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INTRODUCTION
PURPOSE

The North City Weat Community
Plan requires tha preparation of
individual Precise Plans for each
Development Unit prior te pro-
ceeding with grading, zone
changes, and centative maps. The
purpose of this Precise Plan,
beyond describing the Plan's con-
formance to cthe Community Plan'sa
fivye genergl goals and the asso-
clated {ndividual plan eleamenc
objectives, 18 slso to provide
guldelines for the development of
the Town Center Preeise Plan
Unit.

This document 1s divided 1nco
four sectlomna. The firat section
{ntroducee the Plan, digcumaing
the history and requirementcs of
the plan processing wichin che
Community Plan's framework. It
also briefly degcribes the loca-
tion and setting of the Precilse
Plan area. The following section
titled, Plan Elementa, describes
the iIndividual plan .elements;
land use, circulation, and public
sarvices and facllitfan, 4In terms
of s8ize, location, developureng
character, dengicy or intensicy
of use, and relationehip to adja-
cent uvges. Included with the
reapective plan elewent descrip-
tiom 183 a discuesion of cthe
Precise Plan's conformance wich
the Notrth City West Communicy
Plan objectivesn. The third sec-
tion, Design Elementg, deseribes
and illustratas the design
concepts and objectives for the
Town Centar Preclee Plan Unit.

The Dealgn Element will guide
designera, davelopers, and re=
viewing agencles in iaplementing
the Praeciee Plan. The fourcth and
fingl mection titled, Plan Imple-
nentatlion, discusses the financ-
ing programe, devealopment con-
trols, and phasing assoclared
with the Town Center Preclse Plan
Unit.

Companion documentsm cto the Pre-
clge Plan include the Noarth City
West Planned Distriet Ordinance
(PDD), the accompanying Environ-
mental Impact Reporr (EIR), che
the North Clty Wast Public Facil-
itiea Financing Plan, ¢he School
Facllities MHaecter Plan, aud Crhe
Carmel Valley Precime Plan Design
Elemeant. The PDO and Precise
Plan Design Elemenc section esacs-
blish the procedures and stand-
ards for City review of 1land
development within the Precilse
Plan area. The EIR cites the
exiscing conditions in the pre-
cise plan asrea, anticipacted im-
pacts of development and the
assoclated micigation measures.
The Public Preflities Financing
Plan governa the financing, tim-
ing of development, sand mainte-
nance of public Facilities.
Procedurea for the provislion of
schools 1is outlined in cthe School
Facilitiea Maaster Plan, Figure }
illuacrates the ateps in the
planning process leading to de~
velopament within the Precise Plan
Unic.
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LOCATION

. .
The Town Center Precise Plan Unit
is located within the North City
West Community, a designated
conmunity planning area in the
northern portion of City of §San
Diego. Several established com-
nucnitiecs are located in the
general vicin{cy of the Precige
Plan Unic. Approximately two
milaeas cto the wesc {8 the town of
Del Mar which is bordered by the
Pacific Ocean. Solana Beach and
Rancho Santa Fe are Lo the north.
La Jolla 1a to the southweat of
the community. Interscate Five
(I-5) 1s approximately one mile
west from the cencer of the Pre~
cige Plan area. Figure 2 1llug-
trates the Precige Plan Unit'a
subregional location.

Within the Rorth City Heet
coapunity the Town Center is
botdered by three major arteri-
als; Del Mar Heights Road on the
norcthern edge, Bl Czamino Real to
the wesr and Carmel Country Road
ta the easc. Development Unic
Six, a vresidential neighborhood,
immediatealy bordera che Preclse
FPlan Unit to the soucth. The Town
Center's location adjacent to the
three mejor arterials places it
at what might be called “the
crassroads of the communitry”,
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COMMUNITY PLANNING CONTEXT

e
The San Diego Cicy Couneil

adopced the North City VWest
Communicy Plam on February 27,
1975, =&after several years of
gtudy 4dnto the i1mplicacion of
urbanlzation of the North City
Wast area. The Korth City Wesc
Community Plan was prepared aa a
developument guide for a planned
new community, based on the Clty
of San Diego urbanization poli-
clen. An impoertant element of
the Plsno 1a a phesed development
program. The phased development
program eusurea the timely pto-
vision of adequate public facili-
ties wicthin the Plan area.

A number of planning principles
wvere created to guide the
development of the community.,
These principlea were interpreted
into general goala. The
following five general goals
atated in the Community Plan
aunparize the overall adopted
planning approach fer North City
Wegt.

1. Te ascablish a physical,
eoclal, and economically bal-
anced comnunity.

2, To ertablish self-containment
and faeling of conmunity
fdentity among the future
regldencs of North City Wesc.

. To preserve the natural

environment,

4. To establish a balanced tran-
sportation syetem which 1is
used as 32 tool for Bshaping
the urban anvironment.

5. To egtablish rteanlistie phes=-
ing of development within the
community based on maximon
utilization of the privactely-
financed publie freiliries,

The Community Plan, with the five
goals 4a a framework, ocutlines
the conceptual developmentc of
Forth City West., The Plan calls
for the orderly development of
commercial, induetrial and ree-
idential uaes and aggocigted
public faclilictiea on 4,2B6 acres
of land c¢reating an estimated
populatian of 40,200 people. The
Town Center Precise Plan Unit,
measuring approximstely 168.3
gcres, has been designared the
focus of commercial and cultural
activicy within Norch City West.

At the ©present time, Precise
Plane for efght of the twelve
designaced Development Units (or
neighboerhoods) of North City West
have bean prepared and adopted by
the City of San Dingo. Actual
development hes occurred within
Development Unics One, Two,
Three, Five, Six, Seven, aund
Eight.

The Planning Commission approved
the commencement of the Town
Center planning effort atc a work-
shop on July 26, 1984. The Town
Center Precime Plan should pro-
vide direction for development of
the site chrough the design phase
and eventwal bulld-osur. Figure
3 1llustrates the lacation of the
Town Center Precise Plan Unit in
relatfonship to the ad]acent
Development Unics.
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SITE ANALYSIS
L

The existing incerseccion of Del
Mar Beightse Road and El1 Camino
Beal 1g¢ located at the project's
gorthwaastern boundary with El
Camino Resal roughly defining che
vestern boundary of che Bsite,
The proposed extanaion of Del Mar
Hefights Road and Carmel Courtry
Road will form the sire's
norcthern and gcastern boundaries.
Paved access to the wsite 1ia via
El Camino Real while onsite
acceda 18 obtained through a
aetwork of unimproved dirt roada.

The site 18 gituated cn west-fac-
ing tributary canyons and ridges
within the ridge separacing Car-
mel Valley and San Dieguito Val-
ley. All on-gite drainage 1s to
the west by asheecflow and along
tributary gulleys intco the aocuth-
erly draining caoyon adjscent to
El Camino Real, That canyon
drains into Carmel Valley.

PROPOSED EL CAMING REAL
ELEV. 180

PROPOSED EL CAMIND REAL
ELEV. 150

oo P

Toctal relief on-site 13 approxi-
macely 170 feet. Approximately
one-half of the site ares con-
taing slope gradients of 0-10 per
cent, These areas are limited ts»
the tribucary gulleys between the
ridgesn. A small partion of the
sita 18 occupled by slopes of 11
to 25 per cent wvwith mome areas
steeper,

Past land use has been primarily
agriculrural (cattle grazing).
Vegetation over the site caonsists
of a moderate-to—heavy growth of
¢chaparral. Extengivea wooded
areas aAre sbegent wich only a few
isolated Torrew Pines ercattered
cver cthe parcel. It appears that
some areaa on-gite were utilized
for sand borrow. A number of
reaidances exist on—-gite as well
as separate chureh and sachool
facilicies.

PRAOPOSED CAAMEL CQUNTRY ROAD
ELEV, 280

SECTION A-A

PROPOSED CAAMEL COUNTRY ROAD
ELEV. 240

HQH POINT
300

S T S
SECTION B-B
FIGURE 4

EXISTING SITE SECTIONS
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PLAN ELEMENTS

INTRODUCTION
e

The Town Center Precise Plan Unit
enconpasses a number of typem of
land use within a gingle Develop-
wment Dnic. Located within the
designated boundarias of the Town
Center unic are medium density
and low-mediom density
rasidential projesats, shopping
facllities, professlonal offices,
4 commeunity park, Junior High
School, Publie Library, and
transportacion facilitiesa, Table
! sumpmarizes the land use acresgs
and allocati{iona in the Pracise
Plan Unita

The diversity of land use types
has made the Town Center Precisa
Plan Unit the moat complex and

challenging of the twelve
Development Unics. The Town
Center Commercisl FElement has

been callad che "singular moat
leporcant land use element of tha
North City West Community Plamn”.

The grrangement of land oae and
circulation for the Town Cencer
Unit gre tllustrated in Figure 7.
In Reneral, thf{s land use plan
followse the North City West
Community Planm arvangement of
land use which {s i1lluscraced in
Figure 6, Variations in
boundaries and road alignments
arise from the characterigtica of
the s8ite'es land form and property
ownerahip lines,

The planning and design framework
for cthe aBrrangament of land wusge
elemencts within the Town Centet
Precise Plan Unit has been che
neighborhoed design concapts and
envirgomental criteris stated
on pages 64 through 68 pf the
Community Plan, Alchough the

Town Center Development Unit
would not be conaidered a typical
peighborhood wichim Norcth City
West, the physical planning con=-
cepts for the Town Center adhesre
to the gpirict of the ecalled-for
design cancepts and enviroumental
criteria, A complete discugeion
of the compacibilirty of varying
uses and design relationshipa 1is
included on page 59 of this docu-
ment.

In addition to the physical plan~
oing concepts, oblecetives are set
forth for each land use or plan
element of the Precise Plan Unit.
The Precige Plan objectives
clearly define the actions charc
will be necassary to carry out
the five, broadly scated, plan-
ning goals for the North City
West Town Center.

