURE 

concerning landS cap. parking 
atrips and ielaoda 18 provided 
undar the •• ction titled. Land
.~ape Concept Plan. 

A pedestrian/bicycle 8y.tem is 
proposed a10l1g the arterials. 
Th. trave1way providea for an 
approximate five-foot wide pedes
trian walkway with a six-foot 
wide bike lane adjacent to the 
parkway edge aa illuatrated in 
Figure 22. A ramped walkway vill 
be provided for pedeatrians and 
bicyclist a from the street level 
to the pedeatrian overpass cros
sing Del Mar ijeights Road. Com
",:unity-vide connections ara il
lustrated on the Altarnative 
Transportation Route Diagram, 
Figure 13. 

COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES 
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MINIMUM J I'DOT HIIIN MEANDERIHa ... "'to NO SCAEENIHG REQUIRED FOR 8UA~ACE) 
•• "M 011 J FOOT HIGH PLANT EO • __ .;.. ____ ',\1114:1"0 AREAS LOCATED 20 'EET OR 
SHAUll MAIS «AT M ... TURI! GROWTHI \GRI!ATER I'IIO"'1'_TI'IEET AII3HT-OF-WA Y. 
I'lEOUIRI!O IN I'RONT 0' SURFACE 4r 
PARKING AREAl LOCATI!D GREATER • 
THAN " trEET AND Lias THAN 1 
10 PUT 0" THE URIET IIIGHT Of' WAY1 

MINIMUM I I'OOT HIGH CONTINUOUS 
WALL OR I I'OOT HIGH MEANDERING 
LANDSCAPED IIEIIM REQUIRED AT 
EDGE 0' 8URF",CE ''''AIUNO 
LOCATED GREATER THAN 

AND LlIS THAN ,i"-"~ 
" FI!ET 01' THE ~ 

ARTER'AL, MAJOR OR COLLECTOR STREET 
RIGHT OF WAY 

SURfACE PAllltiNG ARIAI 

PARKWAY 

EDGE 

8I!TS"'CK 

CONTINUOUS EYERI3AEEN LANDSCA.:,;,;",,_-, 
SCIII!I!N IIECUIIIEO ALONG STIIEET p 

EDGE OF PARKING STRUCTUI'IE. 

HI!IGHT .OF EVERGIIEI!N TIII!E ;O~'~~'~'~';"1'~">"":: 
IAT .. "TUI'IE HEIGHT! SHOULD 
SO" OF STRUCTURE HEIGHT 
STREET LEVEL CMINIMUM'. _o-.l-" 

ARTERIAL, MAJOII OR COLLECTOII STREET PARKWAY 
RIGHT Of WAY EDGE 

SETBACK 
PARItING STRUCTURES 

SURFACE PARKING AREA 

NOTE: 
SEE ARCH. GUIDELINES 
SECTION fOR TREATMENT 

OF STRUCTURE STREET 
PRONT EDGE 

PARKING STRUCTURE 

FIGURE 24 

COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES 
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.SEE LANDSCAPE CONCEPT PLAN 
FOfI Pt.ANT MATERIALS AND 
DESIGN CRITERIA. 

FIGURE 25 

Precise Plan Arterial Edge Conditions 
Residential Element 
The edge treatment along residen
tial developments will be sim11ar 
to the design cOQcept called for 
along Del Mar Heights Road and El 
Camino Real. Slopes are not 
anticipated to be s prominent 
element along the parkway edge sa 
the other two arterials. How
ever, landscape screening and 
setback dillensions are llllpeeraor 
crtteria to consider 1n order to 
mitigate the impacts of vehicular 
traffic along what will be pri
mar11y a residential edge. Under 
such conditions guidelines for 
screening and setbackS hS17" been 
established and ate illustrated 
on the following pages. 

I"II!Dr:STFlIA" 
WALKWAY 

PATH 

CONCEPT SKETCH: PARKWAY EDGE CONDITION 

I 

I 

I 

I 

, 
I 

I 

I 
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A 118S111U .. six-foot-high wall ie 
to he incorported along the park
way edge 88 a buffer to vehicular 
traffie. A nuaber of technique., 
however, can be uaed to lIitlgate 
the visual eff"ct createel by the 
w811. The •• techniques ara ahown 
1n Figures 26 and 27. Pigure 28 
dictates apeeific crtteria con
cerning the design character
istic8 for COllllunity walls. 

Figure 29 provides guidelines for 
tbe screening of parking areae 

A~"ROXI.ATELY UYI.L COMOITIOM 

, '( SETBACK ~ 
ARTERIAL OR MAJOR STREET. f PARK WAY ~ 

( 
RIGHT OF WAY 

MOTE: !TYPICAL POll FIGURI! 17) 
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within the reaidential develop
Pleuta. 

Included within arterial 
parkway edge 1s an approximate S' 
wide pedeatl'ian walkway. A 6' 
vide hikelane 18 adjacent to the 
landscape parkway edge. 

Street tr ••• reeommended to be 
used ere from the Arterial Edge 
Condition Theile, which ie found 
in the Landseape Concept Plan 
Section of this doeument. 

SETBACK WALL FROM PROPERTY , 

RESIDENTIAL PAD ) 

IN AOOITION TO THE ABOVE SETBACK CONDITIONS SCREEN OR NOISE WALLS SHOULD VARY IN 

SETBACK FROM 10' TO U' FROM THE STREET CURS WITH AN AVERAaE SETBACK OF 20' PER 

OEV!.LOPMENT PLAN AREA. 

FIGURE 26 

RESIDENTIAL ELEMENT EDGE CONDITION: NOISE/SCREEN WALLS 
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'ALLING SLOP!! ""'". ,,""~,.,,~ MAXIMUM WALl.. HEIGHT ALLOWED 

". 

ARTERIAL OR "'AJOR "'"'' 
W., 

ItISINeI ."ope CONDITIOll 

NClTI: III PIQUAI II 

FIGURE 27 

AT PROPERTY LINE WHEN ADJACENT 

r":-- TO SLOPE OR WHEN ABUTTING ,::;:;:::::::: 
::''''~~ ACCESS FlIGHTS ARE RELINQUISHED. 

, "'~~ ~ENSION 

2:1 SLOPE RESIDENTtAL PAC 

1""0"" WALL 
AT TOP 01' SLOPE 

DIMENSION VARIES 

2:1 SLOPE RESIDENTIAL PAD 

RESIDENTIAL ELEMENT EDGE CONDITION: NOISE/SCREEN WALLS 
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ARTICULAT. HORIZONTAL ALIGM"!NT 

INTRODUCE VERTICAL 
ELEMENT 

TT,.CAL WALL AND FEI(CI! TREATMI!NT 

SOLID W,"L"'OESIGN ~LONG PRIME ARTER'AL 
AND MAJOR STREETS WITI1 DIRECT VIEWS 
INTO ADJACENT RESIDENTIAL DEVELOPMENTS. 

FINISIi AND eDLOII TO MATCH ADJACENT 

ARCHITECTURE. TYPICAL. 

SEMI TA"HSPARE"''' WAll DESIGN ALONG 
RESIDENTIAL EDGE CONDITIONS WHERE 
THE DEVELOPMEtiT PAD IS SIGNIFICANHV 
ASOVE THE ELEVATION 0' ADJACENT 
PRIME ARTERIAL 01'1 MAJOR STREETS. 

TRANSPARENT WA,LL DESIGN LIMITED TO 
CONDITIONS WITHIN THE INTERIOR 

OF A RESIOENTIAL DEVELOPM1HH. 

" 

" 

. '. '" .. ', I 
... ' , 

OFF-SET WITH 

VERTICAL PLANE 

6. 

". '". 

FIGURE 26 

DESIGN EXAMPLES FOR NOISE/SCREEN WALLS 
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MINIMUM a 'OOT HIGH MEANDERING 
BERM OR 3 I'"OOT HIGH PLANTED 

SHRUB MASS I AT "'AfURE ORQWTHI ------'1 
REQUIRED IN 'RONT 01' SURFACE ~ 

PARKING AREAS LOCATED WITHIN ~1'~---"":::'---------------C>" 
20 FEET OR ORE AlE A 0' THE STREET 

• 

RIGHT OF WAY 

MINIMUM 3 FOOT HIGH CONTINUOUS 
WALL 011 S FOOT HIGH MEANDERING 
L ...... OSCAPED BERM REQUIRED AT 
EDGE OF" BUR''''CE PARKING 
LOCATED CHIIATEA THAN I 
AND LaSS THAN 20 'EI!T 
STRE!T RIGHT OF WAY, 

RlCiHT 0' WAY 
STREET LPARKWAY 

_ EDGI! L 
ARTERIAL. MAJOR OR COLLECTOR 

( 
11 SeTBACK 1\ 

SUR',.,CI P"IIICUIG Alii AS 

CONTINUOUS EVERGREEN LANDBCA.,';';o,,,_-, 
SCREEN REQUIRED ALONG STREET r 

EDGE 0' PARKING STRUCTURE. 

HEIGHT. OF I!VIEFIGREEN TREE O~'~";';"~':"1';":"""" IAT MATURE HEIGHT! SHOULD EQUAL 
100~ 0' STRUCTURE HEIGHT 
STREI!T LEViL IMINIMUMI. ~:>- ·"'M 

ARTERIAL, MAJOR OR COLLECTOR STREET PARKWAY 
FliGHT 0' WAY EDGE 

SETBACK 
P"RKING STIIUCTUIII!S 

FIGURE 29 

SURFACE PARI(ING AREA 

) 

NOTE: 
S!E ARCH. GUIDELINES 
SECTION FOR TREATMENT 

OF STRUCTURE STREET 
FRONT EDGE 

.. 
PARKING STIIUCTUIIE 

RESIDENTIAL ELEMENT EDGE CONDITION: PARKING FACILITIES 
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Special Intersections 
Two apecific intersections have 
been designated for speeial 
treatment along TOWDBsste Drive. 
These intersections are intsnded 
to aet .a aecoodary entrancea to 
the commere181 core area stld 
prillar, eorran.;e. to adjacent 
land U8"8. Thay will dlstlng\1iah 
• break froa hOUSing aoclav,u to 
the Commerc!al Canter. 

11 

, 

FIGURE 30 

LOCATION: SPECIAL INTERSECTIONS 
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Although the apactal intersec
tions ere intended to be part of 
.. larger concept fo-.: the land
scape tteat ... nt for Townsgate 
])r1".. the emphasis at these 
points 1s On hardee.pa features 
which are described below. The 
following items vill ba included: 

* Entry monument - See a1goage 
."etioD for requirements. 

* DirectioDal 10forlll8t100 - See 
eignage section for requlre-
111801'8. 

INTlty WAYS, 

• 

* Vehicular and pedestrtan 
8cale lighting - See lighting 
a"ction for requirements. 

* Pedestrian cro •• logs. 

* Porma1 landscape statement 
Se. Landacap. Concept Plan for 
criteria. 

* Enriched paving .. aterial. 

* Traffic elgnsl. 

• 

INRICH!D '''VINQ 
AT CORNIRI 

• • • 

TOWN CINTI" 
COMMIRCIAL COfIE 

FIGURE 31 

WALltWAYS 

IIGNA.GlI IIIONUMINTS 

DESIGN TECHNIQUE: SPECIAL INTERSECTIONS 

• 

~IGtlTED WAi.KWAVI 

• • 

.SIGNAGI Q,,'! 
ENTRY \vAlU 
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Town Center Entries 
Two locationa have been desig
nated for special design treat
ment alnce they deoote tbe pl'i
•• ry eutry pointa to the Town 
Center'. Commercial Core area. 
The Town Center Entriel ate lo
cated aid-way along the eOllll1l'r

cial area'. l1ortbe'tD and waatern 
edge respectively bordering Del 
Kat Heights Road and El Camino 
Real. The emphaais on hardscape 
e1ementa (algnase 1I0numents, 
paviog. lighting. walla) versus 

73 

landscape (plant a.tu"lal.) 18 
encouraged 10 order to disting
uish • breat. 1n transition along 
the landscaped parkway areas of 
the two .ajor arterial •• 

Sacondary entriss are located at 
the soutbwest and northeaat areaS 
of the Town Center. Tbeae en
tria. are provided to allDw indi
vidual alld/llt combilled acceaa til 
the ancillary office/commercial 
facilities as well as the re
tail/comll.ercial core. 

t 
.", "'-'" c/ , 

c 

\j\ t 

FIGURE 32 

LOCATION: TOWN CENTER ENTRIES 
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Street trees will conform tCl the 
Plant Kaca"i"l List described in 
the ... etion titled, Landacape 
Conc:ept PIso, Identificatioll of 
thl! Town Center Eocrlea will 
include: 

'" Entry monumeot - See sigoage 
aettion for requirements 

.. Traffic algoa1. 

" Street lighting - See lighting 
section for requirements. 

'" Pedestrian <:1;"08,,1ng. 

'" Formal landacape statement 
S .. a Landa"_p,, Concept Plan for 
criteria. 

'" Landscaped median. 

'" Enriched paving material • 

( I' WIDI WALK.".,_ 1 

SUR,ACe. PARKING 

'- IHAlCHED """, •• _/ 

• LANE ARTI!AlAL 0I'l MAJOR STAUT 

====:=:::::' ( 

FIGURE 33 

DESIGN TECHNIQUE: TOWN CENTER ENTRIES 

MAJOR ",CCENT TREES. 
FOIIIIIAL S'TATEIIIEI'IT SEE 
LANDSCAPE CONCI!PT PLAN 
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Urban Residential Walkways 
The Urban ReBidenrial Walkway 1s 

intended to provide a settiog for 
pedestrian activity within the 
Town Cantar Praci •• Plao reai
dential eommuniti.s. The concept 
behiod the att.at thell" 1e to 
create & lioear space that oot 
only serves 88 a 1I.a1l8 fo"l' local 
vehicular <;1rcu18t100, hut also 
doubles 8S • foeua of commuoicy 
llfe. Lilte the Town Center de
&1&0 elements, greater ellph.aia 
vl11 ba givan to the treatment of 
hatdscape elellents, particularly 
v.lltvays, pedeatrian se.ale light
ing. and 8mall asaciog area. for 
lI.eting and conversation. 

~OA SETBAQ( COfC)ITlONS 
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Two types of walkway syste.8 bave 
been daveloped and are illustra
ted 1n Figure 35. The Primary 
Walltway 1. lllceoded to be used 
within the Town Center residen
tial area along private streets. 
Fi,ure 34 ia a conceptual sketch 
of the proposed walkway. Th .. 
Secondary Walkway ia d .. signed to 
be Lilli ted to public streeta and 
the locations illustr.ted in 
Figur.. 35 are intend .. d to be 
diagrallmatic in their alignm .. nts. 

Straat tr ..... and design conc .. pt 
for this design .. l .. m .. nt should 
conform to those called for in 
the Land,,:ape Conc .. pt Plan 
Section. 

oUGIiT FlXTUFIe PER 
LIGHTING secnoN 

FIGURE 34 

CONCEPTUAL SKETCH: TOWN CENTER RESIDENTIAL WALKWAY 
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FIGURE 35 
LOCATION; URBAN RESIDENTIAL WALKWAYS 

I 



I 

I 

I 

I 

I 

I 

I 

'II ... MY WALKWAY tall TEXT FOIl LOCATION CIIInIIIA' 

l ,'-10' l t , 

TOWN CENTER -=-------"."",., .... , A<~'"'''.''' SPAQNG. 