The following portfons of this
section of the document describes
aach plan element of the Praclise
Plan Unit. Each plan element be-
Bins with a description of the
nature, location, and acreage of
the plan elemant within the Pre=-
cisa Plan Unic. 1t 18 then fol-
lowed by an ouatline of objecrives
as restated from the Community
Plan wich a discussion of the
Plan's conformance,

While the Preecise Plan outlines
speclfic acreage for each land
use element (ae well as residen-
tial density and dwelling unic
counte for each reagidential gite)
the site sizas, densicties, and
vylelds may be subject to minor
modifications. These modifica-
tions may arise out of adjust-
ments in atreet alignments,
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grading, and uautility layout dur-
ing engineering of development
plans and tentative naps. Sub=-
scantlal changes to the content
or {nformation contained in this
document are noct anticipated.

It {8 also ifmporctant to mnote that
thia section of the document pro-
vides oply a quanticacive or
functional deseriptioan af che
precise plan. The Design Element
section of this document discus-
sed the mora gualicative or
dealign ampacts of the land use
(plan elements) proposed for the
Town Center Precige Plan Unit.
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DWELLING
l' ACREAGE UNITS sQ. FT. Q. PT. PER CENT
LAND USE (GROSS) (NET) COMMERCIAL OFFICE  OF TOTAL
TOWN CENTER * 59.3 799 528,800 200,000 35.7
' MEDIUM DENSITY
BOUSING 24,1 901 14,5
LOW-MEDIUM DENSITY
' HOUSING 23.4 577 13.1
COMMUNITY PARK 17.7 10.6
. JUNIOR HIGH SCHOOL  21.7 12.8
INSTITUTION 2.5 1.5
l PARE AND
RIDE PACILITY 1.0 .6
TOWNSGATE DRIVE,
EL CAMINO REAL,
CARMEL COUNTRY
l ROAD, DEL MAR
BRIGHTS ROAD 18.6 11.0
TOTAL: 168.3 1,277 528,800 200,000 100.0
l " INCLUDES ACREAGE ALLOCATION FOR 1.5 ACRE LIBRARY SITE AND .& ACRE
TRANSPORTATION TERMINAL SITE.
TABLE t

LAND USE ACREAGE ALLOCATIONS




14

TOWN CENTER
COMMERCIAL ELEMENT

Introduction

The Town Centar cote area igs
approximately 59.31 acrea fu Blze
and 1a bounded by twa major ar-
teriala; El Csmino Resal and Del
Mar Heights Road. To the aouth
the Town Center 1s bordered by
the Comnmunicty Park, and to the
vedt by medfum density housing.
The location of cthe Town Cencer
at the juncrure of the two major
arteripels, a8 well ag the ¢cen-
ter's topographically preminenc
location identifiea it as a via-
ual focus of communlty activicy.
The image as a visual focus of
comrunity activiey 1is furcher
amplified by the diverse mixture
of facilities and uasea located
within che boundaries of the Town
Center.

In order to promote the Town
Center c¢oncept as an 1Lntegrated
group of related uses as opposed
to separate and isolated faeili-
tiea, the Town Center Plan, Fig-
ute 8, 1s presented aa a combina-
tion of use areas.

The edges of the use areas have
been purposely 1lluatrated co
overlap ao as to provide an lgce-
gration of uses as well as build-
ing and landscape forms between
recognized uase arcaa.

The Town Center Precise Plan
Criteria on page 134 of ¢the
Community Plan epecifically calls
far a "Site plan layout of uses,
parking, landascaping and walkwaye
within the Town (Center and in-
clude the relatcionahlip to adja-
cent usges”. Figure 8 and the
following discussion i85 limfcted

to a deacription of the Town
Center faciliclfes and theilr gen-
eralized locarion. A4 comple:ze
discuanlon of adjacent ude rela-
tionships and desfgn features 1i=s
included 1n che gection citled,
Deafign Element,

Land Use Description

The focus and mngjor facilicy af
the 528,800 dquare foot Town
Center Commercial Retail Element
is an approximately 425,000
square-foot regional type com-
merclal center (Area 1 in Figure
8). The Center will house a
varlety of anchar department
satoree and mall shops. This two-
and chree—story retall facilitcy
1s intended co serve the shopping
and passive recrgeational needs of
not only the Noreh Ciety West
communicy, but also the surround-
ing region. Permitted uses with-
{n the commercf{al facllity are
resericted to those described in
the follawing section titled
Zouing and Land Use,.

Located within Atrea 1, adjacent
to the regional facility, will be
an approximately 88,800 square-
foot community or neighborhood
shopping faciltey. The deaign in-—
tent of the overall Town Center
Commercial S§ite Plan will be to
relate the two faclilieies 350 a3
to create an integrated commer-—
cial dsvelopment. Services pro-
vided by the neighborhoed facili-
cy will be asimilar but more ax-
tengive than the other reighbor-
hood centers located thraugh=-out
the North City West community.
Anticipacted facillities within tha
Center WwWill be a sasupermarket,
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drug atote, dry clesnera laundro-
mat, beauty and health ashops,
delicateasen, and other reragil
establiahmencs., Also to be in-
¢luded within the Coamunity Cent=-
er's Tealm will be a Day-cara
Center for children of Shopping
Center patrons ad well as employ-
ees of the nearby Employment
Center,

Area 2 will contain s number of
fraa standing commetci{al and
gservice facilicles aices at che
northern and weatern edge of cthe
Town Center site. Area ¢ will be
composed of approximately 26,500
square faet of building area.
(This £igure is included as part
of the total s8quare footage
called for In cthe neighborhood/
regional commercial area), While
thegse facllities are {ndependent
gf the primary Center they will
be 1nragrated i1inte the whole
Center by means af a series of
landscaped walkways. Theae walk-
waya are Jl1llustrated in che De-
sign BElement section.

Resildential neighborhoonds are an
inportant aspegct of the urban
concept for the Town Center and
are limited to the portion of
Town Center illuyacrated by Figure
8 aa Area 6. A variety of hous-
ing types and densiclies are pro-
posed within <the Town Center.
Thede housing products range Lo a
maximum of four scortfes or 50
feet 1in height., Both Thousaing
types are over structure parking
over sgtructute patrking. The
struccured parking which ranges
{n height from one to three lev-
els 1s partially below grade.
Providing a mixture of housing

densities {s a fundamental coun-
cept of the Town Center Preciae
Plan. Yn addf{cl{on to the 901
unics contained in the medium
dengity area, and 577 unics 1in
the low-medium density area, cthe
Town Cantet caore area itself will
contain 799 unics of the highest
density.

The Town Center housing wunics
will be concentrated as shown in
the Genetal Planning Concept Plan
on page 59 foraming a transitiomal
regeldenctlial core for the sur-
rounding lowar densicy houaing.
While che Town Cencar units 1f
diseribuced evenly aover the 59,3~
acre Town Center caore would rep-
resent 5 density of lesas chan 15
DU/NBA; aite specific densities
may reach 59 DU/NRA. This con=-
cept providea for a variety of
bullding forms and product types,.

-It also provides a buffer between

high activity commercial areas
and lower densicy residential
aread while concencracing popu-
lation adjacent to commercial
areas and the Community Park.

location of reaidentfal mneighbor-
hoods directly adjacent to the
Town Center, reduces che home-to-
work rtrip for residencs by plac-
ing homes close to potential re=~
call and employment locations.
Addicionally, the reslidentlal
units locate people in proximircy
to the aightcime entercainment
opportunitiea avallable 1in cthe
thearres and restaurants asscci-
ated with the Reglonal Center,
All of this will eontribute to a
vital and exciting urban environ-
ment,



An Aimportant cultural amenity to
be located adjacent to the Town
Center'a diverse mixture of fa=-
cilities will be a 13,000 square-~
foot Publie Library (expansion
capabilities to 20,000 =equare
feet have been provided). lLocat~
ing the Libraery directly adjacent
to the Town Center commercial
core fulfills the requesat of the
Library administrative staff that
it be located close to areas of
high pedestrian traffic. The
Library'a locatfon fa illustrated
ag Area 4.

Also located withim the Town
Center will be a Trangportatlon
Terminal. (Area %5a of Pigure 8),
The Terminal, with epace provided
for three bua baye and a shelter,
1ls centrally located off El
Camino Real based on the requeacs
of %an Dfego Tramsit. The Termi-
nal will provide regional as well
38 local tramslit connections for
the North Cilty Weat communicy.

Employment faclilities 8re a nec-
essdry 1lngredient 1in maintaining
the diverse mixture of uses wich~
in the Town Center. Locacad
within che Town (enter core will
be approximarely 200,000 sguare
Feec of office space. The office
employment facllities within the
Town Center will differ in per-
mictted uses designated for the
Employment Center, Unit Number
Two. The Foployment Center 12
intended to provide a sBetting for
high~qualicy industrial office
uses, wherems the Town Center
will be limited to businese and
professional office uses.
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Zoning and Land Use

The Planced Disttiec Ordinance
(P.D.O.) which implements the
zoning for all of North Ci{ty West
hae established zoning for the
Town Center Preelise Plan Unic,
The zoning {83 1fllustratad 1in
Figure 66. The Town Center
(T.C.) zome 18 modeled after the
CA (Area Shopping Center) zonme of
the Munfeipal Code of che City of
San Diego which includes a broad
range of usea. Mostr uses of the
zone are permitted in this Plan,
howeaver, Figure 8 establighes the
land use locatione the various
uaes muet follow wichin the T.C.
Z0oNDe.

PERMITTED USES

RBefer to che Norcth City West
P.D.O. for che Town Center
Coumercial Element permitced
uses.

PERMITTED USES BY AREA (FIGURE
8).

AREA 1

All umes of the zone provided the
firat phase of development pro-
videa a minimum of 350,000 sq. ft.
of nelighborhood commercial uses
including food and drug store(s)
and three other convenleunce ser-
vices, SsSuch a8 dry cleaning,
hardware, liguor etore, harber
and beauty sehope, dell, or other
gimilar uvee. The area when fully
developed will provide for =
minimum of 88,000 square feet of
naighborhood commetcial uges.
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AREA 2

All retail wuses and finaneial
{nscicutions, apartments, busi-
ness and professional uses, and
theatres are not permicced,
Drive~through facilities for
eftcher food service or flnanecial
insticuctions are permitced only
wich the approval of the City of
San Diego Traffic Division of tha
Engineering and Development De-
partment.

AREA 3

All wuges of the =zonme except
apartments (and/or condominiams.)