--- ~'~""~,_"~,~ ,~.'" POt.E, 
PEA LlOHTING SECTIOtt • 

..--~-----'''' PEII LANDSCAPE CONCePT PLAN 
wtnI TREE GRATE OR PLANTER AT BAse. 

~ _____ .""",,,,, CONCRETE PAVING, 

IICONO ... "Y WALKWAY ISII TEXT!'OR LOCATION CIIfT'"IAI 

PU8J..IC """. r--- TReE pea LANDSCAPE CONCEPT PLAN. 

---,.~""", ",,,,,,,.~ PAVIMG. 

:...----~;~!~~~~c'~~!:! UGHT POLE, 
PER LlI3HmtG SECllON. 

77 

FIGURE 36 
DESIGN TECHNIQUE: URBAN RESIDENTIAL WALKWAYS 
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Garden Pedestrian Walkways 
The Garden Pedestrian Walkways 
form the backbone of the interior 
pedestrian walkway systell for tha 
Town Center Precis. Plan Unit. 
The walkway system hae heeD 
located 80 as to provide 8 
cODvenient and vehienl.r f'lee 
.. "ani of 8<:<:8.8 to the major 
public and private facilities 
within the Town Center for 
residents of Neighborhood Unit 
NUllber 81:1:. 

There ara two for ... 
Pedestrian Walkways. 
walkway connecting 
the Town Centar cors 

of Gsrden 
The primary 

Unit Six to 
is deSigned 
bicycle and acco .... odate dual 

FIGURE 37 

pedestrian trafflc as well 88 
8>1:cluslVe pedestrian movement. 
11gure 38 illustrates additional 
feature8 recommended for the 
walkway. A secondary walkway 
system 1s provided to Serve 8S a 
linkage froll tbe Town Center 
res1danti&1 neighborhoods to thl! 
<:01l.1II.8rc181/r8t811 core area. A 
lIeanl of ace ••• to and frolll both 
walkway systems should be pro
vided by sdjacent residential 
devaloplllenta. 

Tree •• long the 
conform to the 
Liat described 
titled, Landscape 

walkway mhould 
Plant Material 

in the section 
Concept Plan. 

LOCATION: GARDEN PEDESTRIAN WALKWAYS 
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Tl'IEES PER LANOSCAPE CONCEPT PLAN. 

DUAL elCYa.e AND .. ,,,~ .. "~1 

PEDESTRIAN SCALE uq;KT FIXTURE. 

SatEEN VIEWS 10 AND FROM "'."''''-, 
WHERE APPROPRIATE. 

RIOI1T-(lI'-WAY 

MINIMUM 
20!'T. WIDE 

FIGURE 38 

GARDEN RESIDENTIAL WALKWAYS 
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Urban Commercial Walkways 
The Urban COllllu'cial Walkway ia 
e..aentially limited to;> the Town 
Center commercial areaS. The 
primary alignments for the 
walkway have been illustrated all. 
thl! Urban Design Plan 80 .a to 
coutioue the concept of a 
vehicular free pedeatrian-way 
through the interior of the Pre
ciae Plan Area. Figura 39 illus
tratea addltloaal requh'ed walk
ways within the commercial core. 

The walkway baa haeD de.1gned to 
adapt to two varying conditions 
within the co .... er0;1;1.1 core. Pig
ure 39 provides deslgn guidance 

••• PEI)ESTRIAN MALL ELEMENT 

••••• SeCONDARY pe;DESTRIAN WALKWAYS 
leo .... U.e .& Ir .. etn."1 
••• _nlll alt •• 
aile! ada"., p .... l ... I~ .. ,.I , . '", 

for walkway. within and exterior 
to the co~mercial shopping center 
building 1114SS. 

The lIal1 walkway will have con
tinuoua frontage of retail 
eatab1ishmenta and will remain 
open to the publiC during all 
daylight hours and aftar daylight 
whenever an aateb1iahment rellains 
open for buain.... Each retail 
establish •• nt fronting on the 
walk"ay will orient elltlrely to 
this element and coordinate 
1alldscape and pavillg materials 
with tho.e uaed in the walkway. 

.' ".---
p "" -C,', - ,o;"-?" .., 

, " 

"- ;.")-

:1, 

FIGURE 39 

LOCATION: URBAN COMMERCIAL WALKWAYS 
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The .. all walkway should vary in 
width fcolll 40 feet to 100 feet. 
Acee.. to eeeond level shops 
should be integrated into the 
design and located no more than 
200 feet apart. At lea.t 3 
nodes consisting of 8 .. 811 publ1c 
epaces of 5,000 equate feet each 
ahell he located at the ends and 
lIidpoint of e."h walkway within 
8n enclosed end. 

PEDESTRIAN MIU.L ELEIltENT CF COIoIMERClAI,. 
FACtUTY SHOULOVARV IN MOTti FROM 40' - 100' 

81 

Walkways with opeD end& need not 
incorporate these nodes at the 
auds, but lnatead, aust widen the 
entrance to the walkWay by 50% of 
the typical .. all width to empha
s1ze pedeatri"n acceSS. Each 1118-
jor change in direction of the 
walkway lIuac incorporate a -node
.a the lIeans of achieving the 
change. Stairways incorporated 
1n the walkways ahould not exceed 
6- riae and 12- tread in 

IIIALL SHOULD CONTAIN THESE AMENITIES: 

-LANDSCAfIING PER GUIDELlNI!S SEcnON. 

-f>eDESTRlAN SCALE UGHT FIXTURES 
OR aoLLAFIDS AT APPROPRIATE SPAQNG. 

-PEDESTRIAN FURNlTURE!SEATlNG, POTS, ETC.! 
AT APPROPIUATE INTERVALS. 

~ ____ ~~~ 100· MINlMU;.7,;'-----~f-

FIGURE 40 

DESIGN TECHNIQUE: PEDESTRIAN MALL ELEMENT 
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steepne~8 and should provide 
major landings at lesat eso;:h aix 
feet in vertical rise. Th •• e 
laudings should be designed as 
active epa" .. contributing to the 
overall uss of the walkway by 
front in, a retsil activity onto 
then whenever po.aible, 

The pedestrian msll lIISY be open 
to the sky. partislly enclosed 
with a minimum vertical open area 
aqual to 50% of the •• 11 floor 
area, or enclosed with vertical 
or horl&ontal glazing equal to 
50% of the mall floor area, 

Tree and 
forll to 
Plan. 

landseaping should eon
tha Landscape Concept 

TO WALKWAY, MIN. 10'· 13'WIDE IF *' WHEal STOPS 
PFlOYlOEO. j 
MIN. S' WIDE" WHEEl STOPS PROYIDEI:I AOJACENT 

I.""!'''''~ SCALE LIGHT FIXTURE 
OR BOLLARD ATAPPROPRIATE SPAQNG. 

PARKING BAY OR ORIVEWAY 

FIGURE 41 

DESIGN TECHNIQUE: SECONDARY PEDESTRIAN WALKWAY 
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Town Square 
The foeal point of the Town 
Canter eoam_reLel/housing eore 
are. will be the Town Square. 
Although tvo ar ••• are i11u8tra
ted fo'!' epee1a1 attention one 
area should be eote pro.inent 
than the other. Thts differenti
ation will be accompli.hed 
through architectural •••• 10g. 
and locatioo and character of 
adjacent u88e. The Town Square 
18 a180 intended to he the 
~br1dge" between the Neighborhood 
Co.aercial Center and the Region
al Cant a!;", 

The Town Square 1II0ar be lO<:.8ted 
h j 'b •

• 
cent"!'_lly to t e pro eet. 
Ipac:.e itaelf lIIuat be vieibll! froll 
• primary vehicular entrance and 

(( 

r'O' --.::.:..., , 

~,\ 
~\\.'" 
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provide .... ajor pedestrian drop
off point. Visibility into the 
aquate auat be provided from all 
nearby pad.aU"ian area& and all 
.ajor walkways must converge into 
tha ,quare. Insofar as the Town 
Square i, a public amenity, it 
.ust remain open and available to 
the public during daylight hours 
.even daya a week and after day
light whenever a nearby eatab
lish.ant is operating or special 
avent scheduled. 

The Square must be capable of ac
com.odating public displays and 
performances with attendance of 
300. The total area requ1reJllent 
Rust not be 1esa than 20,000 
aquere feet •• 

, ' r. 

FIGURE 42 

LOCATION: TOWN SQUARE 



•• 

e .. ".,lOll aUILDING iliA •• 

'I*LIC USE AND EVENT •• ""CE 

.. ... S8IVE "EDESTA1AN .'ACES 

,'"'' ADJACENT TO 
a .. olt. FOR IPILlOVEII. 
AND 8HOl' USE 

~~---

FIGURE 43 

DESIGN TECHNIQUE: TOWN SQUARE-EXAMPLE 
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LANDSCAPE CONCEPT PLAN 

Introduction 
The intent of the Land"~"pe Con
cept Plan is to create ... unified 
plant material palette throughout 
the precise Plsn (lnit as well as 
develop au individual sense of 
community identity for the Town 
Center as a whole. COllmon areaS 
such as parkway edge condltions, 
parking areaa, pedestrian walk
ways, and entry features fall 
under the category of "shared" 
landscapes. 

General Criteria tor Plant Selection 
The following crieria was estab
lished 1n order to create a 
framework for the selection of 
the plant materials listed in the 
Plant Matertal Matrix section of 
'ChI" docuJlent. They are as fol-
1o,". : 

Drought Tolerance 
The landscape goal for North City 
WeRt 1s to reduce water use on 
both a short-term and a long-terll 
basis. This will lower coats, 
reduce maintenance, and most 
important, conserve water. 
Planta should be chosen to fit 
the objectives of: 

* Water conservation 
* Drought-adaptation 
* Reduced lIaintenance 

The color, texture and character 
of drought-sdapted landscapes are 
in syllpathy with tha surrounding 
natural environllent, and thus 
provide a harmoniOUS illaga for 
Harth City IIsst. Therefore, an 
additional related Objective ia: 

* Aesthetic compatibility 
lIith the coastal ~one 

locale. 
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Variables that govern plant sel
ections throughout North City 
Weat include soil types and cli
lIate. Nath'e plants should be 
chosen IIhere feaSible. Nnnnative 
plants should be selected for 
their visual and cultural com
patibility lIith the environment. 

Theme Tree - Torrey Pine 
Because the North City West lo
cale is hOlDe to a unique and at
tractive native tree, the Torrey 
Pine, that plant should be woven 
lnto the overall concept of the 
streetacape plantings and neigh
borhoods as a unifying thelDe 
plant. The Torrey Pine is well 
adapted to the climate and soils 
of the area, so this sele~tion is 
~ongruent .. I.th the goal of pro
viding a d~ought-tolerant land
.cape. 

Visual Perception and Travel Speed 
Plant ~holce8 for North City West 
and Town Center streets should be 
made, in large part, with a range 
of travel apeeds in .,ind. The re
lationship between pace and per
ception should govern the variety 
or uniformity of plant lIaterials 
uaed. 

For convenience and applicability 
to other plans and progra .. s for 
Notth City Weat, 30ne8~ I 
through 4 are baaed on .,ltistlng 
street claasifications. The 30ne
street clsRslfl~Rtion relationhlp 
18 alSO useful in identifying 
characteristic rateR of travel. 
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FIGURE •• 

LANDSCAPE ;~or-'CEPT PLAN 
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Zone 1 
Del Mar Heights Road, (Six 
Arterlall. 

Lane 

Zona 1 r,prasanta the first ill
pression of North City Weat, snd 
ahould have atrong viaoal illp.tt. 
Colorful dra .. atic: plants abould 
ere.te • powerful, invir1ns iden
tity at_temeot for North City 
Wear. 

PRIMARY PLANT PALETTE 

See Katti. for tOllplete liat of 
plants. 

SLOPE CONDITIONS 

TREES - auth •• : 

,inua torryana - Torrey Ploe 
Pinua .ldarlea - Kondel Pine 
Eutslyptua polyanthemoa 
Silver Dollar GUll 

SHRUBS - 8uch 8S: 

Arhutus unedo - Strawberry Tree 
C.anorhua app. - Wild Lilac 
Neriom oleander - Oleander 
Heretomeles arbutifoli& - Toyon 

GROUND COVERS - euch aa: 

See Matrix for cOllplete list of 
plants. 

LEVEL CONDITIONS 

TREES - auc:h as: 
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Llquldsllhar styr.cifloe - ~Palo 

Alto" 
Tristania confarta - Brisbane .,. 
Eucalyptus polyanthamos 
S1lver Dollar Gum 

SHRUBS - such aa: 

See Matrix for complete list of 
plants. 

GROUND COVERS - such aa: 

See Matrix for complete list of 
plants. 

PLANTING DESIGN TECHNIQUE 

Saa Piguras 45 and 46 for slopa 
and level area conditions. 

MINIMUM TREE SIZE 

Spacimen box and 15 gallon 
contsiners. 

TREE TO LANDSCAPE AREA RATIO 

One tree for every 600 square 
feet of landscape setback area. 
Within tha above criteria one 
tree for avery 1,200 square 
feet of landscape setback area 
will be a spaci .. an box aiza. 
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Zone 2 
EI Camino Real (Six Lane Major), 
Carmel country Road, Carmel Creek 
Road (~ l.ane Prime Arterial). 
Trafftc on main arteries will be 
fast and high io volume. Thus, 
viewers will be unable to distin
guish a Wide range of plant lIa
tu,ials. Uniformity and lIinimum 
variety of spec!es sbould be the 
kay to choices for thes" land
scape ",OneS. 

PRIMARY PLANT PALETTE 

See Matri:>; for complete liat of 
planta. 

SLOPE CONDITIONS , 
TREES - auo;h as: 

Pinua totreyen. - Torrey Pine 
Pinua eldarica - Mondel Pine 
Eucalyptus polyaDthello. -
StIver Dollar Gum 

SHRUBS - Same as Zone 1. 

GROUND COVERS - such aa: 

Sea Matrix for complete list of 
plants. 

LEVEL CONDITIONS 

Same as Zooe 1. 

PLANTING DESIGN TECHNIQUE 

See Pigure. 45 and 46 for alopa 
and level eondition •• 

I 

I 
MINIMUM TREE SIZE 

Same a& Zone 1. 

TREE TO LANDSCAPE AREA RATIO 

I Same a. Zone 1. 

I 

I 

I 

I 

I 

I 

I 
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I 

I 

I 
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ZONE 3 
Townsgate Drive and other Collector 
Status Streets or Cui De Sacs. 
Aa travel speed dillinishes, the 
ability to distinguish and appre
ciate a diveraity of plants iUe
teasea. With this in .1nd, great
er variety can be Introdu"ad iuto 
Zone 3 pl.nrillg •• 

PRIMARY PLANT PALETTE 

See Mattix for COMplete 11at of 
planta. 

SLOPE CONDITIONS 

TREES - such as: 

Pinus can.tien.is 
Island Pine 

Caoary 

Eucalyptus nicboll! 
Willow-Leaf Eucalyptus 
Piuus torreyaus - Torrey Pine 

SHRUBS - such 8S' 

See Matrix for complete 11et of 
plants. 

I GROUND COVERS - Buch as: 

I 

I 

I 

I 

See Matrix for complete list of 
planta • 

LEVEL CONDITIONS 

Salle as Zone 1. 

PLANTING DESIGN TECHNIQUES 

See Figures 45 and 46 for slope 
and level area cond1tions. 

8. 

MINIMUM tREE SIZE 

Salle aa Zone 1. 

.REE TO LANDSCAPE AREA RATIO 

One tree for every SOO square 
feet of landlClpe 8etback area. 
Within the above criteria one 
tree for every 1,000 .quare 
feet nf landacape setback srea 
will be a .pecimen box size. 
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Zone 4 
Local Streets 
In keeping with II traffic telllpo 
that i& appropriate to residen
tial aress, still more variety 
can be introduc"d into the local 
atreet plantings. An expanded 
plant palette, vith greater visu
al interest. diversity and ses
aonal color, abould add dI8tlo,,
tioo to internsl streetacapea and 
will help individuate each neigh
bo-.:hood. 

PRIMARY PLANt PALETTE 

See Matrix for couplete list of 
planta. 

SLOPE CONDITIONS 

TREES - such as: 

See Matrix for complete list of 
plsnt,. 

SHRUBS - auch ae: 

See Matrix tor complete liat of 
plants. 

GROUND COVER such as: 

See Matrix for tomplete list of 
plante. 

LEVEL CONDITIONS 

Same a8 tona 1. 

PLANTING DESIGN TECHNIQUES 

Ses Figures 4S and 46 for slope 
and level area conditions. 

MINIMUM TREE SIZE 

Salle ss Zone 1. 

rREE TO LANDSCAPE AREA RATIO 

One tree for every 500 square 
feet of landscape setback area. 
Within the above erlterla one 
tree for every 1,000 square 
feet of laodacspe setback ares 
will be II speeimen box aize. 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 
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I 

I 

I 

I 

I 

I 

I 

I 

I 

Zone 5 
Intersections 
Colorf~l and unusual .pBci~en. 

,bould ba choaen to empha.i~e tbe 
importance of certain key ateaa, 
aueh aa 1l1tst.act10na that mark 
tba 801'1'.0<:. ... to each neighbor
hood. The contt •• t between color
ful/uouaual -identity" planta and 
tha uniform1ty of the otber 
arr •• tacapa plant a will punctuate 
poiots of epecial 10ter •• t and 
will provide variety io the plao
ned landscape. 

PRIMARY PLANT PALETTE 

Se. Matrix for complete lier of 
planta. 

TREES - auch ea: 

Eue.lypeu. fteifDl1. - Red 
Flowering Gum 
Bauhloi_ variegate Orchid 
Tree 
Ery1'hr108 caffra - Coral Tree 
K081reu1'er18 bipinnat. - Flame 
Tree 
Platanua app. - Sycamore 

SHRUBS aueh as: 

D1etes b1<:010r - Fortnight Lily 
ZehiuD iaBruDeua - Pride 
Madei>;a 
Escallonia app. - Pink Lady 
Gemolepi8 ch>;y.anthemiodel 
N.C.N. 
Heme>;ocallis hybrids - Day Lily 
Limonium perezii - Sea Lavender 
Melaleuea ne80phila - Pink 
Melalauea 
Nerium oleander - Oleander 
facoDaria capenail - Cape 
Honeysuekla 

GROUND COVERS - luch IS; 

Aptenia IPP, - Red Apples 
Bougaiovilla spp. -
Bougaiovilla 
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Droaanthemun floribundum - lee 
Plaot 
Lampraothul spp. - lee Plant 
Lawll - Tu>;f 

PLANTING DESIGN TECHNIQUE 

See Figure 46 for >;ecomnended 
planting concept. 

MINIMUM TREE SIZE 

Salle as Zone I. 

TREE TO LANDSCAPE AREA RATIO 

Same as zones 1 and Z. 
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Zone 6 
Urban Commercial Walkways 
PRIMARY PLANT PALETTE 

TREES - such as: 

Cupaa1opsi8 aoacard101dea 
Carl;otwDod 
Ficus retus ... oittd. - Indian 
Laurel Pig 
Pitto'porum uOdulatum 
Victorian BOll: 
Platanus scarifal!a - London 
Plana T'tee 
pyru. Kawakami! - Evergreen 
Pear. 

Se. Matrix for additional 
tree .... 

PLANTING DESIGN TECRNIQUE 

Double row of canopy t:rea. 
central to the 11811' 8 align
lIent. Pota, flower boxes, ete. 
wlll be encouraged whera Calll
mercia1 frontage exists. 

MINIMUM TREE SIZE 

SpeCimen bOll: and IS gallon con
rainers. 

TREE TO LANDSCAPE AREA RATIO 

Same all Zooe 4. 

Zone 7 
Urban Residential Walkways 

Se. Zone 4 for appropriate 
guidelines and criteria, 

Zone 8 
Garden Pedestrian Walkways 
PRIMARY PLANT PALETTE 

TREES - 8uch aa: 

Liqu!~amber strac!!lua - Sweet 

'0" 
Platanua racemosa - Callfornia 
Syeamore 
Pinus halepenala - Aleppo Pine 
Smallar aeale eucalyptus app. 

See Matrix for a~dlt10nal 
tre., • 

PLANTING DESIGN TECHNIQUE 

Treea to be placed in a mean
~ering grove-11ke pattern. 

Minimum Tree Size 

Specimen box and 
aizea. 

15 gal10n 

TREE TO LANDSCAPE AREA RATIO 

Tree to landacape srea ratio 
one tree for every 600 square 
feet of landscape setback area. 
Witbin the above criteria will 
be one specimen box tree for 
every 1,200 square feet of 
landacpe .'tback area. 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 

, , 
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I 
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Surface Parking Areas 
(greater than 2,000 sq.ft. In slzel 
PRIMARY PLANT PALETTE (See Matrix 
for full liat) 

TREES - such as: 

Cup.niopais amacard10des 
Carrotwood 
'1cu8 Ip. - Fig 
Gled1ta1a ap. - Honey Locust 
Roeleeateria .p. 
Podoestp ... a gt8c1110t - Faro 
Tta. 

SHRUBS - 8uch as: 

(See Matrix under Zone 5) 

GROUND COVERS - such .a, 

(Sea Matrix under Zone 5) 

PLANTING DESIGN TECHNIQUE 

Trees to form a low spreading 
canopy over large paved aurface 
areaa. 

Landa cape parking atrip. and 
1slanda ahall be included to 
provide visual relief over 
large Burface parking are ••• 

Residential parking areas w111 
incorporate landscape etrip. 
and islands sa a lIeanS to 
lIodulate the al2." of large 
ulefa"e are... The design 
intent 1s to create a series of 
parking area modules as opposed 
to larg... ftingular surface 
areas. 
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MINIMUM TREE SIZE 

Spl!cillen box and 
containers. 

15 gallon 

TREE TO LANDSCAPE AREA RATIO 

One tree for every eight pftrk
ing atalla. 

ADDITIONAL LANDSCAPE CRITERIA 

A lIinillUII of tan pl!rcent of the 
intetior of parking areas shall 
bl! devoted to lftndacaped park
ing strips and islands. 
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ParkIng Structures 
PRIMARY PLANT PAtETTE 

DECK AREA TREES - such aa: 

Calli.temon cit~inu8 -
Bottlebrush 
Ficus retos. - Indian Laurel 

'" Mettos1deroa .~calsa - New 
~8aland Christmas Tree 
Merium Oleander Oleander 
pyeua Kawakami! - Evergreen 
Pear 

SCREENING TREES - 8uch aa: 

(See Zones 1-4 for selection of 
appropriate trees) 

VINES - such as: 

Bougainvillea - Bougainvillea 
Jasminu .. sp. - Jasmine 
ClematiS sp. - Clematis 
Tracbelospermum asriafitUD 
Star Jasmine 
Visteria - Wisteria 

PLANTING DESIGN TECHNIQUE 

Landscaping on surface deck 
areas can incorporate either 
trees 111 planters or an arbor 
concept with vines. Guidelines 
tor ."reening parking strut
tures along streets are illus
tratad in Figures 24 and 26. 

MINIMUM TREE SIZE 

Specimen box and 15 gallon. 

Plant Matarlal Matrix 
TREE TO LANDSCAPE AREA RATIO 

Ooe tree for every eight park
ing ~talls if trees are uRed in 
plac. of an arbor concept. 

The following three charta 
(Trees, Shrubs and Ground Covers) 
heve beea designed to help 
quickly identify appropriate 
plants for each streetacape 
~ZOneH. The vertical u;is lists 
each zone. Each zone lista the 
erea types (Slope, Plat, etc.) 
that must be conaidered in plant 
selection. The horizontal axis 
lists acceptable plants. A lsrge 
dot identifies the appropriste 
lIatch between plant and area 
&one, according to the General 
Criteria for Plent Selection. 

It ahould be noted that each 
Matrix include. the primary 
recommended plants which meet the 
basic criteria for North City 
West, the lists sre not 
intended to be fully comprehen
sive. Additional trees lIay be 
added to the Matrix with the 
approval of the Park and Recrea
tion Director or Plaaning Direc
tor. 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 
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TREES 

LANDSCAPE ZONE 

1 

SLOPE AREAS 

FLAt AREAS 

MEDIANS 

2 

SLOPE AREAS 

FLAT AREAS 

MEDIANS 

3 

SLorE AREAS 

MEDIANS 

4 

SLOPE AJ.EAS 

FLAT AtEAS 

MEDIAliS 

5 

• 

• • ,* •• 

• • 

• • 

• 
••• 1.1 •• 

• * 

• 

• • 
• 

i;:: 

• • 
• 

• 
• • 
I. 

• 

••••••• 
• • 

• •• • • 
• 

* * * 

• 
• • 
• 
• 
• • 
• 

• • • • • · .... ~ 
• • • 
• • • • • · .. . ~ 

*- INDICATES TREES NOT ALLOWED 

AND PLANNING DEPARTMENT. 

· . ~ 
WITHIN STREET RIGHT-Or-WAY. STREET TREES 
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ARE SUBJECT TO TKE REVIEW AND APPROVAL OF THE PARK AND RECREATION DEPARTMENT 
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SHRUBS 

LANDSCAPE ZONE 

1 

SLOPE AREAS 

f---
eCLAT "RtAS 

.30IANS 

2 
-------'---

SLOPE AREAS 

< 
> 

--
• • • • 

-
• ••• 

---
-

j~ 

" " " < 
" z 
o 

I~ , 
, 

I~ 

• • • • • • 
• • • • 

" , • 

--
• • • • • 

• ••••• --
FLAT AR&AS. • •••• l _____ _ 

I'--C"-'-'-'-'-'--- ~t-4--1-+--t~-4--1--~-+--+~--t~-4--~--~--~-t-, 

• ••• - • • • • • • -. 
,'!,AT AREAS - - - • •••• 
ilEDIA:iS - - - • •••• 

4 

• ••• - • ••••• -S:'O: E AI!.EAS 1_' __ ' --'-
FLA. "'R~!5. •• • ,,- .-, - - ':-'-+-+-+-+=+-+-=+-+--1- +-+-+-+-:+-+-
IIEDIANS '. •• ., I • 

"'-t--+-+-++-=+-f-'c.+-4-'++-+- - -I - • 
\- - - i- - -

5 

• ....... 
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~ 

: ::: I~. I::: k 
11~ · ; . 

I :5 : ~ : gl; 
;; 

~ : '" • ~I~ ,~: :~ • , , 
'~ I" 

, , I;:; ~ I" , 

• • • • • • • • • • • • • • • • • ] 
• • • • • • • • 
• • • • • • • 

• • • • • • • • • • • • · • • J 
• 0( • • • • • • • • 
• • • • • • • 

• ] 
• 1 • • • • • • • • • • • • . ' J • • • • • • • • • 

• • • • • ., • J 

• • • • • • • • • • • -. . 
• • • • • · .. • • • J • • • • • .. • .. 
• • • • • • • • • • • • • .. .. • 
• • • • • • • • • • • · .. • :" ... • • J 
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SHRUBS 

I 
(cont.) 

-' 

I~ < -II: 
W .... 

~ I~~~ I. ~; 
j Iii ;~I~ ,0 

LANDSCAPE ZON: ... 

I 

I 
1 

SLOPE AREAS • • • • • • • • 
I PLAT AREAS • 

MEDIANS • 
2 

I SLOPE AREAS • • • • • • • • 
PLAT AREAS • 

. MEDIANS • 
3 

SLOPE Ai.EAS • • • • I 
• • 

MEDIAIfS • 
I 4 

.nus • • • I. • 
PLAT nus • 

I • 
5 • • • • • • • • 

I 
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GROUND ,~ 
COVER • 

19 ~.~ ~ 

~ ~ < 

'" .' 

j 51~ i ~; 
w ... 
< 
" ~, ... 

~ : z 

; ~I~ ~~ ul~ , il I~ 
I~ 

1 

~ SLOPE ArEAS • • • • .. • • .. • • • • • • • 
! LAT AREAS • Cl • .. • • .. • • • • 

I • - . 
I tiLOPE AREAS .. • • • • • • .. • • • .. .. • " . ",-

fLAT AREAS • .. .. • • • -
I MEDIANS • • • • • 

3 

, :"LOPE .ERAS • • • • • • • • • • - --

:'LA'I AREAS .. • • • • • 
r :iI::DIANS • • • • • • • -- • --
~::~c ."'" • • • • • • • • • • 

;'L-""': .'.liE' ,- • • • • • .. • -_ .. - - - ------ " - ' 

!tED.n - .. I~'· .. • • l-
S • • • .. ~ .. .. .. .. .. .. .. 
6 ·1· t> ~ •• .. • .. .. .: .. ,. .. 

, 
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NOTE: 

IRRIGATED BYDROSEED MIX 

LOIIUI.ARIA MARITIMA 
TROPAEOLUM MAJUS 
ESCBSCHOl.ZIA CALIFORNICA 
TRIFOLIUM FRAGIFERUM VAR. 
GAZANIA SPLENDENS 
ATRIPLEX ·CORTO· 
ACACIa REOOLENS 

NON-IRRIGATED HYDROSEED MIX 

ESCHSCHOLZIA CALIFORNICA 
ERIOPHYLLUM CONFERTIFLORUM 
ENCELIA CALIFORNICA 
LOTUS SCOPARIUS 
BACCHARIS SAROTHROIDES 
ADENOSTOMA FACICALATUM 
HIKULUS PUNICEUS 
HETERHELES ARB UTI FOLIA 
CEANOTHUS VERaUCaSUs 
VIGUIERA LACINIATA 
~ALOSHA U.U"IN/' 
"Ui" IN!E ,:1 -:' _.'
ERIOGONUM J!i\SCIClJL.J.TUM 
ARTEMISIA G«;.T.'ORNICA 
QUERCUS DU:iOS .. 
IlROMU r MJI I..~ 
'fRIPl.'-X ·,l" BACCAT\ 

• 

• 
, 

] 

] 

l 

] 

] 
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Design Techniques for Spedflc 
Landscaping Conditions 
The following section outlines 
the m1n111um atanda:rds of design 
technique for the atreetscapee of 
North City Wear. The terll 
~de.ign technique- describes the 
arrangement and use of plants 
within the following eategories: 

* Slope area • 
• Flat aTeas 
.. Intersection,. 
.. Medians 

Each of the above 
found 1n DOl! or 
landaeape zones. 

areaS can be 
!lore of the 

99 
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Medians (Center Islands) 
Th~ planting areas of medians 
should be a minimum width of six 
feet wide. Paved areas between 
both curbs and median planter 
must be a minimum Width of two 
feet. and turn-pocket noses will 
not bl! planted. 