AREA 4
Public service use: Library.
AREA 5 a aand b

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

AREA 6

Apartments (and/oe condominiums,)




TOWN CENTER COMMERCIAL

Conformance with
the North Clty West Community Plan

The Town Ceéenter Precisa Plan
Criterlia described on page 134 of
Notth City West Community Plan
states thatr the plan “musar be in
genarsl conformance with the
North City Wast Communicty Plan
objectives and proposals inm terms
of overall <concept 4and major
gtreec ayateam”. The following
texr outliunes the Plan'’s conform-
ance wich the five precise plan-

ning objecrives for commercial
land use within rthe North Cicy
West Communlicy. A discussion of

the Town Cencar residential con-
formance 18 included in the fpl-
lowing s8ection citled, Residen-
tial Neighborhcods.

Plan Goal

1. "1In order to promote North
Cicy Wesc as a balanced com-
munity, developmenc af che
Town Cencer to provide soci-
al, culturgl and recreational
needs aa well aa the shopping
functioun must be emphasized.”

1.
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Conformance Assesgment

A unique and vitsal element of

the Norch City Wesr Coomounity
is the Town Cancer. With a
diverge nixecure of uses 1in-
cluding housing, shopping,
entertainment, cultural fa-
cilicies, the commaercial core
area iep antieipated to ingcor-
porate mearly all of ¢the
community wide services and
Facllities raequired by fucure
resldents. Furthermore, this
mixture o6f mutusally suppore-
ing uses and facilities in an
urban environment 1a intended
to maximize opportunities for

a diveraity of activities
during varying times of the
day ang night, promocing

livelliness, convenience and
maximum potencial for inter-
actlon between residents of
tha community.



20

"In order to promote self-
containment and community
identlty, construcction of the
Town Center must be Lnitiated

as soon as posgaible.”

“In order to promote preserve
ation of the natural aenviroa-
ment, commercial development
nust be deslgned and con~
Btructed as part of an over=-
all planned commercial devel=-
opment"”.

The Town Center (s far too
large and complex to be con-
structed Iin 1its entirety at
tha onsaeac. The nef{ghbaorhood
oriented commercfal componentc
of the center will begin as
doon a3 all the necessary
approvala and permits are
granted. Thia will provide
the current and near-cterm new
rasidencs of North City West

with a4 complete range of
convenfence goods and der-
vices,

The reglonml ogriented retail

component of the Town Center
will be constructed when cthe
surrounding populacfon and
infrastructure 1s capable of
supporting <¢his full range
Center. Because the Regional
Center's mnature 1ia cthat of
providing discretionary shop-
plng for goods and services
of a less than basic and
necesasary level, the need for
this component in the core of
the coamunity will not be
felct for some time.

The Norch Cicy Wese Communicy
Plan recommends that 1ndivi-
dual developments must rise
above the typical aminimum
standards for design and
development. Aa auch, the
Design Element sectcion of the
Precise Plan document con=
tains ap Urban Design Plan
which will dictate canctrols
for all common landacaping,
streaetsgcapes, entry ways,
pedestrian wvalkways, and
ather major elemeantgs, Addi-
tional controlas for grading
will ensgure chat the site



"In order to promote & bal-
anced traneportation mnetwork,
development of an interior
transportation sysctem for the
Town Center, linkages from the
Town Center to the residencial
areas and provisiom for a
trasnalc 5ystem gite are
necegdary”.
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malntainas some gsemblanca of
ita existcing atace by creat-
ing multiple pada for devel-
opment a8 opposed zo eingular
flat pods. A complece dis-
cusdion of these major ele-
ments can be found in the
Design Element section.

A number of vehicular, biley-~-
cle and pedescrian movement
gsystema have been Iincorpora-
ted into and adjacent co the
Town Center., These movement
systems Include a publie ped-
egtrian promenade linking
major retail facilicies with-
In the commercial core area;
bicycle and pedestrian ways
providing convenlent accesns
from the surrounding residen-
tial neighborhoods; and & bus
Transporation Terminal within
the Town Center commercial
area to serrvice shopping
patrons of the comnmunity as
well as surrounding commun-
ities. It is likely that
local bdus aservice would In-
terface with the regional bus
Trangportation Terminal to
providae drop-off points with=~
In the commercisl core Area
and the adjacent Park-and-
Ride site, A camplate dis-
cussion of the varfous circu-
laction systemsa sarving the
Town Center 48 well as Che
Preciae Plan area can be
found In the section citled,
Circulatien.
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"In order to promote realisg-
iz phasing of development,
Planoning Commission approval
of a Precise Plam for the
Town Center before proceeding
with sub-division maps, zane
cehanges or grading will ba
necessary’.

The Precise Plan, aa describ-
ed 1in the Precise Developmnt
Plans section on page 132 of
the Communtity Plan, should be
in basic cenformance with the
Communitcy Plan. Proviasion
faor installatlion of all nece-
s888ary public facilieliea must
ba zatisfied through cthe
asgessment distcrict procedure
or other property owner fin-
anced methoda prior to land
use development.



TOWN CENTER
RESIDENTIAL ELEMENT

Introduction

The Precise Plan Residential
Element im planned to range from
the Community Plan's low=medium
deaglty categroy of 15-29 dwell-
ing units per acre to the medium
density category of 30-44 dwell-
ing wunics per acte, Of the
planned 1,478 units outside of
the Town Center (T.C.) zone, 577
will be low-medium densicy resi-
dentisl units with the remaining
901 units devated to medium den-
gity residential units. The
houaing nix 18 geummarlzed 1in
Table 2.

The acreage figures 1lluatraced
in Table 2 wmay be subject to
minor modificatien duriag detall
engineering 4nd desaign phases.
However, the maximum number of
dwelling unics allowed in each
housing category will not exceed
those called for ({n Table 2.

Residentlal Location and Mixture

The location of the varylng resi-
dential categories 1lluscrated in
Figure 9 are based on the para-
meters egtablished by the North
City West Communicty Plan. All of
che medium density housing cate-
gory has bean allocated to the
Town Center Precise Planm Unit.
Repredenting the highest density
category, the mnajorlty of the
medium denslty residential units
will be cluetered adjacent toe the
Town Center cote with the ampha-
8le on shopping, entertalnnment,

and cultural activities., The
benefits of providing higher
dengity residential areas ad-
Jacent to the commerclal area
are twofold., The first bene-
fit 1a that ir will further
the objectives of energy con-
servation by placing a great-
ar number of tndividuals
closer to the shapping, en-
tertainment, and trangitc fa-
ellities mssociated with the
Town Center commerclal core.
The second benefit 1s that
the vertic¢al charmacter asso-
clated with che higher den-
sity fouratory housing cace-

gory 15 intended to compli-
ment the Town Ceénter’'s more
intense architectural mass-
ing. Archicectural and site

planning Design Guidelines as
they relate to the highcter
and lower denaity residenzial
categories are {ncluded (n
the sgecrion titled, Design
Elemant.

The low-nedium denslity hous-
ing category 15 intended to
be loecated close to the major
dctivity areas of the commun-
icy according zo rhe Norcth
Cley Went Community Plan.
Consequantly, the location of
the low—-medium density cata-
gory adjacent to the Commun-—

1ty Park and Juntisr High
Schoel ae well as within
walking distance of cransit

and shopping 18 within the
Comnunity Plan'ae guidelines,
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HOUSING CATEGORIES
(Does not Include Town Center Residential Zons)

LOW-MEDIUM DENSITY MEDIUM DENSITY
' OENSITY RANGE DU/NRA 15-29 10-44
AREA IN ACRES 23.4 24.1
NUMBER OF DU 577 901
' PERSONS PER DU 2.0 1.5
ESTIMATED POPULATION 1,154 1,352
|
]
i
i
i
TABLE 2

HOUSING CATEGORIES
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RESIDENTIAL ELEMENT
—
Conformance wlth

the North City West Community Plan

The Precise Developaen: Plan
Criteria described on page 132 of
the North Cicy West Community
Plan etates chat “"the FPlan wmust
be in general couformancas with
the North Cicty West Community
Plan ovbjectives and proposals 1in
terma of overall densaicy, neigh-
borhood concept, majof open space

dalineation and majJor e¢ollactor
atreet patterna.” The followlag
outlines che Plan's conformancs

with the five precise planoling
objectives for residential land
use within the Norch Cilty West
communicy.

Plan Goals

l. "In order to promote NCW 3@ 3
balanced communicy, enfaorce=
ment of a3 balanced community
houaing program consiatent
with Council Policy 600-19
will be neceasary.”

Conformance Assessment

l.

Council Poliey 600-19 re-
quires thac developerg within
8 Precige Plan area provide a
compreheneive galection of
dwelling unit types and price
ranges. There will be a wide
range of housing types a&and
prices provided within the
Precise Plan area. The
higher dengicy sctached houa-
ing will offer the best op-
portunity ¢to provide more
noderetely priced houaing
within the North Clty West
Coammunity.

An effactiva affirmative
nmarketing plan will be uveil-
lzed in conjunction wich all
regidential projects. The
Affirmative Actien Program of
the San Diago Building Indus-
triea Aamoeciarion, or aequiv-
Alent, should be employed, 1in
order to ensure affirmative
markating of sale and rental
units.



“In order to promote Bself-~

contaloment and communicy
identicy, the communicy must
be designed as a ctotal phy-
gical, aoclal, econoalc
unft."”

“"In order to promota preser-
vation of <the natural en-
vironment, al} devalopments,
particularly residencisal,
cust be carefully sicted.”
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The Town Center Precize Plan

will represent the mosi
"people-oriented” community
of the North City West neigh-
borhoods. The combination of
diverse housing types, a
variety of shopping opportun-—
fties, recreation facilitries,
cultural activities, public
library, ctheatre, employment
opportunities (provided Dy
the office and shopping cean-
ter component), and a 17.7-
acre Community Park all link-
ed together by a series of
pedestrian movement eystems
willl foster a sense of com—
punity within the Town Cen-
ter.