Tree 
ahoul" 

selections 
allow 

•• d 
'0' 

spacings 
vehicle 

clearance at maturity. Large
scale deciduouS trees are the 
preferred thoicea for medians. 

" ZONES 1 AND 2 

Informal placement of trees is 
the preferred planting design 
technique for medians in zones 
1 and 2. 

Because of high travel speeds 
(reduced visual perception) a 
8011d massing of shrubs/ground 
covers Is preferred, but an 
intrOduction of accent plants 
at the beginning and end of 
each median Is acceptable. Use 
of lawn is not permitted Within 
ZOne 1 and 2 mediane. 

• ZONE 3 

Again, an informal plant 
arrangellent is encouraged. but 
lawn can be introduced at the 
beginnings and enda of Zone 3 

the use of 
ia lillited 

mediana. 
however, 
following 
requirements. 

conditions 

lawn, 
to the .. , 

!. The maximum area allocated 
for lawn 9hall not exceed 
seventy per cent (70%) of 
the total planted area 
within the median. 

2. When the 11nea1 dimension 
of the entire planted area 
of a median is less thsn 
100 feet in length, a aolid 
maaa1ng of e1ehet ground 
covers/shrubs or lawn is 
required. 

ZONE 4 

Same as Zone 3. 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 
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I WH~RE APPROPRIATE. 

"_u •• 

FIGURE 45 

DESIGN TECHNIQUE: INTERSECTIONS 
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FLAT AREA DEFINED_' ____ , 
3:1 SLOPE RATIO 

USE OF LAWN: 
Lavua and lavn-a"b,titut.a are introdueed into flat ar .... to 
cra.t. a cl.an, vel1-kepb" effeet. 'the "e. of lawn. however, 
1, r •• telated when the landlcaped parkway edge equals or 
exceed. a dimeoa1on of 40'-O~. Under ,uth conditions the us. 
of lawo 1s 11.1ted to 50 per ceot of the plantable land,cape 
parkway are •• 

I 

REQUIRED SETBACK LINE. 

,:,:,,:. >,:'. ";:.- '::-:;.' .::~~ 
. . . . ..' . . . ..... . 

0' 

I I I 
STREET 

FIGURE 46 

DESIGN TECHNIQUE: FLAT AREAS 

I 
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PLANS 

I STREET EDGE 

SLOPES )10' 

I , 
I 
j 

I 

STREET ED~ 

SLOPES .'-10' 

STREET moE 

TYPICU CONDITION ALONG A 200 FOOT SEGMENT OF STREET EOGE 

• 



___ TREES RECCMMENDED AT TOP AND Mio-SLOPE--

(TYPICAl). 

--- NATIVE SHRuB!) CONCENTRATED AT TOP OF 

SLOPE. OCCASIONAL MASSING ENCOURAGED AT 
LOWER PORTION OF SLOPE. 

SF:':'TIONS 

___ NATIVE AND/OR DROUGHT TOt.ERANT SHRUBS ----------~--" 
CONCENTRATED AT MID-SLOPE. 

--- DROUGHT TOLERANT GROUND COVER -----------, 
(TYPICAL). 

:; .. 

--- oNA TIVE AND/OR DROUGHT TOLERANT SHRUBS ---~-----'-----~, 
CONCENTRATBl AT TOP AND MID-SLOPE. 

___ DROUGHT TOLERANT GROUND COVER.------------.. 
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FIGURE 47 

DESIGN TECHNIQUE: 
SLOPES 
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Man ufact ured Slopes 
All cut and fill slopes w111 be 
planted and irrigated as required 
by DivisIon 4, Section G2 of the 
San Diego Municipal Code, and in 
accordance with the City of San 
Diego Engineer's Specifications 
for Landscaping and Irrigation 
fo .. Land Development. Doc. 746395 
(filed February 20, 1974). 

Generally, 
should be 
public Or 
tolerant 
should be 
hIe. 

low-maineen"n,,", plants 
used on slopes and in 
commoo areas. Drought 
plants and natives 

introduced where feasi-

Slope area landscaping should 
util1~e the required trees listed 
In the Additional Recommended 
Tree List Table. 

Plant Selection 
All plants should be prOVided In 
accordance with the California 
State Department of AgrIculture's 
regulations for nursery inspec
tions, rules, and grading. All 
plants should have a habit of 
growth normal to that species and 
should be aound, healthy, vigor
ous, and free of insect infesta
tions, plant diseases, and objec-
tionable disfigurements. They 
ahould hsve normally we11-
developed branch systemS and 
vigorous and fibrouS root systems 
wbicb are not root or pot bound. 

The size of plants will corres
pond with that nor.ally expected 
for the species and varietiea of 
co •• erclally available nursery 
stock. All plsnts should be 
adaptable to the clh,atic condi
tiona of the area in which tbey 
are planted. 

Plant materials should be of good 
quality and meet marketable mer
chandise atandsrda. Trees sbould 
e"'hibit a trunk csliber adequate 
to support their foliage crowns. 
Shrubs should exhibit a balanced 
and uniform growth pattern. 
Groundcover rooted cuttings 
~hould be healthy, vigorous, and 
well-rooted. 

The use of "spechlen" size trees 
1s encouraged at apecial areas, 
such as neighborhood entrances, 
project entries, and focal 
points. No specillen tree Ihould 
be slIaller than s 24-inch box in 
size. 

The spacing of trees and shrubs 
should be appropriate to the 
species used. Plant materials 
should alao be spaced so that 
they do not interfere with ade
quate area lighting or restrict 
access to e .. ergency apparatua, 
8u~h as fire hydrants or fire 
alarm boxes. proper spacing 
should also ensure unobstru~ted 
acc~aa for vehicles and pedestri
ans. The selection and placement 
of plants should take into con
sideration sight distance criter
ia for motorists, particularly at 
neighborhood and project entries. 

Landscape Maintenance 
All planting areaS should be 
lIaintained in a w .... d and debris
free cnndition. Walkway" should 
be kept clear of debris from 
maintenance operatinna, erosion 
runoff troll atorlls and irriga
tion, and windblown debriS. Lsnd 
included in Common lIaintenance 
areas ahall be maintainad by 
owner. 

I 
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The irrigation aystem should bs s 
permanent, automatic underground 
syatell, prograll ... d to deliver 
adequat •• oi1 lIoiature all deter
lIined by close peraona1 inapec
tion. The soil 1I0iature attained 
should promote vigorous growth of 
all plant lIateria1s. Th. syatem 
should be lIaintained ift good 
working order. Clsaoing and 
adjustment to the systell should 
be a part of regular maintenance 
activities. 

All landscape catch baains, 
swales, channels, and other 
drainage devi.es ahould be main
tained in a stste conducive to 
conducting water in a free
flowing condition. 

Fencing and Walls 
All fences and walla should be 
designed aa integral elellentll of 
the building archicecture or 
complellentary to the architecture 
and landscape character. Plant 
matariala should be used to 
.often the appearance of all 
walla and fence.. Fencing will 
be subject to the Planning 
Director's approval as to 
It.aterial, color, and height. 
Figure 26 illustrates the wsll 
type to be ellp10yed aa a noise 
barrier. 

Energy Conservation 
In order to reduce the amount of 
energy conaumed, the following 
criteria will be considered: 

I • 

2 • 

3. 
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Where poasib1e, buildinga 
should be orieDred with the 
long axia in an east west 
direction with full southern 
exposure, reaulting 
duced eaat and west 
wall aurfaces. 

in re
facing 

Outaide shadea and awning for 
windows ahould be utilized. 

", 
units 

eltterior 
ahou1d be 

of dwelling 
shSded with 

vegetation, USing 
trees on north snd 
trees on aouth. 

coniferous 
deciduoua 
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LIGHTING CObiCEPT 

Introduction 
The lightful concept for the TD~n 
Center covar. the are.s within 
rh" perilleCe'!; atreets. Str .. et 
lighting criteria within the 
right-nt-vay of public atreet" 
auch 89 11 Camioo aaal and Del 
Kat Heights Road. w1ll be pro
vided 111 accorden.: .. with Council 
Policy 600-4. 

General GuIdelines 
The Town Center ha. unique light
ing requirements 1n that it needs 
to \-rov1de for 1otenll1v8 night
time use by the Town Center resi
dents as well 8S those of the 
eutrouod1nl community. 

The lighting concept 1. eOllpoeed 
of .everal lighting diatTicta 
whiCh have their own illuminatlon 
requirellents and character - they 
are as follows: 

Urban Commercial Walkways, 
Circulation Zones and Town Square. 
The lighting character for thh 
area i, intended to be festive 
and varied, in context with the 
variety of uses and shops and 
general active nature of the core 
area. 

Storefront lighting which over
flows from the interior uses, 
will be a significant factor in 
illuminating the pedestrisn 
sreas. Supplemental lighting, 
independent at storefronts will 
be providsd to inaure proper 
illullination and security light
ing during non-buainesa hours. 

All light fixture, will be pedes
trian in 8cale and mounted on 
either posta or the building wall 
snd integrated into the architec
tural character. 

P,destrlan lighting must achieve 
a uniformity ratio of 3.5:1 aVer
age to minimum with a maintained 
average ot 1.0 footcandle and a 
minimum of .5 tootcandle. 1n 
secondary walkway areas, point
to-point lighting is acceptable 
with provisiona tor clearly iden
titied patha and deatinationa. 

Parking Areas 
The illumination of parking areas 
is to primarily provide for safe 
and comfortable use by both the 
vahicular and pedestrian user, 
whila st the same tille not pte
eenting an overlit parking area 
which will interfere with, and 
detract from. the commercial u8eS 
or adjacent high denaity residen
tial sitea. 

Patking Area lighting will be 
lIounted et medium heights. See 
Figure 48. Fixture type and 
design ahould include a full 
cut-off shield directing all 
illullination down to the parking 
surtace. 

Perking Areas muat maintain uni
formity levels of 3:1 avarage to 
lIinll1UII with a maintained average 
nt 1 footcandle and lIinll1um of .5 
footcandle. 

Commercial Service Areas 
Service area lighting IIUSt not 
spillover into adjacent areas 
and the lighting lource must nOt 
be visible from the roadways. 

I 
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Entries 
Speeia1 lighting viII be p1ac:ed 
at key antrie. 'auto and pede.
trian) to indic:ata point of entry 
and vlll b. c:ombined with projec:t 
identity signing. 

Residential Areas 
Pedestrian and projec:t lighting 
within the rasidential aresa viII 
be deaigned aa an integrated so
lution to .erve both the projact 
need., aa well •• the needs of 
the pede.trian moving through 
the.e apacea. Clear distinction 
aa to public: aod privata apaces 
viII be provided by lighting. 
Care will be taken aO that the 
outdoor night-time illumination 
viII not c:onfliet with the in
terior living spac:e. of resi
danta. 

~AIIKINa LOT PfXTUIII! 
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Lighting in the Park and Open 
Spac:e Zone IIUlt meet the needs of 
both the pedestrian and adjac:ent 
development.. In the public: 
spac:ea along Tovnagate Drive and 
within the Park, lighting wl11 be 
of a pede.trian scale and coordi
nated to relnforce the c:haracter 
of this Zone. 

Pedestrian lighting must achieve 
a u-oiforllity ratio of 3.5,1 aver
age to minimum vith a maintained 
average of 1.0 footeandl .. a. In 
aeco-odary walkway areaa, point
to-point lighting ia acceptable 
with provisions for clearly iden
tified patha and destinationa. 

WALKWAY "nUIIES 

FIGURE 48 

LIGHT FIXTURES 
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SlGNAGE AND GRAPHICS 

Town Center Commercial COfe 
All s1gna in the TOWIl Center 
COlllllercial Core area Mhall be 
subject to review ",od .. " the eri
re.ia expressed 1n Section 
101.1123, Division II, of the 
Municipal Code of the City of San 
D1ego, Comprehensive Stgn Plan. 
Under the Comprehenaive Sign P1all 
the Plaoning Directo!; ahall hava 
the authority to parlllt tha util
ization of cOllprehenelve slgo 
plans for certato sltu8th,08 1n 
U.u of the sign regulationa 
applicable CO any particular 
cOlllllercial zone. 

Any COllprehensive 51go Plan sub
mitted to the Planning Director 
ehall include the locatlon, size, 
hetght, "olor, lighting, via .. al 
effects and orientation of .11 
proposed algna. prel1111nary 
minimum standards for aignage 
within the COllmerc:ia1 Core area 
ar. deac:ribed in the Carllel Val
ley Prec:iae Plan - De~ign Ele
ment. 

The COlllprehaDaive Sign Plan for 
the Town Center Commercial Core 
will be aubmitted and approved 
with the first Developllent Plan. 

Precise Plan Residential 
Neighborhoods 
Signage within the residential 
neighbohoods are aubjec:t to the 
lIinimum standards desc:rlbed in 
the Carmel Valley Prec:ise Plan -
Design IUament. Additional c:ri
teria such as minillull c:lsarsnce, 
area, etc. are govaroed by 
Paragraph D Sec:tion 101.0410, 
Division 4; Sign Regulations for 
R Zonel, of the Munic:ipal Code. 

Additionsl standards for public 
facilities within the Precise 
Plan Area are subjec:t to the 
regulstiona of the governing 
respective agenciea. 
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GRADING AND DRAINAGE 

Introductfon 
IlIu.trated in the accollpanying 
Conceptual Grading Plan, Figure 
49. the Town Ceuter Pracia. Pla .. 
troit 11'111 be graded tn gantly 
aCepped terrac.. and elopes. 
Tbt, criteria vas i .. lOed1ate1y 
eatablished at the beginning of 
the d •• 1go and planning PI:O<:." •• 
in order to .aintein the ail''''. 
unique topography of ridges and 
gulleys. 

To avoid r1gid1ty in the floal 
desigo of individual developDent 
ar ••• , it .bould be lIeotioned 
that Figure 49 18 • conceptual 
diagram. transition are8. be
tween individual develop.ant pada 
should be cootoured tn 8111u1at. 
natural cood1t100e. Furthermore, 
multiple pad a .bonld be created 
88 opposed to large flat pada. 

Beyond the cOncern taken to plan 
aDd design Within the site's 
existing grading fralllew,)1'k of 
varying high pointa and low 
points, studies were done in 
order to snslyze the Town Cen
ter's proposed grading and build
ing .. aaa relstionship with adja
cent developmeot uoits. Sectiona 
A and B respectively illustrate 
the ea. l' west and north south 
relationships. The croaa-aec
tions show the proposed and ex
isting surfsce elevations. 

Croas-sections C, D, and E are 
li .. ited to the sitas within the 
Precise Plan bouodaries. With the 
"":ception of Section D, Sections 
C and E with its emphasis on a 
stsppsd grading 
tially conforms 

concept, 
to the 

sssen
site's 
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8'ti8tin8 topogaphy. Section B, 
however, depicta a aajor soil cut 
aidwsy through the lection. The 
area in question is within the 
Comlllunity Park and is specifical
ly taken through the multi-use 
athletiC fielda. Although the 
terraCing concept il employed in 
developing a conceptual Psrk 
Plan, the nsture of a Community 
Park with its elllphaail on large 
flat areas, will require some 
deviation from the alllall pad 
development coocept 
for the Precise Plan 

recommended 
Unit • 

Additional Grading Principles 
The following guidelines should 
be followed in implementing 
landform concepts aod grsding 
objectives. Slope baoks should 
be limited, wherever posaible, to 
a 30-foot height, to avoid ben
ches. All grading of .. ajor 
slopes should be contoured to 
achieve a natural, rouoded ef
fect. A manufactured appearance 
with harsh transitiona between 
topl, bottolllB, and lides of 
slopes should be avoided. Slopee 
should be rounded at tops, 
8'lloothed at bottoms, and blended 
at sidea. Use of variable slope 
ratios is encouraged. The maximum 
gradient should be 2:1, e'tcept st 
neighborhood entrancas where 3: I 
is the desired lIa'tiIllU!ll. Like 
alope bsoks, earth berllls and 
1II0unds should be rounded with as
aocieted landscaping. 

All gradiog operations should 
take into account the potential 
tor eroaioo. Grading should he 
lilllited to what is necessary, 
such that spillovera into natural 
areas shall be protected. 
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Drainage Principles 
On a p"fojact or subdivision b •• -
ia, the following me.sures should 
be utilized during design and 
construction to reduce rainfall 
rUDoff and m1nimize er08100; 

• 

• 

• 

• 

Compliance with curreot 
drainag. dealgn poliei,. •• et 
out in the City Drainage 
Design Manual. 

Use of porous hsrdacape and 
other surfaces, whe!;". appli
cable, wh1ch permit rain 
inf1ltrat10n "at tha source." 

Sandbagging of unpava" toad
beds, where nec.easary, to 
111n1m1ze !!toslon and prevent 
•• <l11180t transport. 

Conditioning and planting of 
all .~poaed, graded slopes 
.. aiog proc.ed.uras outlined in 
City of Sen Diego Engineer' 8 

• 

Spec.1f1eat1ons For 
Ing And Irr1gation 
Development, Co. No. 

Landatap
For Land 
746395. 

Close phasing of grading 
operations end slope land
scsping to reduce suscepti
bility ot ala pes to erosion. 

• Control of aedillent produc
tion tram graded building 
pads with low perimatsr 
berlle, jute matting, aand
bega, balded ditehes, or 
other appropriate methods. 

In addition, required temporsry 
and permanent drainage facilities 
ahould be eonstruetad on-site, 
concurrently with grading opera
tions. This includea eueh facil
itias aa storu draios, and energy 
diaaipators. Por each project, a 
cOllprehensive Landscaping and 
lrrigatioo P1ao for all graded 
alopes should be prepared to 
provide for rap1d alope sta
b1U.zat1on during snd after con
struction. 
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SECTION c-c 

FIGURE 52 
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"' 
SITE PLANNING AND 
ARCHITECTURAL 
GUIDELINES 
TOWN CENTER RETAIL, OFFICE 
AND PUBLIC FACILITIES 

Goal 
The Retail Area of the Town Cen
ter core 18 In essene"- the 
"downtown" of North City West. 
lIoweve..-, because of the predomi
nantly residential nature of 
North City West itself and the 
community's proximity to tbe 
s .. al1 beach C:OIl1I11Unltles of North 
County. the town Center should 
convey a Village Center cbaracter 
and function. All design effort 
should be directed toward tbis 
result. 

To achieve this. the Town Center 
should contain commercial. cul
tural and social services snd 
activities usually found In small 
towns In a pedestrian-oriented 
environment. The destgn charac
ter should reflect that of the 
surrounding communities. 

Relationship to the Plan 
The Town Center Retatl Area. with 
the requirellents of accesa. be
comes the core of the neighhor
hood. Although the Tow" Center 
is poaitloned at the c:orner of 
the Prec:lse PIs" Unit, the ea
phs.ls of all c:irc:ulatlon a,steas 
on tba Tnwn Can tar 1. vital to 
ita aatabliah.a"t aa tha Cora. 

the Town C ... ter Retail i. the 
focua of the Co •• unit, Plan, 
functionally and environ.entally. 
thia c:haracteriatic i ••• olfeated 
in the deoaity of activity and 
full range of .arvlca. available. 

$ite Planning 

The SIte Plan of the Town Center 
core, lIust follow the Urbsn Design 
llano This Plan locates the 
~enter and firmly eatabliahea the 
spacea and llnkagea that are 
vital for the succeas of the 
Precise Plan Unit aa a whola. 

The location of building •• 
parking area. and strllctllres, 
entranc:es and features .hollid be 
baaed on how well they fOrll the 
spaces snd linkages c:alled for 
Urban Design Plan. The Ipacea 
people USe should be foreed by 
butlding lIaas and structure. 
Thta criterta ia conaidared 
centrsl to the overall urban 
deaign concept. 

Clearly deftned and enhancsd 
pedestrian walkwaya leadtng froll 
all areaS of tha parking lots and 
structure, to tha urban cOII.ar
ctal walkwsya ahall be an Inte
gral part of the alte deaign. 
This ia to eliminate all con
fllalon snd aafety hsz.rds from 
the pedestrtan aoveGent from 
auto~obtle to destination. 

'tgure S3. and the accompanying 
text, clesrly eata"ltahes the 
atze and natura of the .arlou. 
coapon,nta of tha Plan and how 
the, are to intarrelata. tha 
ranga In setback diaenston. for 
each eleaent of tha Plan allows 
for deviation In plan configur
stion equal to the range in Bet
back. 
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Planning Use, 
and Height 

KASS ANeBoas 

Location, Massing 

Maas Anchors are the for .. and 
funetiona! eo.ponents of the 
Co .. mereial Core which are placed 
at the enda and turning pOint of 
the complex. These buildings are 
the pri.ary retail attractiona ._ 
well ss visually identifying the 
extent of tbe Core. The .n<:ohora 
•• y be one-eo-threl! atorie. 1n 
beight and frail 20,000 to 150,000 
aquare feet. The ancbors lIIust be 
set back at l ••• t 100 feet and no 
1II0re than 300 feu frail all 
streets. 

BUILDING LANDMARKS 

Bu1ld1ng Landmarks are public 
buildings and functional <:'011-
ponente of tha CO.lIIercial Core. 
They atl! placed to forlll t.he 
entrances to the complex and at 
1e88t one edge of tbe lIIajor pub-
11c Ipace8. The Landmark, may be 
one-eo-two stories in hsight and 
froll 5,000 square feet to 50,000 
square feet. The Laodmarka must 
be set at leaat 50 feet and no 
lIore than 300 fsst froll all 
streets. 

PAD BUILDINGS 

Pad Building. are the fres-stand
ing buildinga placed separately 
from the main cOllplex and are 
adjacant to tha 21 Callino Real 
and Del Mar Heights Road. Theae 
buildings contain uaea that re
quire free-etanding identity or 
access such as drive-in facili
tiss. Should. drive-in facility 
be incorporatsd it shall be fully 
integrated with the traffic pet
terns of the Town Center. The 
pad buildings will be ooly one 
atory in hsight and from 2,500 
aquare feet to 7,500 square feet 
in aias and sst back at lsaat 25 

fsat and not 1I0re than 7S test 
from the streets. 

SECONDAII BUILDI~G/!DG! 

Sacondary Building/Edge are the 
re .. ainder of cOlillercial and of
fice buildinga which also provide 
the goods and aarvicea of the 
Town Canter. While the frontage 
on the apine, or .. all, will be 
open and acceaaable bacauae of 
ita <:.ommar<:.ial nature, the extar
ior facing edges shall provide 
the appearan<:.e of a H front" and 
provide pedeatrian aCC'HIII at no 
greater distance thao every 300 
feet. Convaoience snd community 
aerving uaea ahall, whenever 
poaaible, "front" to the exterior 
acceas pointa aud atreets tor 
eaay identification and acceaa. 
Thesa buildinga .. ay be one and 
three storiea in height, set back 
at least 15 feat and no more 
than 280 faat froll the atreet 
right-ot-way edge. 

MAJOR PUBLIC SPACES 

Majot Public Spaces of the Town 
Square ahall be located at pri
mary entrances. Theae apaces 
ahall bs a mini"ull of 20,000 
aquare feet in aize fronted on at 
least one side by a Landmark 
Building. These apace a ahall be 
equipped with provisiona for 
public, cultrual, aod sO<:.ial 
events and activitie.. At leaat 
ons lIajor public apace shall 
contain au ampitheater with a 
50-aeat capacity. At leaat one 
major public space sball contain 
area suitable fnr a public exhi
bition, suo:.h as art or antiquea 
of moderate aiae usually held in 
shopping eentera. The Town Cen
ter ahall contain at leaat two 
lIajor public apaeea. 

Ii 
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SECONDARY PUBLIC SPACES 

Se~ondary Pub1ie Spacae are those 
spacas that oeeur at tha bagin
ning. and, and/or change in di
raction of the pedestrian ,pinee. 
Theae apacee muat be a minimum of 
5,000 aquare faat. Each ancho'f 
ahall have a aeconda'fY public 
epace whe'f. tha pedest'fisn apine 
join. The aecooda'fy public 
apacaa may be multi-1evel but 
lIuat contain randoll publie aeat
ing for twanty. 

PEDESTRIAN !!1l BLEMENT 

The Pedestrian Mall E1ement, o'f 
t/'fban Camllereial Walkway, ia the 
activity focua of the Center 
along with the publie apaeea. 
The pedest'fian epine eonneets all 
the shopa and activitiea of the 
Town Cente'f and interconneet6 the 
public epaees. All antrancea to 
the Center esterior padeetrian 
linkages and vehieula'f Iystems 
ahall be integ'fated with the 
pede.trian spina. A part of the 
pedeat'fian apine is the 'fetail 
lIall apace itself. Thia lIay be a 
one or two laval circulation 
elellent with ahopa and aervices 
facing into the mall at each 
leval. The lIIall may be open to 
the air O'f anc10led and sha11 be 
from 40 faat to 100 feet in 
width, atorefront to etorefront 
or 16 faet curb to storefront 
whan the mall haa shopa on ooe 
aide only. 

SECONDARY PEDESTRIAN WALKWAYS 

'('he Secondary Pedest'f1an Walkway 
ia the ,yatell of pedeat'fian walk
ways that integrate the Town Cen
te'f with the pads and aU'f'founding 

121 

land uaea providing eOllplete 
pedeatrian aeeaaa to all parta of 
tha TOwn Centar. Theae linksges 
ehall be dafined by 8 foot 
lIinimUII concrete psving with 
11ghtiDg adaquate for night-time 
pedaatrian activity. This IYltell 
ineludaa the pedestrian bridge to 
be conetrueted from the southeast 
CO'fner to tha nO'fthwest corne'f of 
II Callino Real and Del Ma'f 
Heights Road. Al.o included are 
the g'fade pedestrian erossings It 
the intersections at TownBgate 
Drive and those linksgea at the 
pe'fimeter of the Center. The 
exterDal pedest'fiaD linkage ahall 
be eo de.igned as to fully inte
g'fate the northeaat CO'fner and 
the southwest corller of the Town 
Center with the CO'fe. 

Whe'fe 'fetail uses are fronting 
directly onto the exterior pedes
trian linkage, the paving shall 
ba of a spe~ial finiah texture or 
~olor fo'f a width of 8 feet. 

VEHICULAR INTERSECTIONS 

Vehicular inte'fsections ahall 
provide a amooth flow of traffic 
into the Town Center at app'fopri
ate points. These intersections 
shsll include pedest'fian crosa
ings whs'fe required. Vehicular 
inte'faectiona shall alao fully 
integrate the northeast and 
southwest CO'fne'f of the Town 
CeDter. The deaign of these 
intersections is further des
C'fibed in the Urban Design Plan. 

COllpll!te bicycle actess shall be 
provided concur'fent with vehicu
lar access with bicycle storage 
.'feaS at each prillla'fY snd secon
dary public apace. 
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Massing, Height and Scale 
The Town Centet h •• been cOn
ceived a8 ;8 lIulei-level eomplui. 
that steps with the grade in both 
Dorth south and east west axis. 
While this atepping 18 important 
to tbe concept of the Plan. the 
co.ples itself should not eltcaed 
three at Dries 1n height at any 
point. The majority of the COII
plex should be ooe and two stOt-
1.1S 111 beight 10 order to attal0 
the village character that 1s 
d •• ired. 

The overall maSS of the Town 
Ceote", complex should be organ
ized to forll the apaces and link
ag.. contained 1n the Urban 
Design Plan. The primary purpo8" 
of future architectural design 
concepte should be to euppart the 
elellenta of the Plan. The 1I8S8 
of the buildings should be 
llanipulated to c.l.city illpOl'cant 
faeil1ties Within the eOll.pl.,.: ae 
well ae adding a sense of veriety 
end interest to the whole. 

A-A 

SECTION B-B 

FIGURE 54 

Seale is one of the IIOst import
ant iaauea aaeoeiated with the 
TOIm CeDter. In order to read. 
the goal of establishing a vilI.,. atlloaphere for North City 
West, the design of the Town 
Center hae to be particularly 
aenaitive to the seele of ad
jaeent eOllponents. Village leale 
cen be aehieved by the eareful 
articulation of large building 
forlle to eatablish an illage of 
III.a11 Icale pedeetrian environ
ment. Development of lOamy varied 
pedestrian spaces and cireulation 
pet terns will alao help form the 
baais for pedestrisn scale deslgn 
relltionshipa. 

Finelly, attention ahould b, 
given •• ", exterior ., ", 
buildings " avoid large unbroken 
aurfacea. .. wall surfaee shall 
exeeed 200 square feet without • 
ehange " plans, material 0< 

texture. 

DRIVE 

Tl)WN8Ci1Are DRIVI! 

TOWN CENTER CROSS-SECTIONS 
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Form 
The forll of the Town Center Core 
should be manipulated to provide 
s variety of ahape, lurfaces and 
te:o:ture. Form should be estab
lished in a hierarchial fashion 
to COllllunicate the importance of 
the prilllary elamanta of the COII
pies much ae a classic Village 
Cente", would he organized. This 
approach allowa for ~ecognition 
of the need to provide large 
lingle lIaeeea for the ~anchor~ 
stores so long a. tha balance of 
the Center is comprised of emall
er pedeatrian-scaled elementa and 
centralized feature-type huild
ing. for orientation and inter
eat. Siting and location of 
theae elements should he care
fully conSidered to further the 
goala of the Plan. 

Roofscape 
The roofs of the Town Center Core 
will be aeen froID. ahove by the 
neighboring mid-rise residential 
element. While it is impoesible 
to avoid placing sOllie mechani<:al 
equipment on the roofa of retail 
buildinga, the roolecape can be 
organized to create all. orderly 
and elasn appearance. In addi
tion, when seen froID. above, the 
Town Center should convey the 
Same lense of village character 
as when viewed froID. pedestrian 
level, This should be accolI
pUahed through the use of smsll 
a<:ale but ~collpleteH roof forms 
instead of a facade approach that 
merely hides a flat roof behind. 