Thae Preciae Plan area's
exiating s8loping topography
i1ia a majJor lesue te econsider
{n pregservation of natural
features. The general ten-
dency in higher density resi-
dantial developments I8 ¢to
maaa grade the s8fite into
large simple pads. This
accepted norm was disgcarded
in favor of sBmaller terraced
grading pada. The benefit of
this approach will le=zd to
building pads that appesar to
datep with the site's existing
natural topography. A com-
plece discuassion of grsding
and the consequent 1lampact on
exlgting s8ilte conditlons 1iIs
ineluded in the sectlons
tictled, Design Element.
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4.

"In order to promote a bal-
anced trsngporcatioun unetwork,
the reasidential ampect of the
plan musec take inte consider-
arion the mneed to provide for
separate pedesctrian and bicy-
cle syscems.”

“In order to promote realins-
tie phasing of development,
Planning Commission approval
onf a Precise Plan for the
Town Cencer before proceading
with aub-division mapas, =zane
changes or grading will bae
necegsary."”

Beyond the communicy-wide
bicycle and pedestrlan sysatem
€2 bg provided along the pub-
lic parkways wichin the com-
nunity, connection will be
provided to a localized ays-
tem which will aservice indi-
vidual residential enclaves.
The econceptc envisioned 13 &
hierarchy of pathways in

terma of scale and desigu
embellishment which wauld
identify major and minor

pedesctrian thoroughfares. A
complete discussicn as well
88 location plan {5 included
in cthe bsectiouns tirled, Cir-
culation, and Design Element.

The Precise Plan, as des-
eribaed in the Preclise Devel-
opnent Plans dectlon on page
132 o0f rthe Community Plan

should be {n basic confor-
mance with the Community
Plan. Provision for 1insral=-

latton of all necesaary pub-
lie farilicies must be saris-
fied through the aasesgssment
diaecrter pracedure or other
property owner financed me-
thode prior to land use de-
velopmentc,



PUBLIC FACILITIES
AND SERVICE ELEMENT

Introduction

Proviatons for the £inancing of
public facilities within the Town
Center Preclsze Plan Unic gre con=
tained in the Narth City West
Public Faciliecies Financing Plan
dated April 26, 1982 and current-
ly being amended. The Plam sllo-
cates public fgcilities through a
facilicies banefirt assessment,
eubdivision map improvementa, and
schoola in accordance with the
North City West Schoola Faellity
Master Planmn. Major facilicies
and aervices idencified wichln
the Precise Plano area are: Junior
Bigh School, Community Park,
Park-and-Ride Facllity, Library,
Tranaportation Terminal, ucility
lines, and wmajor road @ByStems
with asgsociated bfcycle lanes.

Junior High School

The HNorth City West Connunity
Plan desaignates an approximate
25—acre Junior High School asite
to be located withim the Town
Center Precise Plan Unict. The
schoel would be located 1in, and
administered by, the San Dieguito
Union High Sehool Districet.

A number of ¢riteria have been
consldered 1In locating the Junior
High School within the Pracise
Plan area. The most prominentc
criteria reguired a conciguous
physical tie with the 17,7-acre
Community Park. The Plan pro-
vides for ecase of access between
the Sehool and Park through grad-
ing techniques and pachway ays-
temsg. Furthermore, a Jjoint use
relacionship in terms of arthletic
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facilities 1s provided by locet-
ing tennie courts, track, and
other sports facilities adjacent
to the School and Park boundary.

The western edge of the schaol
fronts a community-wide bicyela
and pedeatrian pacth which {s in-
tended to provide & pedeatrian-
based connection ta residential
communities north and msouth of
the mchool. The site 18 buffered
from housing areas to the north,
south, and west by landscaped
slope banksa.

The site deaign for tha Junior
High School as depicted within
this document 1s intended to be
for 1llustrative purposes only,
The Development Planm for this
Eacility should include suffi-
ctent deteill to ensure adaequate
bua and pedegtrian access.to the
satisfaction of the Ssan Dieguirco
tinion High School Digtriec.

Community Park

Tha North City West Community

Plan proposes that two compmunictcy
parks with recreatfon centers be
developed within cthe conmmunity,
The Town Center Precise Plan Unit
has been desgignated to contain
one of the comwmunity parks. The
plannad pBrk measures approxi-
macely 17.7 acras.

The Community Park will contain a
Recreation Center building of
approximactely 10,000 =sgquare feet
in size. Included within the
Canter will be & competicion size
awimming poal with shower and
change Ffacilities. Additional
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recreation facilitles will {np-
clude a mnumber of baseball and
aulti-use fields, tennis and
mulcl=purpose hard courts, as
well as plenie areas. The ath-
latiec faecilitlea have bsen loca-
tad aloug the emsatern edge of the
Park so0 as to provide for a
joinc-use Telationship betwean
the Park and Junior High School.

Vehicular access to the Park 1ia
from Townsgate Drive with parking
for approximacely 120 ceras 1lnside
the park boundariles. Pedestrian
and bicyecle access ia alao from
Townagate Drive as well as a
community—-wide pedestrian and
bieycle path along the Park's
wegtern edga.

The Park'a centralized 1locatior
within the Preclae Plan Unit pro-
vides for a beneficlal open gpace
edge condicion for the adjacent
commercial, housing, snd educa-
tfonal facilities.

Park and Ride Facliity

A park-and-ride facllicy and
Transit Cencer are designated
within the Town Center Precise
Plan Urnict. Although called for
as a4 siangle facility, Park-and-
Ride and Trangpartation Center
together, discussiona with the
respective adminfsastrative agen-
cles {(Csl Tranms and Ssn Diego
Tranalt) have recammended they be
separate facilities.

The Park—-and-Bide Facility mea=-
dured approxlmataly one acre 1in
sirxe and provides parking for
spproximatctely 110 vahicles.
These sgpaces allocacted for the

Park—and=-Ride Facllity are sepa-
rate from the spaces praovided for
communiry park uvaers. The faeil-
{ity's prilmary purpose is8 to en-
courage tranalt alcernatives to
traditional vahicular Eravel.
These alternacives Iinclude ride-
shariung and bus tramsic. Location
of the facllicy ac the corner of
El Camino Real and Townsgace
Drive has been designaced by Cal
Trans. The locecion provides
direct proxiaity to bus sarvice
on El1 Camino Real and 1is away
from conflicting factlities such
as the Shopping Center's parklang
areas. An addtclonal benefic
provided by tha park-and=-ride
facility's locatlion =adjaceat to
che Community Park is the addi-
tional parking spaces, beyond the
park's allocated 120 atalla,
avallable to park uvsers on week-
anda.

Translt Center

The Tranait Center {8 located
within the commercial elamenc
dirfectly adjacent to EL Camine
Resl. The location 13 congidered
optimum by San Dlego Transic
since a larger share of bus rid-
ership will be patrons of the
Shopping Center. A bus shelter,
a8 well as stalls for thrae buses
will be provided at the Cencer.
The Transit Canter will Tegquire
approxlmacely .40 acre of land in
erder to accommodace verious
saervices and facilitlas.

Both the Park-aand-Ride Facilicy
aud the Transit Center are locatc-
ed adjacent to major pedestrian
and bicyele routes, Thilia concepr
maximizes resldentcs'’ usage of




alternative transportation wmodes
within rthe community.

Library

The North C(City Weet Community
Plan designatea a 10,000 equare=-
foot Library be provided on a one
acre Blte within the Town Cencer
Precise Plan asarea. The Library's
adeinlecrative staff, however,
. has Indilceted a desire for a
13,000 square-foot Escility wirh
expandion capablilities to 20,000
aquare feet. The facility is to
be provided on a 1.5 acre aite,
Discuesions wizh the Library's
adainiscrative ataff have indi-
cated that the Libtary ehould be
located in an area of high pedes-
trian traffic and vieible from a
major arcerifal. With this eri-
teria in mind, che Library has
been located at the cormer of
Townggate Drive and Kelaford
Place. Benefits agssoclated wich
the Library's location 18 1its
proximity to the communizy and
regional Shopping Centers. The
shopping center 1a viewed as a
factlity drawing a large number
of vieltora on a dally basia.

Religious Institution

A 2.5-acre church sice ptesentcly
exigts within the Town Center
Precipge Plan Unit. The Ghurch 1=
located betwean the Community
Park and the low—nedium density
housing Bite and 1a enctered from
El Camino Real. Diraeccars of che
San Diego Southern Baptist Church
have artated that the land will
remsin in use &8 & Teligipus in-
atitation. In the event the site
changes from an inscitutional uae
the low-medium land wuee atea
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ahould be expanded to include the
exlsting 2.50-acre site.

Other Facllitles and Services

In addifclon to the facilities
located within the Town Center
Precise Plan area, a number of
ather faciliciaa and gervices
will be made svailable to Town
Center residencs, These include
4 variety of gervicesa provided by
public¢ and private groups and are
the following:

CLTY OF SAN DIEGO SERVIGES:

* Police protection for the
Town Center will be provided
by ¢the City of San Diego
Police Department frem their
northern area stgtion locared
at 4285 Eastgate Mall,

lof Pire protection will he from
a fire gcacion to be lacaced
within the North City Wesrt
Community. Presently the
Community Plam and Publie
Factilicies Financing Plan
illustratcte a fire station ¢to
be loecated at the corner of
Del Mar Heights Road, aud
Carmel Coantry Road.

* Traeh c¢ollection and so0lid
wvaste disposmal will be pro-
vided by exlsting and pro-
posed City landfills and
diaposal factilitles.

* Anbulance and paramedic ser-
vice willl be provided by the
City of 8San Diego via an
Agraement with an ambulance
company.
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SEMI=-PUBLIC AND PRIVATE SERVICES:

* Additional religioua ipstitu-=
tionse.

» Medical and health care
elinics or offices.

* Childcare cencters.
w Private education facilities.

* Community and service=-orlien-
ted organizacions.

Utllities

Several urilicy services and
facilicies are located within che
Town Center Preciase Planmn VYnict.
Figure 10 {illuatraces the loca-
tion of these major vtilicies,

WATER SERVICE

Water service Iin the Precise Plan
Unit will be provided by the City
of San Diego. Water 1m supplied
to the area by the exiating Del
Mar Heights Rosad pipeline. In ad-
ditfon, elements of a 30=-inch in-
stallation along the propoaed
route of an ultiwmate transmisaion
linkage co the existing Sl-inch
Miramar opipeline. The propoded
J0-inch pipeline will be located
on Carmel County Road and the
proposed major street Carmel
Creek Road. Diatributlion within
the Development Unie will be pro-
vidad by public water maina with-
in gtreect rights—of-way or by
public mainsg 1n private streeta
wicth appropriace publie wutility
eagementg., The locaclon and siz-
ing of water mains are subject to
further engineering studies.

SEWER SERVICE

Sewer gervice will ba provided by
the Ci1ty of San Diega. An 18-
1ach sewer main exists in E1
Camlno Raal and a futurae sewer 1is
proposed for Carmel Counctry Road.
These vewers will both conneet co
che axiscing Carmel Valley trunk
seweT.

DRAINAGE

The safite drains southerly to
Carmel Valley and wuwlrcigaely to
Los Penasquitos Lagoon, Dralnage
from developing areas which con-
tribute to the Los Penasquitoas
Lagoon must be adequately con-
traoalled 1In order to proctect the
environmentally agensitive Lagoon
from cthe effects of {ncreasad
runcff and ailcation. A community
wide hydrology study by Leeds/
Hill identified detentifion basins
ag the meana for controlling run-—
off to the Lagoon. An existing
basin 1in the Bumplayment Center,
Unit #2, will provide detention
and desfltation for cthe majority
of the Town Center Preclse Plan
Unit, the remainder will be con-
trolled by an existing basin in
Reighorhood Unit 6 ar the inter-
section of Carmel Creek and Car-
mal Valley Roads.

On-girte drainage will be control-
led through a system of under-
ground condulcs, graded scales
and surface improvements and con-
nected to exlsting vunderground
dralnaga networks 1in new El Cami~
no Raal and Carmel Creek Road,
which have been previously alrzed
to handle che wultimate runoff
from surrounding areas including
Town Center.



POWER

Power 1linmes aud service will be
provided by San Diego Gas and
Electric. Local gas and electrie
distribution lines will be in-
gctalled underground.

TELEPRONE SERVICE

Telephone service will be sup-
plied by FPacific Telephone Com-
pany via underground lines con-
necting into 1ndividual service
laterals and pre-wired buildings.
An exlarting Pacific Telaphone
facility on Del Mar Heifghts Road
will coordinate telephone gervice
within North City Weste.

CABLE TELEVISION SERVICE

Cable television service will be
provided through underground
facilitlies i1natalled 1in comamon
trenches adjacent to power and
telephone linesa. The cable tcele-
visaion 1lines will <connect to
individual service laterals and
pre-wired builldings.
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PUBLIC FACILITIES
AND SERVICE ELEMENT

Conformance with
the North City West Community Plan

The Precise Development Plano
criteria described on page 132 of
the North Cicy West Community
Plan statea that ~“the Plan mnust
be in general conformance with
the Morth City West Community
Plan objectives and proposals 4in
terms of overall denaicy, neigh-
borhood concept, major open space
delintaerion and major and collec~
toT atreet patterns”. The faol-
lowing outlinves the Plan's con-
formance with the five precilse
planning objectives for the North
Cicy West coummunity.

Plan Goala

1. “"1In order to promote North
Cicty Weac ag a& balanced com-
municry, provision of publiec
gservicea and facllities of
high qualiry are necessary to
attract the balanced communi-
cy populaction, diverse in age
groups, 68oclal and economic
sratus.”
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Conformance Assessment

l.

From the beginning and
chroughout the planning and
design process for the Town

Center Precise Plan area, the

various public service agen-
cies having juriadiction over
public facilitrlese have been
involved. Thia direction was
ctaken 1in order toc assure that
"no stone was left unturned”
in terms of specifving the
quanticty, ag well as qualitly,
of public faciliries withinm
the Town Center.

The procass has besen valuable
in that the representatives
of che public agencles in-
volved have been fully 1in-
formed of the goals and ob-
Jectives of the Town Center
Davelopment Unic and will
take the necessary eteps In
order to further the planning
goale.
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"In order to ptomoate walf
contaloment and commuoicy
identity, excellence 1n the
design of all publie facili-
tiesa will be rTequired. The
arrangeanent or grouping of
facilicies, preferably 1in an
archictecturally and carafully
controlled environmeac 1n a
manner complementing other
land usaes, @ill promate che
image of North City Wesc a8 a
new community.”

“In ordet to preaarve the

natural environmant, the en-
vironmental analysis of ape-
c1fiec projects muat be hased

on the fimplementation of the
intent of the new comnmunities

concept. Local agenciem re-~-
dponsible for community fa-
cllicgies should set a high

level of design qualicy as a
desirable example for private
development to follow."

The arrangement and grouping

of public facilicies withiu
the Town Center hgs bean
given careful consideration.

Beyond apecifie locationa.
criterlia of public faciliceies
based on ease of access or
joint use relaciouships,
urban design cricerias played
a major role in the final
siting of various facilitias.
The Library, for 1{inatance,
hag been located Bo as o
provide visual promlnance at
the key intarsectian of
Townsgate Drive and Carmel
Country Road. It, further=-
more, provides for the loca-
tion of a major civic feature
ditectly adjacant o what
will invariably be a focus of

community pedescrian activ-
ity, the Communicy/Regional
Shopping Center. Similarly,

giting criteria for the Jun~-
ler High Schoel recommends
that the bullding masa of che
school be placed along the
northeast corner of the aite
8o as to be visually unob-
trudive to park users, as
well as adjacant howmeowners.
These are a few of ches urban
design proposals developed
for the Town Center.

As gtated earliar, the public
agenciea having lurlsdiction
within the Town Center have
baan fully informed of che
intended character and gual-
ity of the various facilities
called for. To date, chese
agencles have expresaed a
desire to maintaln the design
quality dictated for public
facilitiea.




“In order to promote a bal-
anced transportation network,
the location of bus satops and
facilities which serve such a
tranaportation network should
complement the development of
these arema as nodes of ac-
tivity which are acceasible
to all forms of transporta-
tion."

“In ordar to promore reslis-
tiec phasing of developmentc,
assessment discricts or other
property owner financing
methods must be established
for public facilities prior
to proceeding with subdivi-
slon mapse, zone changes or
grading.”
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The locatfion of bus atops and
the two major transit facili-
ties within the Town Center
have been based on the de-
sires af the respective
governing agencles. A& con-

plete discusston of the lo-
cation rationale 18 4included
in the section titled, Cir-

culatlon.

The Precise Plan, as des-
cribed in che Pracise Devel-
opment Plans section on page
132 of the Communitcy Plan,
should be in basic eonfor-
mance with the Plan. Provi-
gslaoan for 4inatallation of all
necesgary public facilitciesn
must be satisfied through the
assegsment discrict procedure
Oor other property owner fi-
nanced methode prior to land
use developoment.
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CIRCULATION ELEMENT

Access and External Road System

Regiaonal accesada co the North City
Weac Community Plan Area {5 pro-
vided by two freeway 1interchan-
ges, Interstatas FPive (1=5)/Del
Mar Heights Read interchange and
I-5/Carmel Valley Boad inter-
change. The Del Mar WHeights
Road/I-$ interchange was deaigned
and conatructed to accommodate
future aexpanaion. Modificacion
of the exiacing bridge and ramp
will increase che capaclty of the
interchapge to handle North Circy
West communicy traffice. Major
surface atraets providing accaesas
to the community as well &8s ser-
vicing the Town Center Preclsgs
Plan Unit are: Del Mar Heights
Road, El Camlino Real, and Carmel
Country Road. Carmel Creek Road,
destgnated as& having four lanes
provides services to the south-
aast adge of rthe Precige Plan
areaa. Community bicycle and pe=-
deatrian paths are proposed par-
alleling chesae major streetsa and
tying into the neighborhood bicy-
cla and pedestrian routea. Fi-
gure ! 1lluscrates the planned
arterlalsg and streeta 1in the
Nerth Cicy West Community Plan
area.

In order to {insure adaquate ex-
ternal accegds to the Town Center
Precise Plan Unit, certain L{m-
provements assoclated with the
above majoer arteriala and streets
will be required. They are aa
follows:

* El Camino Real be improved
1/2 widch as a six-lane major
street adjacent to che pro-
ject.

* Dal Mar Heighta Road be im-
proved 1/2 width as a sixlane
prime arterlfal street adja-
cent to the project.

*» Carmel Creek and Carmel Coun-
try Roads be improvyed /2
width as four—-lane prime
arterial streeta adjacent to
the project.

* That craffic asignala be pro-
vided at the intersactiong of
the follopwing roads as traf-
f1ie warranctd are met or as
directed by the City Engti-
near:

El Caminc Real and Townsgate
Drive.

El Cemineo Real and the

wastern Shopping Cencer
access drive.

Del Mar Heights Road and El
Camino Real.

Del Mar Heights Road and che
north Shoppling Center access
gtreet.

Del Mar Heights Road and
Carmel Country Road.

Carmel Country Road and
Townagate Driva.

Carmel Country
Carmal Ctreek Road.

Road and

Internal Road System

Acceds to the surrounding streets
mudat ba carefully controlled as
ta preserve their operating char-
acterisrics. Too mwmany accesds
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poeincs may lead to an excess of
traffic wvignals 1o the futurea.
An overabundance of aignals counld
diarupt smooth, efficient rraffic
flow, cherafore, the number and
location of poinots wes carefully
consldered {n praeparing the Cir-
culaction Plan. Figure 12 18 the

Circularion Plan for the oaverall
Town Center etrest aystem, inter-
nal acceas system for parking and
auto circulation for the Shopping
Center, and major access street
connactions for each land use
element.

The ctwo access points to El1 Ca=-
mino Real and th® addicioa of a
new east west collector road,
Townsgate Drive, have been carTe-
fully designed to minimize any
disruption of traffic om El Ca-
mine Real and provide a4 morve
uniform diatribution of traffic
demaad.

The cenctral access point to the
Town Center from El1l Camine Resal
wil! be signalized and all turn
moves possible, The Del Mar
Heights Road entrance will also
require signalizacion and will be
designed to enhance turning moves
by providing intermnal gcirculation
which will mllow the selecclon of
alternative accesa poines for
entering and leaving the Shopping
Center sictea,

The parking for the Town Center
reglonal shopping is distribuced
to reduce iInternal auto circula-
tion and balance the mnultiple
accesa paints from El Cenina
Real, Del Mar Helghts Road and
Townagate Drive, The Regional
Center access pointas are located
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speciffcally to balance auto
demand to the Cencer and reduce
congestlon on the major access
streets. By providing additional
acceas polnts along Townagace
Drive, appropriately apaced and
with turn moves deasigned to
compliment each other, the Town
Center auto demand impact on the
street aystem ¢an be minimized.