Flat roofa lIay cOllprise a lIa:o:imum 
of 50 percent of total roof area, 
Flat roofs must he accollpanied by 
a parapet integral with the wall 
surface or overhang that conceals 
roof top equipment. stacks and 
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vants frolll view. !quip .. ent 10-
csted on pitched roofs IIUlt be 
totally enclosed by an architec
tural Icreen integral with the 
building deaign. A Roof Plan 
muat be aubmitted with tha Devel
opment Plan along with the equip
ment acreening ayatem proposed. 

There ia no architectural atyle 
lIandated for the Town Center. If 
an hiatoric style or all. alluaion 
to a" historic style is chosen, 

.the prototypes, pattsr"a, snd 
motifa employed should be thoae 
cOlllllonly associsted with Village 
Center retail buildings. Rsai
dentisl building typea and styles 
should be avoided. The architec
tural style should embody all 
those chara<:teristics of mass, 
s<:ala and form that have been 
discussed praviously. 

", 
tif, 
with 

architectural atyle. 
elllployed ehould be 
uniform attention 

or mo
applied 
to all 

exposed parts of the Town Center. 
The araaa fronting on the parking 
Iota and atructure ahould be 
con.istent with the mall and 
public spaces. The .. all itaelf 
ahould represent a consistent 
architectural atyle overall with
in Which the at ore fronts will be 
designed indepandently. 

Style 
The surrounding older co~munitie. 
of Del Mar, Solana Beach and 
Rancho Santa Fe should be con
aidered as the source of archi
tactural atyle. The Town Center 
ie repreaentative of the archi
tecturel valuss of this new COIU
lIIunity and ahould be compatible 
with the eatablished neighboring 
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FIGURE 55 
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FIGURE 56 

EXAMPLE ELEVATION - 2 STORY MALL 
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cOllmuniti.s. These surrounding 
co .. munities are largely composed 
of historic:. aty1es baaed on Medi
terraneao, £ogliah Tudor and 
California 'U.,lol1 Styl.. These 
styles raoge frolll aiaple to high
ly detatled and are randomly 
1I1xed. 

Beea-uS8 of tha size of the Towll. 
Caarer. • 811111ar mixture of 
various archlteo:.t\1ral lIotlfa 
would relate to the Burroundios 
cOllllun1t1es and provide a suit
able variety of forll. The sel
ection of architectural motif 
should help to reinforce the Plan 
by emphasizing landmarka sod 
reducing the scal. of edge build
ings, 

Although ... h:ture of style al1eh 
aa 1s found io the surround1ng 
communities 1s encouraged, 8 
continuity lIust be achieved 
through the use of • repetitive 
architectural alemeDt naturally 
common to all Btylas, euch as an 
arched colonDade, a particular 
pedestrian traatment, or a common 
roof form. Thi, objectiva may 
alao greatly effect the consid
eratiooa of massing and form. 

Tha architectural atyle of the 
pad buildings ahould he aillilar 
to that of the neareat Commercial 
Cora Area. The smaller acale of 
the pad buildinga muat he accolI-
1I0dated and ell:prelaed within the 
principlae of the Ityle. 

Tha architectural atyle of the 
parking Rtructurea lIuat be com
plellentary to the nearest huild
ing. All ell:posed facades of the 
structurea ahall be so designed 
including both vall and street 
frontagea. 

Materlals 
While no lIateriels are unaccept
ahle, the materiala preferred are 
thosa that create a sensa of 
permanence and tillelealness, auch 
as lIIaaonry, till, coo.crete, ce
lIent p1alter. stone, and tillber. 
Walls ahould he predomio.ately 
lIaeonry, tile or plaster. No mora 
than 60 percent of any wall; and 
no lela than 30 percent of all 
walla within 12 feet of the ped
eatrian apine will he glasa or 
apandrel glaas. Reflective glsaa 
is not permitted. Wood and met&l 
should ha uaed as trim, casinga, 
ceilinga, heams, hal cony struc
turea and raila only. 

!toof matarials ahould he limited 
to natural colored clay and con
crete tile, slate and metal. 
Wood or aaphalt ahlngles ere not 
appropriate. Flat roofa should 
be colorad to lIatch edj acent 
pitched roofs. 

Psving in the Town Center should 
he of a pslette of Bsveral dif
ferent materials used in a way 
thet reinforce a the Plan goals 
and concepts. Pedestrisn lIalll 
and apacea ahould he trsatad in 
concrete with a minillUII of 25 
percant enriched paving. Traffic 
araaa of parking and drives 
aho\11d be concrete and aaphalt 
with a minimum of 10 percent 
enriched paving. Conaistancy and 
aimplicity of lIIaterlale 11 pre
ferred. 

Color 
The color of the huildinga should 
be integral with the materials 
chosen. Rovever, when color ia 
to he applied to large areaa it 
ehould he light muted tones, and 
when trim 1s 10corporated it 
ahould he deep muted tones. 

I 

I 

I 

I 

I 

I 
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• 
I 
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Architectural style of pad Building ,1.nar to ttlat 
of the nearest co •• erch1 core arel~, 

Strong landscaped and lighted 
pedestrian link to Core. 

EXAMPLE SECTION/ELEV A TION 
ILLUSTRATING 'PAD BUILDING" 

Dl~erse roof forms can be compatible when joined with 
common slopes or 5y.pathetic articulation 

A repetittve architectural element common to the 
diverse forms and styles shall be used to provide 
continuity and strong overall for •• 

FIGURE 57 

EXAMPLE ELEVATION ILLUSTRATING 
CONTINUITY OF ARCHITECTURAL ELEMENT 
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MEDlUM DENSITY ANO 
TOWN CENTER RESIDENTIAL 

Goal 
The IIsdiu1I denaity and Town 
Center K.aidenti.l Element with1n 
the Ptache Plan Unit should be 
organi.u,d and designed in such a 
W8Y as to become an integral part 
of the CQre of the Town Center. 
The v111ase seale ahould axtelld 
to thia area taking advantage of 
thl! b.ighal' denSities adjacent to 
the Core to create u>:ban spaces 
and pedestrtan links. 

Relationship to the Plan 
Becaua .. of the denaities of this 
aesidential Element and the 
reaulting phySical COllpaction of 
bu1ldings and apac8s, the Cora of 
the Town Center w111 ba further 
enhanced as an urbell fotua of 
North City Weat. This was the 
original intent of the Community 
plall in placing the highe.t 
1111'81181ty of housing at tbe Town 
Canter. 

SIte Planning 
Tba site planning of this Resi
dentisl Element shOuld be eon
eistent with the Urban Delign 
Plan. Tha highast density bous
ing should be plaeed close to the 
Retail Area with the next highest 
density to the west, and 10 on,' 
as tbe various housing produets 
form s transition into the oearby 
development unit. 

Adjaeent to tbe Core, Town Centsr 
Reaidential lIay reaeh a lIIaximu .. 
denaity ot 65 dwelling units per 
net rasidsntial sere (DU/NRA) and 
adjaeent to the medium dsneiey 
bou.ing, it may reaeb a aaxillum 
of 50/DU/NRA. Thia is ellowad 
only if the Town Canter eomllar
eial and Town Centar R,eaidentlel 
are ineluded together 1n one 
Developlllent Plan. 

Rousing with a direet expoeure to 
the Park ahould open onto the 
Park in aueb a wey that the 
residanta of that area ean make 
good ule of the Park, both visu
ally aod phreieally. 

The housing plaeed within the 
Town Center Core Area (T.e. Zone 
in tbe Plannad Diatriet Ordi
nance) Ihould be limitad to 799 
dwelling unitl. As is eommoo 
praeriee in a mixed-use urban 
environment, the bOUling ehould 
be placed al dietated by the 
needs of the Plan, >;egardleas of 
the density achieved within the 
lillited land area oceupied. A 
cOlllpaet u>;ban denaity ia nae
""sary to achieve tha urban core 
envisioned by tbe COlllllunity PIal!. 
and deoaities g>;eate>; than 441 
Du/NRA sbould be eneouraged. 

A lIIinilllum denlity of JO/Du/NRA 
muat be maintained th>;oughout the 
Town Center and medium density 
bouling areaa. 

I 

I 

I 

I 
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I 
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FIGURE 58 
TOWN CENTER RESIDENTIAL NEIGHBORHOOD 

(PLAN IS ILLUSTRATIVE OF PLANNING ELEMENTS ONLY, 
DEVELOPMENT PLAN MAY VARY.) 
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Site Planning, Massing and 
Height: Town Center Residential 

P8IMAIY BUILDINGS 

Priuary Bu1ldings are the the 
largest of the residential build
ing 0;:0llpooellt8 allowed. and. 8a 
sucb, eet tbe overall 11111ts of 
II&S8 and bellhr a. well 8S rhythm 
and pattern. Prilllary Bu1ldings 
should always be a mini mUll of one 
story h1gher than the _dj_cant 
•• condary building lIass. Prillary 
and Transitional Bul1dings ahould 
alway. occur together and through 
their variatton 1n height and 
aiting, o;:r ••• 8 variety 1n forll 
and apace. 

No 10.01'8 than two Primary Build
ings should O"CIU· within 150 
lineal feet or three within 400 
lineal feet. Pr1l11ary lIIsaaea 
ahould be frolll 30,000 to 100,000 
equate feat in overall volume and 
be eat b.c~ froll 20 feet to 50 
feet from all property line., 
etreets and roads. Required 
a~tive and pessive open Ipace 
shall separate the maases. In
terior letba~ka bstween buildings 
should be a minimum of 20 feet 
with en average of 40 feet. 

The PriDary Buildinga should be 
lo~ated nearest the Commer~ial 
Core of all the Realdentlal Ele
ment to form the DOst dense fo~us 
of housing/~omller~la1 usea in 
North City West. 

Fenestrstion and maas arti~u

latlon are important ~onBider

ations with building forDS of 
this lIagnitude. Fana,trstion 
ln~lude, bal~onie, and openinge. 
Arti~ulatlon of lIa" in~ludel 
offsets, bal~oniee, terre~e., 
roof forDe end architectural 
projections. 

Openings should ~omprlse froD 10 
parcent to 50 percent of the 
exterior wall eurfaca. All uni;. 
.hell inelude a balcony or ter
raee to provide the minimum 
adjaesnt open .pa~e. The ba1eon
iea ahould be integrated with an 
offset in the building maSS. At 
leaat one vertieal offset of 10 
feet minimum should oecar for 
each four unita horizontally. 

Othar mae. IIrticullltlon elemeots 
and architectural projections 
should be incorporated to add 
ioterest, reduce the i~psct of 
the maes, and provide variety in 
form verticlllly, e. well as hori
lontally. I'rill8ry buUding man
ell IIhould incorporate a base 
elellant which varies 1n design 
frolll the mass proper, as vell aa 
a vllriation in de.ign at the roof 
or coping of the building to 
differentiate base frolll shaft and 
from cornice. 

PriDary Buildings 
~eed four etoriee 
height. 

shall 
or SO 

." 
feet 

.. -
1. 

I 
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TRANSITIONAL BUILDINGS 

Tranaitional Buildings are in
tended to provide a form end maaa 
transition from tha highest den
,ity adjaeent to the COllmereial 
Core to the la.aer den.ities to 
tha aast. Setbaeks are frail 10 
feet to 30 feet frolll property 
linal, road lod de.ign element. 

The low-medium denlity bouling 
eategory i. intended to be locs
ted clole to the major activity 
areas of the eOlllmunity according 
to tha North City Weet Community 
Plan. Consequentally, the low
lIedium density eategory ia 10-
csted adjacent to the Community 
Psrk and Junior High School aa 
well as with major ectivity aree. 
of the eOllmunity, ,ecording to 
the North City Weat Community 
Plan. Consequently, the loeation 
of the low-medium density eate
gory adjacent to the Community 
Park and Juoior High Sehool ss 
well as Within walking diatance 
of transit and ahopping, is with
in the Community Plan'a guide
line •• 

Transitional Buildings 
exceed four storiea or 
height. 

shall not 
50 feet in 

KAJOR INTERNAL INTERSECTIONS 

Major internal incersections are 
important organizing elements 
that form the coooeetions between 
all the various componanta of the 
Towo Canter ReSidential. While 
primarily fuoctioning as vehicu
lar intersections, they provide 
the added function of pedestrian 
and dssigo foeua. The prillary 
intaraections require a minimum 
of 25 percent of the arae paved 
with conerete or enriehed pave
lIent allowed by the engineering 
and Development Department. 
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INtERNAL INTERSECTIONS 

Seeondary internal intersections 
are also important elellanta Which 
provide further vshicular eireu
latioo when naeded. Theae, how
ever, primarily aerve to provide 
variety within the internal cir
culation .yatelll. There should b", 
a number of secondary internal 
intersectione equal to the .. ajar 
interual lnter •• etions. The 
secondary interseetions require a 
minillull of 25 pereent of the ares 
paved with eonerete or other en
riched pavement allowed by the 
Engineering and Development De
psrtment. 

URBAN 
PItIKARY 

RESIDENTIAL WALKWAY; 

The interior pedestrian spine is 
a type ~A~ walk as defined in the 
earlier .eetion defining Urban 
ReSidential Walkways. these 
walkways will b. provided on each 
side of the interior street and 
will form the edges of the major 
and aeeondary intersections as 
we 11. 

RESIDENTIAL WALKWAY; 

The exterior pedestrisn linkage 
ia a type ~B~ walk when adjacent 
to a Btreet, drive or intersee
tion. When leaviug the street 
.yatem and continuing on to 
adjacent property, it should be 
con.tructed as s Garden Residen
tial Walkway aa detailed in an 
earlier sectioo of this doeumeut. 
The exteriot pedestrian linkages 
are Vital coanections to tbe 
adjacent land UBea of the town 
Center. These linkages lIIUSt be 
designsd and lacs ted to provide 
clear and free-flowiag pedesttian 
acce~8ability to sll uses of the 
Town Center Core and Park. 
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VEHICULAR INTERSECTIONS 

Vehi~ular iutersection_ shall 
combine and provide vehieular, 
ped •• trian and hieycle ioterae
tion between thl! tel1den.rlal and 
cOIl1118rc1.1 UBUI of cbs Town Cen
ter. Se. thl! p"feViOU8 Towll. CeD
ter Cell.merc1al Cora •• ctiona for 
further description. 

Rafer to Transitional Buildings 
on page 131 for guideline. re
lating to the lIedium deoaity 
housing cacegory, 

I 
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Open Space 
Within the bigher danaity t.ai
denti.l are"e of greater than 44 
DO/NRA open .p.~e nuat be pro
vided to offer relief to the 
t •• idenl's of the area. The ju
dieious location and planning C)f 
tbeae epa.eea will ereate an in
terlocking network of open vol
unes tbat will provide light, 
air. and open view •• 

Each uoit sbould have 100 square 
teet 111118dlet,,1y "dj_eeot and 
..... ble in th" form of a balcony 
or terrace. Anotber 50 equate 
feet per unit of uaable apace 
should be provided In a shared 
recreatloo area. An additional 
150 eq\1are feet per ul11t should 
be incorporated into a landscaped 
open space area in addition to 
required ,,,tback. stipulated In 
the Planned District Ordinance. 