Townsgace Drive will provide
importsnt east weat trafflec ac-
cegs for land uses adjacent to
the Town Center. It will func-
tion as a digtridbutor link fin the
overall atreet aystem, disbursing
traffle to the primary mnorth
south streets and ultimately rto
the freeway gateway streets, The
intersections of Townsgate Drive
with El Camine Real, and Towns-
gate Drive wich Carmel Country
Boad, will &also require signal-
{zation.

The access requirements for the
project areas aouth of Townsgare
Drive will noc ¢create any sig-
nificant impacts at elther che
praoaject or cumulative craffic
level, Access for the low-medium
denaity housing ares and church
slte will be from E1l Caminp Real,
Acceas for the Junior High School
will be from Carmwel Creek Road
connecting to Carmel Country
Road. Access and road locations
for housing areas and publiec
facllities s8south of Townmgare
Drive are 1llustrated {n Figure
12.

In prder to assure adequate in-

ternal circulacion wichin the
Town Center Coumarial element
certaln improvenents will be

rtequired. They are as follows:
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bod Comstruct Townsgate Drive as
a combination four-lane di-
vided and undivided collector
street between E1 Camino Real
aad Carmel Couatry Road,

lad That driveway access polints
to the Shopping Center site
ba constructed to adequate
dealgn standarda 1Iin aceord
with the requirements of cha
City Engineer.

® That traffic signals be pro-
vided along Taownsgate Drive
at the 1intersectiona 1llusa-

trated im Figure 12.
-

Parking

Off-street parking for all uses
wicthin the Town Center precise
plan unit sahall be required per
the Municipal Caode, City of San
Diego. Requiremernts for off-
sctreet parking ara deacribed per
the reapective zoaes of the Pre-
clse Plam Unic.

In order to provide gsfe and con-
venient ctravel for  biecyecliscts
within the North City West com-
runity, on-street parking along
arterial, majer and collactor
Status roads is prohibiced.
Figure 12 1illustrates the laca-
tion of proposed bilcycle lanes
within and around che Precise
Plan Ynic.

In those cases where commercisl,
residential, cultural or civic
ugag are intermixed, such aa the
Town Center (T.L.) zone, the con-
capts of shared parking or jeint
use parking ahould be considered
where appropriace, and preperly

documented through local parking
studieg basad on the City of San
Diego Engineering and Development
Department fequlirements. This
concept 1is applicable to commer-
cfal as well as residential pro-
Jects wicthin the TIC z2zone. Future
planned development submiccals
for tha Town Center commerecial
sftes should clearly 1indicace
whara parking would be available
for gueets of the residencial
unica.

Alternative Transportation Modas
TRANSIT

The Town Centar Precise Plan Unit
will be a focus of tranalt ser=-
vice for the entire North Cicy
Weat Comnmunity. Located within
the Town Center core adjacent to
the Regional Shopping Canter will
be a transpertation terminal.
The Transsportatice Terminal will
act ag & distribotion poinc for
the regiocnal cransic system con-—
nectiag to a series of localized
transic routes gervicing the
North Cicy Weac communicy. The
Terminal is located direccly
adjacent to El1 Camino Real which
is part of Rouce 150, a proposed
regloaal bus gystem linking North
Ciey West with other aajor
communitisase to ¢the north and
gouth, Figure 13 {lluscractes the
trsndic roucte location.

Due to the low density type of
development and the limited ac-
cega street patterns In the Lindi-
vidual nelghborhood unics in
Noreh City Weat, conventional
fixad-route bus routes may not be
appropriate for locsal transic



gdervices. A publie demand re-
sponsi{ive rype of service, similar
to San Diago Transit'a DART {Di-
Tect Access to Reglonal Traansit)
service in Mira Hesa, could more
adequately meet the coomunity’a
needs.,

The Park-and=-Ride TFacility 4ia
also located adjacent to E1 Ca-
mino Real. A bus dtop will pro-
vide cransit connections to
regional and sub-regional deati-
nationa. The Park-and-Ride PFa-
cefliecy will 1include apace for
securing a nuamber of blcyeleas,

BICYCLE CIRCULATION

Bikewsays within the Town Canter
Precsise Planm Unit will be deafign-
ed as a separate, but {nrtegral
porction of the total transporta-
tion sysatem £for North City Wesrt.
The neighborhood bikeway Bystem
far the Town Center is 1llustrac-
ad in Figure 13.

The bikeway system has been or-
ganized as a hierarchy of routes
beginning with marked bicycle
lages along cthe communicy-wide
road aystem. The community~wide
system 13 located within the
street tright—-of-way consiacing of
El Camino Real, Del MHar Heights
Road, Caruel Countyry Road, and
Carmel Creek Road, and provides
connectiona to other neighbor-
heooda within Norch Cley Wesr.,
Bikeways within ctchis system will
coaform eto the City of San Die-
go'a Class 1II Scandards,

The next level of service 1s
along Townagate Driva. The bike-
way, which i858 locaced within the
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street right~of-way, sgerves dual
purposes. Firse, It provides an
eagt weat link from El Caminoe
Real cto Carmel Country Road
through the Precliae Plan Unic,

Secondly, the centralized loca-
tion of Townggate Drlve provides
esse of access for bicycle users
whose destination 18 che park,
rtesldencial enclavea, or shopplag
facilitien. Bikeways along
Townagate Driva will also conform
to the City of San Diego's Class
11 Standarda.

A combined bicycla/pedestrian
route enters rthe Precise Plan
Unit from Neighborhood Unit Six
from the south, The route will
provide a vehicular free connec-
tfon from che souvthern neighbor-
hoods to the Community Park,
Junior High 8chool, and Shopping
Center., Additional bikeway con-
nections and rautes are planned
within the resldential enclaves
of the Precise Plan Uniec. Design
Guldelines for implementing the
combined bicycla/pedestrian route
are {llustrazed {n Figure 38 on
page 79 of thia document.

Bicycle patking shall be provided

at appropriate central locarions
within each land uBe atres,

Pedestrian Pathway System

The pedesatrisan pathway systcem
11luystrated 1ir PFilgure 13 will
provide walking and jogging links
between the vsrious land uses and
neighborhoad facilities within
the Precise Plan Unic. Te will
alss provide connectiona, pri-
marily {n the form of sidewalks,
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within the community-wide pedes-
trian circulacion aystem. Spe-
cial attention will be given to
major and wminor inatersections
edpecially within echool zones in
order to denote pedestrian cross-
ing areas.

Sidaewalks will be designed in
conformance wich the City of San
biegp requiremants and locacted
within the right-of-way of public
streets, In addiction to pedes-
trian pathwaya paralleling
atreets, an intarior system with-
in the Preciee Plan . Unilt will be
inatalled., Thias pachway may take
geveral forms. Types of walkways
envigianed may very from a dual
bike/pedestrian traill @ichin the
interior of the Precise Plan Unit
to a4 more formal urbeo walkway
gyscem located adjacent to the
Regional and Community Shopping
center. The goal $8 to create a
variety of walkway systems based
on cthe scale and design character
of the supporting land use ele-
ment., All systems will {ncercono=-
nact, in order rto further enhance
the acceasibility of che Town
Center.

PATHWAY IMPLEMENTATION

Te implement the Internal pathway
syastem, it 1e proposed that the
subdivisfion map for the land use
adjacent to the proposed facillicty
dedicate an open apace easement.
The eaesement on each map shall
contein a eioimum 5-10 foor wide
area (See Pigures 36 aend 38 for
tight-of-way width loccacion crie-~
eria) mdjacent to the property
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line, to provide for actual con~-
prtructicun of the pedescrian and
“S" on Figure 13 desfgates the
segments of the pathway syscem
right=cf~-way chat are to be
shared between adjoining property
ownarg. Segmenca of the pathway
without the symbol "8" are either
located 1n public streecs or
within the agsoclated land use.

The sectian of the combined bike
and pedestrial path along the
gouchern boudary of the Precise
Plan Unit will be located entire-
ly within che low-medfum density
houaing area. A more direct route
across the low-medium dJdensity
housing i8 an acceptable altarna~-
tive ¢that may be approved in
conjunetlion with the Development
Plan for this propercy.

Conastruction of a pathwsy, which
ia situated on a commen propetty
line, will occur when the firsc
gsubdivider sdtacent to the path-
way subwmica thelr plars. Prior
to conatruction of the pathway,
the adjoining ©property owvwners
must &submic a Letter of Permis-
sion To Grade 88 well as an Aec-
ceas Easement Agreement, In the
event the initial aubdivider
fails to obtsin tha regquired
agreements, the responsibility
for construction of cthe pathway
will rest with ¢the subsequent
subdividers of the adjacent prop-
erty upon submittal of <cthelir
plans at a lacer date. Other
open S8pace and walkways within
each lanod use should connect to
the pedesctrian pathwvay, Figure
37 1llustrates a conceptual Tela-
tfonahip between the 1individual
development and the open space
linkage facility.
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PEDESTRIAN OVERCROSSING AT THE
INTERSECTION OF DEL MAR HEIGHTS
ROAD AND EL CAMINO REAL

A grade separared pedesctrian
factliry (pedestrian overcros-
sing) will be provided at che
incersaction of Del Mar Xelghts
Road and E1 Camino Real. Speei-~
fiecally, the pedeatrian overcros-
slng will be located over cthe
easteru edge of the 1intersection
and will provide a direct link
from the Town Ceunter coammercial
core srea to the southwest cormer
of Development Unit Seven. Fig-
ure 13 {lluatrratea the avercroas-
ing's locaction.

The pedestrisn cravelway of che
overcroaaing will be eight feet
wide and will be conetructed to
city sacandarda. A plan {llustra-
tion depicting che overcrossing's
accesa Yrelatcionahip to the Town
Center with pedestrian connpec-
tions to the adjacent satreet
lavels {3 shown in Figure ! of
the Degign Elameant, Section 23.

Public Streets

Typlcal streec sectioma for the
Town Center Precise Plam Unlc are
illustrated in Figures 14, 15, 16
and 17.
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CIRCULATION ELEMENT
|

Conformance with
the North City West Community Plan

The Precise Plan Developuent
Criteria described on page 132 of
the Norch Cilty West Cowamunity
Plan satates that “"the TFian must
be Iin general conformance with
the North City West Community
Plan objectives and proposals 1in
terms of cverall density,
peighborhood concept, major open
space delinfation and major and
collector street patterus . The
following outlines the Plan's
conformance with the five prectse
planning objectives for the
North Cicy West community.

Plan Goals

1. "In order to promote North
City West as a balanced com-
munity, a8 balanced transpor-
ration system must be inclu-
ded 1n 1nftial construction
of North City West.”

2. *“In ordet to promote self
contalnaent and commonitcy
identity, transportation sys-—
tema must ba designed to com-
plement the planning concept
and land use.”

Conformance AsSgegsment

1,

The Town Center Precise Plan
Area has been designed to
incorporate all modes of
traneportation, These tranz-
pottation modes wvary from a
gseacton point for regional-
wide bus connections to loca-
lized pedastrian wvalkways
servicing the Preclise Plan
Area 1tself. Recognition of
a hierarchy of deslred crana-~
portaticn modes will aasure
mobility and access ro all
parts of the Precise Plan
Area for all residents and,
therefore, facilitate a soci-
al balance.

The general location of che
Transportacion Center and
Park-and-Ride Factilicy within
the Town Center Precise Plan
Ares has bdeen designared by
the North Cizy Weat Ceomrunicy
Plan. The epecifie location
of the facilicies has been
arrived at chrough discuassion




“lIn order to promote presar-
vation of the natural envi-
roument, transportatiom fa-
cilicies should be regarded
as an ilntegral part of the
landscape 1n which they are
saited.”
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with the —raspesctive ©publie
authorities. The Transporca-
tion Center has bzen sited to
complament the commersial
land use element since a

larger share of buws ridership
will be patrons of the Shop-
ping Center. The Park-and-

Ride facilicy, bheyond the
requirements of being esited
adjacent to a major transit

route, will complemenr the
Communiry Psrk by oproviding
addicional parking spaces for
weekend park users. A cent-
tslized opedestrian walkway
system will provide a eon-
tinuous and idenctifiable 1link
to all mgjor land uses within
the community. It 1a, fur-
thermore, part of a larger
network sarving adjaceunt
neighborhoode to the mnorth
and south,

Towvnagate Drive, a four-lane
collector biasecting the Pre-
¢ise Plan Ares, will have the

nost significant impacec on
the aicte's axisting sloping
topography. Thae need for amn

east weet rtoad has been din-
cussed im the previous sec-
tion, thus, the wmajJor 1iwsue
wlill be designing the Toad as
a "apace” as opposed to a

“straight 1line“. The To0ad's
horizontal and vertical a-
lignment has been carefully

designed to blend with the
gite's sloping topography as

well as provide the apacial
requirements for a major
landscape sratement. A com-

plete dimcussion of Townagate
Drive, ae well as oather aig-
nificant rosdway and pathway
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“In order to promote a bal-
anced transportation network,
dependence on the private
actomobile =2s the dominantc
mode of traneportation must
be raduced by developing an
integraced system of pedes-
trian, bicycle, local transit
and automobile facilities.”

"In oxder to promote rasalia-
tic phasing of developmant,
thea precise plan for each
davelopment unic must 4include
a complete cireulation system
which relatea to the total
North City West Circulation
aystem,"”

systema and their impact on

ths aite's exiaring condti-
tions, 18 1included 1in the
seztion ciftled, Desaigon Ela-
ment.

Pigure 1) tirled, Alternative
Transportation Routen, hasa
been developed to incorporace
all modes of transie in grder
to enhance energy couserva-
tion and reduce reliance on
the automobile. By viewing
the transic opportunicties as
m hiararchy of systema, from
local pathways connecting to
communicy-wide bdi{keways (econ-
necting to major transit
facllitien) which pravide
connectlons to regional wide
points of interest, the auto-
mobile can eventually becowme
laas dominant se the primary
mods of trangportation.

The c4irculation aystem for
the Town Center Precfse Plan
area has been deaigned to fit
within che larger circulattion
framework of the North Citry
Wesc Coamunity. The North
City Wesnt Community Plan ea-
tablishes the 1location and
route for wajor arterials,
collaector gtreets, bikewaya,
pedeastrian paths and tranait

facilitias. More @&specifie
elements such aa traffic
lighe locacions, drivewvay

entranced, and local atreets
have been designed to work
within the establiehed frame-
wvork.
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DESIGN ELEMENT
INTRODUCTION

The Design Element of the Precise
Plan document describea the Urban
Deglign Guidelines, or deaign
framework, for the Town Centar
Precise Plan Unict. The Design
Gulidelines for the Toewan Center
are comnposed of three parts and
ara arrsnoged in a manner to e&x-
plain those influences on the
individual developmenta from the
braadeat acope down to the more
specific.

The Design Element begins with a
discuesion of the asite's dasign
opportunitiesn and constrainta
leading to the evolution of _a
General Planning Concepc Plan for
the Precise Plan Unit. Although
the North C(City Westc Coamunity
Plan eatnblishes the geauneral
location for the varigua land usa
e¢lements, the Planning Concepta
Diagram defines the physical
denign relationships with ad-
Jacent Davelopment Units and the
compunity as a whole.

The aecond section, titled, Urban
Design Plan, locates aand des-
cribes the common deaign eloments
vithin and {mmediately adjacent
to the Precise Plan Unic. Thaese
design elemeats often relate to
the major circulation systemsz,
open apace featuraa, or aservice
facilities rthat serve the entire
communicy as a whole. The design

elaments are peadn a8 the thread
that binds the individual land
ube types together im order to
devalop a cohesive design charac-
ter throughout the community.

The ¢third and final section,
tictled, Sice Planning and Archi-
tectural Guidelines, applies tco
spaciff{c bullding sites. They
are: Town Centar commerclial care
area; Town Center residencial
area; mediua density heusing
areas; Community Park and Junior
High School. Detailed dasign
eritaria for the low-mediun den-
sity residential area have been
atandardized aend documented pre-
viously 4in the Carmel Valley
Precise Plan, UOrbsan Design Ela-
ment, and are employed aa part of
thia document.

The guidelines in this manual are
meant to assure that the myriad
of dasign and development deci-~
sfions that will accur over the
enpuing years will continue to
countribute to a positive commun-
ity identity as well as maintain
the character of the irvicial de-
velopmeng., Therefora, the Destign
Elemant 1is designaced by che
Planned Diacrict Ordinance as che
guldeline faor design review of
Town Center Precise Plan projects
by the City of San Diego.




DESIGN OPPORTUNITIES
AND CONSTRAINTS

The Town Center Precise Plan Unit
is conposed of mpproximately
168.33 acrea of land owned bty
several differeant enticies. Just
as the topography spuns across
many of the ownerships, 80 nust
the varioua uaea of the Precise
Plan., Therefore, thia area has
bean analyzed as though 1t were
ona continuous parcel.

The area 1s bounded on the west
by Bl Camino Resal, thae north by
Del Mar Heights Road and tfo rthe
east by Carmel Country Road. The
southern boundary 1is the northern
limics of Development Unit Number
Six.

The esite is characterized by two
ridges extending from the ssst at
elavationa ranging from 250 to
275 feet above s2ea laevel. The
low land between these land faras
ia from 170 to 200 feet above mea
lavel. This dramatic grade dif-
farential 18 referred to in the
Community Plan, “Through vertical
davelopment and the elevated
cature of tha sice 1tself, the
care area should be a wvisible
focua of the community from al-
most everywhere within the Nerth
City Wenst planning area”.

The overall grade relarionshipe
of the Town Center Pracise Plan
Unlt are seen to be an ammet and
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should be reflected in the final
land and building forms.

Two satrest incecsections are lo-
catad tenpectively along El
Camino Reml and Carmzl Country
Roads. These are intersections
created aa & resule of previaus
Precise Plans and Ffora natural
major entry points iato the Town
Canter Plan Area. The connesction
of these twvo intersectiona with s

lateral collector street offers
the poesibilicy to establish
gredes that will reflect the

nstural land configuration.

The anticipated high volumes of
traffies along El Camino Real and
Del Mar Haights Road are an asaet
to the succensful commercial
deavelopment of the area. How-
ever, the volumes must be consi-
dered in the design of che center
in relationship to safety, pollu-
tion and noisse ilsguesn.

There 18 no siganificant vegeata-~
tion in the area chac could be
conaiderad a design conatrainc.
The land wuses surrounding the
area are residential on three
5ides and businesns on the fourth.,
These uses, which are supportive
af the Town Center core facili-
ties, offer excallent opportuni~-
ties for complete incegration of
the Cencer into the community.
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GENERAL PLANNING CONCEPTS

The Town Ceanter Precise Plan Unic
te coaceived as a totally tnte~
grated Plan composed of msny uses
that are necessary to form the
core of the Norch City Weat com-
nunity. It 1s the finterrelation-
ship of these uses that foras the
real egsence of the core and
creates the activity asaoclated
with an urban center,

There are three main components
of the Preclee Plan: Land Use
Plan; Urban Deaign Plsn; and the
Architeccaral! and Site Planninag
Design Criceria. The General
Planning Concept Dlagram 1is in-
tended to f(llumtrate the design
relsclonship of all the Plan
elanents.

As ghown 4n the Community Plan,
the recail uses are concentrated
at the northwesc corner of the
Plan area to provide exposure and
accesas from the 1intersection of
the two wmain roads 1in Norcth City
Wegt. This accepa iz further en-
hanced by che funtroductfon of the
east west toad forming the south
and west edgegd of the retail
area.

The highest density housing is
placed 1immediately adjacent to
the retai)l area to eetablish the
saxf{ava posseibility of incerac-
tfon bYetween he reaidencial and
coamarcial uses. Thie {nterac-
tion between uses is the key to a
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lively urban enviroument. The
site planning concept also places
the vertlecal element of mid-rise
four-scory houming at the focus
locacion referred to In the Cam—
munity Plan in cthe Plan’e des-
cription of the core area.