The areas designated K!'4 in the 
Planned Dist.i~t O.dinan~e. o. of 
a simi1a. density but within the 
Town Canta. Zone, ahould obaa.vlI! 
open apaee requirements as set 
fo.th io the Plannll!d Distriet 

SECTION 0-0 

Massing, Height and Scale 
Adjaesnt to the Retsil Elelllll!nt. 
tha higheat dansity of thll! hous
ing ahould bll! of a lIIid-.ise na
tu.a with a mioimum of two and 
maxilllum of four atories. o. 50 
feat. The mass of theae strue
tu.ea should be designed to e.e
ata a .esidential s~alll! with a 
high de,.aa of a.tieulation. The 
ova.all lIIass and haight should 
not be unifotll. The height snd 
mass should be gradually deereas
ad away ftoll the adjaeeut MF. 
lIadiulll dan'ity hOUSing areas to 
the east. 

Tha seale statament af this 
houeiug type should be onll! of 
village c.ha.aete. and not ailllplll! 
monoliths. This ea •• iss fotth 
the goal of ~teatiog a futther 
axtll!n,ion of the Village Core 
into tha RlI!sidential Ataa whata 
app.opriate. Pedeserian ,~ale 

eritetia is pattieularly impor
tant in the eommon welkwaya, 
enttiea, and taetestion areaa. 
The dansity of this araa will be 
1II0st "xc.itinl' and in ha.mony with 
the ViI Core if sealll! is a 
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Form 
The oYerall form ,tatement of the 
lIediuII deneity housing ehould 
reinforce the Core concept of tha 
area. The form8 should vary but 
gradually create tr8neitions to 
other are8e. The overall form of 
the lIediua den8ity houaing ele
lIent ee it face. the Park is 
particularly iaportant. Thi8 
edge is viaible by .. any and cra
atea a ttrong design illage for 
lIuch of tha public. Tran.ition 
of form sYlllparhetic to the Park 
is vital. 

The fortis of the high ... t density 
housing adjacent to the Town 
Center aay reflect the design of 
the Comllercial Elellenr hut should 
likewise COllmunicate its retiden
tial ute. This can he accom
plisbed through the un of urhan 
rssidential forme. 

The tranaitional housing of a 
lessar denaity should expre •• 
1I0re conventional re,idential 
forms and shapes to ellphasize the 
residential nature of North City 
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Roofscape 
The Town Center ae.idential Ele
ment ia one of the higheat of all 
re.idential neighborhoods in 
Harth City Wa.t, thus the roof
line IIU8t be carefully con8id
ered. The COllllunity Plan encour
agea 8 high profile in thi' area. 
Bowever, carafu1 consideration 
sbould be given to it, visibility 
frail the entire comlllunity. 
Therefore, the ,kylioe must be 
well de8igned. The careful at
tention to the d ... ign of this 
sl<yline will 8erve well to a
chieve the relidential form that 
is sought for even the highest 
densitie •• 

The highest ,rructurea, or p'fi
lIa'fy maa8 a8 eatabliehed by Fig
ure 58 II.Y ellploy flat roofs with 
parapet walls integral with the 
wall below to conceal rooftop 
equiptlent vents and ahaft.. the 
inte'fmediate structu'f". or SeCOn
dary building lIIa88 a. eatabli8hed 
by Figure 58 must include at 
lesst 33 percent pitched roof. 
The balance may be flat. The 
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FIGURE 59 

TOWN CENTER HOUSING SECTION 
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VIRTICAL ELEMENT! I'ELI' REDUCI APPARINT 
LlHG"Tt' OF SINQLI IUlLDIHGI. 

,IRST FLOOR IIR'lEI .... , ~':~:~; 
TO IIIiJ1LD'l<Ia REDUCING _ 

,. I'M.LI PALE'l''l'E OF IIA"I'IRIALI W~ ct!AMCII 
OF MATI!RlALI AND T!Xl"URII USED TO I"~""LZI 
INTaGRAL DIS'GN nATIlAEI. 

FIGURE eo 

CAN CAEA,!,! VARIETY AND 
SCALI:. 

ClAAAQI! PARTIALLY HIDDIN 'ROlli vrlw 
IIY M.RII. 

EXAMPLE ELEVATION 3-4 STORY BUILDING 

I 

I 

I 

I 

I 

I 

I 

I 

I 
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CQMPLEX ROOf POll". HIL' CJlI!ATIi 
RIlIDENTIAL SCALE. 

IRONG ."SE OF IIIUSIV! POIIIII I'lI!LPI .. "".) / 
SCALE. 

... • UIPLI PALI!TTIL OF ..... TERIAI... , ••• ,,,,) 
WIW. COMPLEX POR ... AND COLOIII. 
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.... LCONY DESIGN CAN CREAT! VARlny. 

QARAGE PARTIALLY "'DO!." PAOIII VIEW 1'1' 
aI!AM • 

cttANGf. IN TEXT URI! CREAT!S VARIETY. 

FIGURE 61 

EXAMPLE ELEVATION 2-4 STORY RESIDENTIAL 
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t~ansitional building 
established by Flgu~e 
employ • D1u111um of 66 
pitched roof. 

Tbe pitched roofs must 
soma form of articulation 
and plane at a minimum of 
intervals. 

.s •• es 
58 lII",se 
percent 

employ 
in 11888 

50 foot 

Lover seruetur.s 1IIU8t hava their 
rooisc_p.s d •• l,ned in an orderly 
f •• bion to eliminate viaual chaos 
froll the surrounding buildings 
that view theee roofs. 

Complete roof forms lIuet be used. 
Mans.rd and partial roof forms 
meant to give tbe impression of a 
tOllplete roof from below are 1I0t 
allowed. Flat roofs lIuat be of a 
color to blend with the adjacent 
pitched roof ... lto.chanical equip
ment larger than J' 1: J' :It 3' 
tbat may bl! viewed froll above 
must be covered by a trellis or 
louver structure. 

Style 
There 1s no ar.;hita.;tural atyle 
mandated for the lIediuli denaity 
hOUSing area. If an histori.; 
atyle, post modern style or an 
allusion to an historic style is 
chosen, this should be done in 
favor of a styla that aupports 
tha goal of craating the allten
s10n of the Town Center Core of 
North City Vest. The sr.;hitec
tural styla eelected, therefore, 
.. uet ellbody charactarieti.;e thet 
support this goal and all the 
othar desig-o .;riteria discussed 
without destroying the integrity 
of the etyla. 

The Residential Element of the 
Town Center is conceived of as an 
integral part of the Commarcial 
COl'S and 1e e necessary component 

in order to .;reace a true ~Town 

Center". Therefore, just as with 
the Rata!l Araa, tha older ';011-
munitie' of Del Mar, Solana Beach 
and Rancho Santa 'e Should be 
coneidered aa a aource of archi
tactural style. 

Becauee of the large nUllbers of 
dwelling unite planned for the 
Town Center Reaidential snd Medi
um Oenaity ReSidential, variety 
in form, plan and elevation is 
necesaary to inaure a lively di
veree environment. 

Therefore, a e~ngle building plan 
either in its basic form Or ra
versed may not be repeeted with
out subatantial change, more than 
four tillee within e Development 
Plen Area. The mallimum unit 
count perllitted within thie plan
type is 300. Even though the 
building plsn Ilsy be rapasted 
four timea, a diffarent pst tern 
of consistent colors must be used 
for ea.;h building. 

ror s building plao to ba con
sidersd substantially chsnged, at 
lesst 50 percent of the plan ele
ments and elevation elementa must 
be re-arranged or re-configured. 

Three basic unit plane shall ba 
in.;luded in development plans of 
100 units or mOre. 

Materials 
WhUa matertsls normally aasoc1-
atad with reaidantial projecta 
aI'S quite different from those 
ssso.;iated with ratail canters, 
the Medium Density Rous1ng Ele
ment should be eons true ted with 
lIaterials that relate well to 
those uaed in the design and con
stru.;tion of the neighboriug re
tail area. Only those materials 

I 

I 

I 

I 

I 

I 

I 

I 

I 

I 



I , 

th.t ~.n be us.d .ppropri.te1y in 
• residential applic.tion should 
be employed. 

These materials in~lud •• tucco, 
masonry, .nd concrete with ",ood 
and metals used al trim, r.il
ings, etc. Roofing materials 
such ss ~lay or concrete tiles 
are prsferab1. over wood, or 
asphalt ahingles. 

Gl.ss .r.a should be limited to 
no GOre th.n 40 percent of the 
n:terior w.11 surf.ce. Reflec
tive glaaa is not permitted. 

p.ving of pedeatrian areaa should 
b. predominately concrete, how
ever, a minimum 25 per~ent of the 
ar.. muat be enriched paving. 
Driving aurfaces and parking 
sre.a other than those ",ithin 
structur.s m.y be a palette of 
several msteria1s but lIust also 
contain a minimum of 10 percent 
• nriched paving. 

Retaining and ecr.en ",all I may be 
masonry and/or .tucco, but must 
r.1at. to the nearest building 
e1 .... nt in use of materials, .nd 
color and architettur.1 detail. 

Color 
Be~auae of the 1srge number of 
units at this density snd the 
goal of creating an ext.nsion of 
the Village Core, the use of .ev
era1 colors ~.n help to provide 
diversity and variety. The ~olor 
selections Dust be from a palette 
of .. uted tonel, ex~ept for trim. 
Wherever pOSSible, earth tones or 
paate1 colora should be used to 
further define the residential 
character desired nf this e1e
.. ent. Strong contrasting colora 
sre helpful in defining entry and 
circulation ",ays. 

13. 

Ughtlng 
Only lighting for •• curity .nd 
n.c •••• ry illumination of vsrious 
sp.ces . and walkways "'ill be per
Gitted. Additional critsria is 
describ.d in the section titled, 
Lighting. 

Par.king Areas 
Because of the large numbers of 
parking sp.~es required to serve 
the Mediu .. D.n.ity .nd Town Cen
ter Re.identia1 Areas, careful 
sttention .. uat be given to the 
d.eign of parking areas. Theae 
areal should be deSigned to be 
both attr.ctive and functional. 

Underground parking should b. 
encouraged to serve the higher 
densitiea adj.cent to the Town 
Center. The vehicul.r r.mps to 
.erve th1s type of parking .hould 
bl lituated to minimize their 
visual impact • 

Visitor parking ahou1d be dis
persed and kept to I minim .. m in 
size. This .pprolch will ensure 
more ~onvenient parking for the 
visitor snd also mini .. ize the 
amount of asphalt exposed to 
vie .... 

Landac'ping should be provided 
within the interior of sll 
lurface parking areas ag well ag 
along the exterior to lIIinimize 
the visual impact from the 
adjac.nt regidence8 and ,treet •• 
Textured plving could a180 be 
used to achieve lIore attr.ctive 
parking areaa. A combination of 
e.rth mounding snd landscaping 
can be effective in extern.11y 
screening parking areA~. Fencing 
may be appropriate in Some cases • 
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Consideration ahould be given to 
the Dovement of pedestrians 
through parking aress. providing 
sspsrated walkways in aome in
stances. adequate lighting 
should be provided to accommodate 
both the motorist and pedestrian. 

Slgnaga 
Refer to section titled, Signage 
and Graphics. 

I 
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LOW-MEDIUM DENSITY RESIDENTIAL 

Goal 
Tba low-medium denaity reBiden
tla1 category 18 limited to the 
aouthw.at eorner of the Preeia. 
P18u Unit. The IDeation 1. ap
propriate for this deoalty in 
ordar to forll. • tran8itlon to tbe 
adjacent raBid.oti.l unit to the 
aouth, The overall goal for thi_ 
Precia. Plan Roueing Elellent 18 
to for. tbe Bouthetll edge of the 
CO.lllunley Park. 

Relationship to the Plan 
The Urban De.lgn PlslI relle8 on 
tbis lea1deotla1 Area to form the 
w.stero edge of the pedestriaR 
link through the Parlr. aDd sehool 
area and on to the oorthern tOO
neetioD of the Development Unit 
SlI pedestrian .yatem, This edge 
aod tbe edge of the COllllunity 
Park are tbe primary tel_riDD
Ibips established. 

SIte Planning and Additional Criteria 
Guidelines '0< low-medium 
housing density have been prs
viously developed and adopted. 
tlefer to the Carlllel Valley Pre
eise P1sn - Urban Design Element. 

Parking Areas 
The criteria set forth for the 
medium deneity and Town Centar 
reSidential parking aress (p. 
139) should a1ao bit us"d when 
deSigning parking facilities for 
the low ."dium reSidential denei
ties. 
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Tbe 17.70 Sere Community Park lo
cated with the prec1se plan area 
i, inteoded to aerve the 1II0re aC
tive recreational need .. of adja
eeot residential areas. TypeR <If 
faeilities provided should in
clude play apparatus areaS for 
various child age groups, tennis 
courts, and several spo'tca 
fieldS. The illustration below 1s 
a conceptual layout of proposed 
park facUitl... The following 
types of facilities are recom
mended to be included within 8 
eOlllllunity park. 

.. Play apparatus area -
pre-school 

• Play apparatus area 
children 

no 

older 

MULTI-USE yiELD 

INSTITUTION 

FIGURE .2 
COMMUNITY PARK 

DENSE BUFFER 

* 'am11y picnic: area 

* Off-street parking 

.. Landscaping (buffer and apecial 
&1:8.1) 

'" Tennis Courts 

'" Recreation eenter build1ng with 
eompetltiol1 aize av1mming pool. 

11< Sporta field .. 
ball, ete. 

Boc:.c:.er, aoft-

11< Quiet areaB Bnd outdoor elaaa
rooll. 

11< Open or "freeplay" area 

DENSE 

SOCCE'RI 
BUFFER 

BAS'EBALL 
FIELD~ 

I 

I 

I 

I 

I 

I 
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The 21.70 acre junior high school 
is within the San Dieguito Union 
High School District. Discua
aiona with the district's 
architectursl consultsnt have 
created s site plan which will 
observe the broad guidelines 
illustrated below. 

The design and Siting of the 
school facility will tsk. into 
account .esthetic i~pacts on stu
denta as well as on the surround
ing community. Buffers msy be 
needed between land us.s, such as 

DENSE 
BUFFER 
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to .itigate views and restrict 
aeeess. An arehicectural style 
and building ~aCerials appropri
ate to the surroundillg area 
should ba ut-ilited. Ths loearion 
of the COllmullity park is coord i
listed with the school's athletie 
fields co avoid unneeessary du
plieation of recreation facili
ties. 'lgure 62 is a conceptual 
plall. 1I0re specific drawing and 
plans are to be spproved by the 
San Dieguito Union High Sehool 
Dilltriet. 

MEDIUM DENSITY 
HOUSING 

ACCESS 
VEHICULAR ACCESS . 

FIGURE 63 
HOUSING 

JUNIOR HIGH SCHOOt.. 
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DENSE EVERGREEN SCREEN 
WITREES AT SASE 01' SLOPE. 
SHRUBS AT TOP -

------ ... 
" .-

PFiOPERTY WE 

RESlOEHllAL SITE 

'-- """" 10' AND GREATER 

'-------""'" LOCATION 

SQlOCt. OR PARK SITE REsroeNTlAL SITE 

DENSE EVERGREEN SCREEN --_, 
MIN. Z5'WrDE 

-------

~OlCI .. ATlLY LEVeL CONDITIONI 

FIGURE 64 
RESIDENTIAL/PUBLIC FACILITIES INTERFACE CONDITION 
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The 21.70 acre junlor high achool 
la wlthln the San Diegulto Union 
High School Diatrict. Discus-
s10nl with the diatrict's 
architectural conaultant have 
cr.ated a site plan which will 
observe the broad guidelines 
11lustrated below. 

Th. des1gn and siting of the 
school faci11ty will take into 
account aesthetic impacts on atu
denca aa well as on the surround-
1ng community. Buffers DSY be 
needed between land uae8. such a8 
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to mitigate ..,ieW8 and restrict 
acce8S. An architectural style 
and building lIIaterials appropri
ate to the aurrounding area 
ahould be ut·ilized. The location 
of the cOllllllunity park ia coordi
nated with the school'. athletic 
fields to avoid unnecessary du
pllcation of recreetion faCili
ties. Figur. 62. 18 a conceptual 
plan. lIIore apecific drewing and 
plana are to be approved by the 
San Dieguito Union High School 
District. 

,:0 
Ii 0 ' , 
: , : 

MEDIUM DENSITY 
HOUSING 

• 

DENSE 
BUFFER 

FIGURE 63 

, 

~~~~£ ACCESS 

JUNIOR HIGH SCHOOt.. 

HOUSING 



TRANSIT 

Introduction 
The Trall.it Center 1s a major hua 
facility Which i, designed to 
accom1lodate .. variaty of transit 
funetto".. Th ••• tranait func
tiona can include passenger load
in, aDd unloading, trall,fn's, 
driver break. and relief. hue 
layovera, etc. 

The Transit Center w1ll ba the 
focal point of tranait sarvice 1n 
the Town Centar, depending on the 
level of •• rvlce and dellend the 
Center could include .. variety of 
8menit!ea such as .helters, 
henches, hua bays, time tables 
with route nUllher identification 
and a .yarams map. phones, and 
tra.h cans. 

Design Criteria 
transit needs 

functions vary from locatioll to 
location, no universal design 
criteria can be developed. 
However, beyond the basic 
require.ent expressed by Ssn 
Diego Trsnsit for three bue beys 
(two for standard 40-foot buses 
and one to ac:c:o .... odst. a 60-foot 
articulated bus) and a pedestrian 
shelter, additionsl c:rlteria has 
been developed and sre 
illustrsted in Pigure 65. 
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FIGURE 8e 

TRANSIT CENTER 

> 

~.clfJ(flfcry.U. 'OR 
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PLAN IMPLEMENTATION 

INTRODUCTION 
The COlillunity P180 on p.g. 119 
e.te forth goala and objectives 
for the i.p18l1entat100 technique., 
ph.a1og and precia. developmenc 
p18D8, and public [ae111t1 finan
cinS. This sect10n addr ••• es 
the.s 18.U8S .a tbey relate to the 
Town Center Pree1.8 Plan Uoit. 

IMPLEMENTATION TECHNIQUES 
The gu1de1108. for land us. aod 
design treatllenC che Town Center 
Preeise P1ao Unit v1l1 be governed 
by che Plauned District Otd1oanc:e 
(PDO) tor North City West. to 
conjunction with the approval of 
this dOCUlient. the City Coune!l 
w111 approve an .mendment to the 
PDO that will cra.te the TC Zone 
(Town Cantu,) and the MP4 Zone 
(Mad1ulI Dena1ty Residential). 
These aon •• will conta1n standards 
patterned after th.. CA. Zon .. s 
(coIl1urcisl) and R-1500 Zones 
(residential) but are .odifi .. d to 
m .... t th .. expr .. sa needs and condi
tiona of this Precise Plan in 
North City West. 

Th.. Planned Comm .. rcial District 
(PCD) ordinance 101.0910 has also 
b .... n included as part of the TC 
Zone 80 that aOlle of th .. innova
tive techniquea of modern planning 
and d .. sign may be applied to th .. se 
developments. Thie will further 
strengthen the existing develop
m .. nt plan approval proc .. ss to 
which each project .uat adher ... 

Th .. Town Center Preciae Plan will 
closely adhere to all conditions 
of the land develop ... nt ordinanc .. 
and lurther requirellents of th .. 
North City W .. st cOllmunity regard
ing grading t .. chniques and re
strictions. 
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Open Space 
Open Spac .. ia not indicat .. d in th .. 
Co.munity Plan for the Town C .. nter 
Precise Plan Unit. There are no 
natural land forlls that require 
the conditions of open .pac .. 
lIanagelient to prot .. ct. Th .. Com
lIunity Park included within the 
Plan provid .. s th .. viaual r .. li .. f of 
open spac .. but facilities manag .. -
... nt is under a different cat .. -
gory. 

TransportatIon 
Tranaportation concerns hav .. been 
addreased and all r .. quir ...... nts 
including alternate tranaportation 
mod .. s, bikewaya. engineering traf
fic control and phaaing have been 
incnrporated. The traffic for .. -
caats of the area ar .. contain .. d in 
th.. aeeociated Environmental 
Impact R .. port. 

Park and Educatronal Facilities 
R .. creational '"' .. ducational 
faciliti .. s hav .. been provided in 
the exact location shown in the 
Community Plan with th .. exception 
of the Elamentary School which haa 
b .... n .. liminated frail the Bchool 
program. Th .. a.. facilitiea are 
being coordinated with the ap
propriate depattmenta and dis
tticta to comply with Council 
polici .. a. 

Capitol Improvement Programming 
Capital Illprova11lent Programming 
haa been governed by the Notth 
City Vest Public Faciltti .. a 
FinanCing Plan. Thia Pr .. cise Plan 
will COllply and cootdinate with 
all require1lents of th .. Financing 
Plan. 



, .. 
Phasing 
The Community Plan lndlcate~ 

development phasing for the Town 
Center Precise Plan Ares in phases 
one through three. It 1s anticipa
ted that the firat phase of de
velopment within the Precie. Plan 
Unit w111 b. the COllllercial Ele
ment. This first phase of develop
ment would include the Neighbor
hood center component of the 
Retail Element providing needed 
services to the existing reSiden
tial development. The Regtonal 
Retail Area 'w111 be constructed 
concurrent with market delllanda. 

Pbasing of reSidential develop
lIents within the Town Center Pre
cise Plan Unit are proposed to be 
directly related to the provision 
of the major street network and 
other infrastructure as set forth 
within the adopted Public Facili
ties Financing Plan for North City 
West. With tha assurance that 
public facilities will be provided 
commensurate with the provision of 
hOUSing, actual phsstng of indi
vidual housing products can become 
a function of the marketplacs. 

The timing of construction of pub
lic facilities such as the Park, 
Transit Centers and Library, have 
been determined by the Public 
Facilith.s Financing Plan. !t is 
reco .. mended, however, that the 
Transportation Terminal and Park
and-Ride Facility be developed in 
conjunction with the Regional 
Shopping Center and Co .. munity Park 
reapectively. Further, it ia 
recommended that the Community 
Park ba developed when the popula
tion of the co .... unity reaches 
18,000 people. The Public Facili
tiea Financing Plan should be 
revised during the next annual 

update to accommodate this recom
mendation to the extent feaSible. 

Phasing of the Junior High School 
haa been determined by the North 
City West School Facilities Kaster 
Plan. The ti .. ing of construction 
of the School shall be auch that 
it will open in September of the 
year and in accord with the 
following schedule: 

Fi rs t 
dsnts, 
City West 

Capacity 6()0 

r::::d-".~; '<om 

stu
North 

Capsc! ty 900 
tudents from NCW. 

Thi rd Phase: Capacity 
students from 

1100 
NCW. students, 900 

Development Plans 
Development Plans have been re
quired for all areaS in North City 
West and will be required within 
the Precise Plan Unit. The De-
velopment Plans for the Town 
Center Precise Plan Unit will 
follow the Town Center Precise 
Plan criteria. Tbe preciae Plan 
addressea the following issues as 
ma.ndated by the Community Plan. 
TheRe iaauea must also be 
integrated into the Development 
Plans for the individual phases of 
the Plan. 

* The Community Plan objecti~es 1n 
terms of denaity, neighborhood 
concepts, major and collector 
Rtreet patterns must be met. 

• ", complete Circulation system 

" illustrated to ", Precise 
Plan document including local 
streets .. d transit . '" Developlllent Plans muat indicate 

". each phase relatea " thia 
overall Plan. 
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,. The layout of u.es, psrking 
1andaeape and walkwaya are .hown 
in the Urban Design Plan. Tha.e 
are the baekbon. of the Plan .nd 
au.t b. continued within e.ch 
development ph •••• 

,. The phaaing at construction of 
the Town Center COlllmercial Core 
i. expected to be in three 
parta. The Neighborhood Center 
i. planned to begin immediately 
upon approval of this docuaent 
and all nece •• ary map., permits 
and approval. aasociated with 
the Regional Center following 
• o.etime in the future aa the 
dellland allow.. The Development 
Plan. them.elve. will expre •• 
this phasing by their s.quence 
of lubaittal. 

* Gradin, beyond each phase of 
Davelopment Plsn approved lIIay be 
allowed provided thia work is 
within the Preci.e Plan Area snd 
,anera11y fo110we the grading 
plan i11ustratsd in f1gure 48. 
This ia to allow coordinated 
,rading and conatruction of the 
entire Town Center Precise Plan 
Area. 

* Each Development Plan submitted 
for approval .hall include a 
aite plan and Wltreet Icene 
elevations that include pre
viously approved adjscent De
velopment Plana. The IIIsjor 
design festural of each Deve10p
lIent Plan ahal1 be coordinated 
with the aajor design feature. 
of the sdjacant previou.1y .p-

,.9 

proved Dava10pllant Plans and or 
Precise Plan 11alllents. 

,. All publiC facility .ites i11us
tratsd in the Preci.e Plan mUlt 
be included with the Development 
Plsn. of the Ilellent io which 
they are ahown. 

,. All the applicable preciae Da
valopment Plan criteria ae out
lined on page 132 of the Com
lIunlty Plan will spply to the 
rssidantial areaS of the Preciee 
Plan aa appropriate • 

PUBLIC FACILITIES FINANCING 
The North City Weat PubliC Facil
itiel Financing Plan govsrns and 
provide. for the finencing. pha.
ing aod ju.tification of each pub
lic element of the plan including 
parka, .choo1a, streets, roads and 
utilitiea. All land ownerS aod 
developera within the Town Center 
Preciae Plen Aree will develop 
according to the requireml!nts of 
this Plan. 

Devietion frail the Financing Plan 
might occur if developllent pro
ceeds on a schedule or sequence 
not enviaioned by the Preciae 
Plan. Appropriate adjuRtmenta 
will be made end mea.ure. taken. 

ENVIRONMENTAL IMPACT REPORT 
,. The Environmental Impact !leport 

for the Town Center Precial! Plan 
Area is nnder sl!psratl! cover, 
but i. being proceased for 
approval concurrent with this 
doculleot. 
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LEGEND 

_ .. - Precise Plan Boundary 

TC Zoning Classification. 

UNIT#7 HOUSING 

UNIT#3 HOUSING 

UNIT #..2 

OFFICEI 
INDUSTRIAL 

FIGURE 66 

ZONING 

EP 

MF3 

UNIT #8 HOUSING 

MF4 

UNIT #1 
HOUSING 

HOUSING 
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.. The layout of uaes, parking 
landacape and walkwaya are shown 
in the Urban Design Plan. Theae 
are the backbona of the Plan and 
.uat be continued Within each 
devalopment phaaa. 

.. The phaaing ot conatruction of 
tbe Town Cantar COllmareial Core 
il expected to be io. three 
parta. Th .. Neighborhood Center 
ia planued to begin immediately 
upon approval ot thia docullant 
and all neeeaaary Ilapa, permi ta 
and approval a aaaociated with 
the Regional Center following 
80.etill .. in the tuture aa the 
damand allows. The Developllent 
Plana the.aelvea will express 
thia phasiug by their a&'1uance 
of sublllittal. 

.. Grading beyond .. ach phase of 
Developllent Plan approved lIIay be 
allowed provided this work il 
Within the Preciae Plan Area and 
generally tollowa the Irading 
plan i1luetrated in Hgure 48. 
Thia ia to allow coordinated 
grading and construction of the 
entire Town Center Preeiss Plan 
Area. 

.. Each Developllent Plan submitted 
tor approval ahall include a 
site plan and Watreet acene" 
alavationa that include pre
Viously approved adjacent De
valop.ent Plana. The .ajor 
deaign faaturaa of each Deve10p
lIent Plan ahal1 be coordinated 
with the .ajor deaign features 
of tha adjac .. nt previoualy ap-
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proved Deve10pllent Plan. aud or 
Precile Plan E1ellentl. 

.. All public flcility aitel illus
trated in the Preciaa Plan muat 
ba included with the Developllent 
Plane of the El&lIent in which 
thay are Ihown. 

.. All th& applicable precise De
velopllent Plan criteria aa out
linad on pag .. 132 of the Com
lIunity Plan will apply to the 
reSidential areaa of the Preeiae 
Plan aa appropriate. 

PUBLIC FAClLITIES FINANCING 
The North City Weat Public Facil
itia. Financing Plan governa and 
providea for the financing, phaa
ing and juatification of each pub
lic elallent of the plan including 
parka, achools, streeta, roada and 
utilitiel. All land owners and 
developere within the Town Center 
Preeiae Plan Area will develop 
according to the re'luirellenta of 
thia Plan. 

Deviation frolll the :rinancing Plan 
might occur if development pro
ceeda on a achedule or sequence 
not envisioned by the Preciae 
Plan. Appropriate adjuatments 
will be made and meaaurea taken. 

ENVIRONMENTAL IMPACT REPORT 
.. The EnvirODllental Impact Report 

for the Town Center Preeise Plan 
Area ia under separate cover, 
but is being processed for 
approval concurrent with this 
doe\1meo.t. 



PRBCIS! PLAN CATEGORY 

TOWN C!NTEI. 

K!DIDK DENSITY 
HOUSING 

LOW-KEDIUK 
DENSITY HOUSING 

EDUCATIONAL AND PARK 
ARBA 

SPECIAL un 

ZONING 

TO 

'" 

" 

" 

151 

Bas.d oa the 
CA aaae develop.eat 
staadards. Quaatity of 
relidential dwelling 
uaita limited to 799 
uaita. 

Kallimu .. density 
of up to 44 dwelling 
units per net residen
Ual aere. Quantity of 
residential dwelling 
units lillited to 901 
units. 

Kalli.uR denlity 
nf up to 29 
dweUiag units 
per net residen
tial aere. 

Edueational and 
r",ereational 
uaes. sIJbj eet to 
development plsn 
review. 

Edueationsl, in
stitutional, 
reereational, 
publie or quaai
publie uses, 
subjeet to 
development plan 
revisw. 

TABLE 3 

PHYSICAL DEVELOPMENT CONTROLS 