Thie residentla)l areza 18 then
surrounded on the east and sauth
by medium density housing forming
a tranalcion to the lesser haus-
ing densities of the neighboring
development units.

The Cowmunity Park and Juunfior
High School atre reapectively
placed as shown in the Communiry
Plan to provide acceas from EIl
Camino Real and access from the
residential areas. The Community
Park also providea open dpace
sccess for both the rectall area
snd the higheat density housing.
Thie relationship is vitsl co the
éuccesas of ‘the Town Center core
area.

The low mediuvm density housing teo
the south of the Park provides an
excellent transition Lo the
Development Unit Six housging
aread.

Various “public amenities™ are
placed within the called for ltand
upe pattern ag supporting ele-
ments. These include Park-and-
Ride PFacility, Transit -Cencer,
Library, and the Comaunity Center
Building in the Park.
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LEGEND

MR Land Use Boundary
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Commercial and Higher Density
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Major Entry Point to Town
Center
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School and Park

Pedestrian Access from
Adjacent Development Units
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>
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<

Access to and from
Residential Neighborhood

JiviU<E 20

GENERAL
PLANNING COGNGEPTS
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. LEGEND

Precise Plan Arterial Edge Conditions

Commercial Elemant

Reslidentlal Element

Town Center Entry

\&/
O Special Intersections

* Town Centar Plazas/Squares

Townsgate Drive

BEEBWE Garden Resldential Walkways

HIMURI 0 Rogidential Walkways

mmercial Walkways
..,.’.0.! Urban Co y
‘ Major Pedestrian Access Points
D ajor Bullding Mass Location
NOTE: BLILOING OUTUMEE ARE GEN:RAL

IN NATURE AN ARE NCT INTEMDED TO
REPRESENT RMAL BUILT FORME,

’ FIGUAE 21
i [ UREAN DESIGN PLAN
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URBAN DESIGN PLAN
(s

An important feature of cthe plan-
ning and deaign process for the
Tewn Cenrter {8 the creation of am
Urban Design Plan, or framework.
One of the objecrives of estab-
lighing a comomunity-wide  wurban
design framework 13 ¢to ereate
conceprual guidelines for the
more detafled design work to be
ac:oaplished in subsequent devel~
opment plans and tentativée tract
maps for the Town Center. An {uo-
portant design elemeunt for estab-
lishing a positive community
fdentiry and 8 cohesive design
character throughout the Town
Center 1s the Urban Design Plamn.

The Orban Design Plan maintains
the continuicy of cthe diverse
circulatifon systems lfinking the
several land uses and ownerahips,
The development of these linkages
and the spaces providing for {in-
formal social garheriangs are the
essence of the Town Center re-
gardless of architectural styles
or forms. Adherence Lo c¢his
framework guarantees {nteracefon
between unaes.

- - N e e DR e NI PRI T - T - I

Without some sewblsnc: of design
continulty between uses, the Town
Center might become nothing more
than a shopping center surrounded
by unrelated houeing. The LIlnter-
action between neighborhood and
reglional reratl 1s assured by
this Plan, as well ae the inter-
accions between retail! and hous-
ing, retatl and park, and housing
and park. The Urban Design Plan
provides for the diversizy and
excltement that 18 envisgsjoned in
the Community Plan.

The Urban Design Plan and rhe
assoclacted 1individusl compunity-
wide deslgn elements that follow
interpret the informacion con-
cerning building mass, height,
and building character to develop
a 3erles af conceptual guidelines
for streers, ercasroads, trails,
and public facilities. These
public elements are seeu as Che
means to maintain and perpetuate
the character of the tnitial de-
velopments wichin the Town
Cencer.




Precige Plan Arterial Edge Conditions
Commerclal and Park Element

Del HMar Heights Road, El Camino
Resal, and Carmel Country Road
serve as the major circulation
linkeges {uoto and within the
North Cilty Weet community. Be-
cause of their fmporcance as
repreeenting the public image of
the community, sepecial attention
will be devoted to developing an
appropriate parkway landacape
character. Graded slopees will be
a common visual aelement along
both Del Mar Heights Road and El
Caminao Heal. The 1llustration
below dictatee landscape planting
techniques.,

¢ OIMENSION VARIES [ a-e L B8 | w N
LANOSCAPED BET BACK CONDITION v ¥ CONTINUOUS | BICYCLE/Z

+8EE PLANNED DISTRICT ORDINANCE ";‘:‘&ﬁ'{:" PATH

AND/0R DESIGN QUIDELINES FOR
VARYING SETBACKS FROM STREET
RIGHT-OF-WAY,
+8EE LANDSCAPE CONCEPT PLAN
FOR PLANT MATERIALS AND
OESIGN CRITENIA,

FIGURE 22
CONCEPT SKETCH:PARKWAY EDGE CONDITION
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Parking areas associated with the
Shopping Centar are an additional
element to contend with along the
two arcerials. Alchough the
streecs, particularly along El
Canlino REeal, will be below the
surface elavatfon of the parking
area, additionsl mesasures will be
tagken to mitigate eche view of
surface parking areas. These mes-
sures will include a varlety of
screening and setback techniquaes
and are 1lluatrated in the guide-
line drawing, Pigure 24 on the
following page.

FPtgure 23 below 1llusatrates ad-

dicional landscaping eriteria
vichino commarcial parking areas
froanting arterial or majar
sLreacs. criteria

Spacific

peDEsTAIAN (0K
CONNE CTIONY
Roua

FIGURE 23

o~

concerning landscape parking
strips and islands {8 provided
under the section titled, Land-
scape Concept Plan.

A pedestrian/bicycle system 1igs
proposed along the artarials.
The travelway provideasa for an
approximate five-foot wide pedes-
trian walkway with a six=-foot
wide bike ltane adjacent co the
parkway edge as illustrated in
Pigure 22. A ramped walkway will
be provided for pedastrians and
bieycliates from the streat leveal
to the pedestrian overpass cros-
sing Del Mar Helghtcs Road. Con-
munity-wide <¢onnections are {l-
lustrated on the Alternative

Iransportation Route Diagram,
Figure 113.
REDESTRIAN
Napipan

L Mes T
foeaRkiNG LeT, B

KR I.Awil’ .
\ oncestT Fla /“k v
XS 7/ 4

R LANDSCAPE CONCEPT PL:

COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES
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:"';':“:.”'I?°°JT“F'I:‘:""'"L‘::':':;'"° 3 A" NO BCAEENING REQUIRED FOR BURFACE”
SHRU® MASS { AT MATURE GROWTHI 1 PAAKING AREAG LOCATED 20 PEET OR
GREATER FROM STREET RIGHT-OF-WAY.
AEQUIRED IN FRONT OF BURFACE | X
PARKING AREAB LOGATED GREATER
YHAN 18 FEET AND LESS THAN f f

20 FERT OFf THE STREET AIQHT OF WAY.;

MINIMUM 3 FOOT HIGH CONTINUOLUS
WALL OR 3 FOOT HIGH MEANDERING
LANDSCAPED BERAM REQUIRED AT TH
E0GE OF SURFACE PARKING AREAS
LOCATED GREATER THAN 10 FERT__
AND LEAS THAN OR CAUAL TO =

SURFACE PARKING AREA

ARTERIAL, MAJOA OR COLLECTOR BTREET PAAKWAY
EDGE

6 AIGHT OF WAY N
BETBACK 4
BURFACE PARKING AREAS
NOTE:
8EE AACH. GUIDELINES
_ SECTION FOR TREATMENT
CONTINUOUS EVERGAEEN LANDSCAPE OF STRUGTURE STREET
SCAEEN REQUIRED ALONG 8TREEY FRONT #RONT EDGE
£DAE OF PARKING BTRUGTURE. \ L —
MEIQNT.OF EVERGREEN TAEE OR SHRUG

(AT MATURE MEIGHT) BHOULD EQUAL
Bo% OF BTRUCTURE NE)GHT ABOV
STREET LEVEL (MINIMUM),

R B 2 AR A A A

N R B s TR R SO0

AATERIAL, MAJOR OR COLLECTOR BTREET}PAHK\VAY L

6 A(GHT OF WAY EOGE
FIGURE 24

_ BETBACK
PARKING BTRUCTURES
COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES

FAAKING BTRUGTURE
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Precise Plan Arterial Edge Conditions
Residentlal Element

The edge Ctreatment along residen-
tial develppments will be similar
to the deaign concept called for
along Del Mar Heights Road and E1
Caminoe Real. Slopas are not
anticipated to be a promineng
elament along the parkway edge as
the octher two arterfals. How=-
ever, landscape B8creening and
setback dimensions are iapoerrcant
criceria to considet ian ovder to
micigate the impacta of vehicular
traffiec along what will be pri-
marily a residential edge. Under
such conditfions guidelines for
scrteening and setbacks have been
edacablished and are 1llustrated
on the following pages.

LANDACAPED SETBACK~ SEE FIG. 28 AND 2?7

LOCATION OF WALLS 4'=8* 5'=g" a
L
< s8EE PLANNED OISTAICT OHOINANCE N CONTINUOUS 8(CYCLE
AND /OR DESIGH QUIDELINES FOR PEDESTRIAN PATH
VARYING SETBACKS FROM STREET WALKWAY

FIQHT -OF ~-WAY EDQE.
«SEE LANDSCAPE CONCEPT PLAN
FOR PLANT MATERIALS AND
DESIGN CHITERIA,
FIGURE 25

CONCEPT SKETCH: PARKWAY EDGE GONDITION




' A maximum sgix-foor-high wall 1s
to be incorported along the park-
wvay edge as a buffer to vehicular
traffic. A number of techniques,
however, can be used to mitigate
the vieual affect created by che
wall, These teachniquea ara shown

l in Figures 26 and 27. FPigure 238
dictates specific criteria con-
cerning the design character-
istices for community walla.

Flgure 29 providea guidelines for
l the Bereening of parking areas

APPAOXIMATELY LEVEL CONDITION

N[ i
1, “ l‘l"—"’.

- S vl O e K D OSRARG

e T s ;._.. AL D ST T

\'4

- TR N L b A R
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vithin the restdential develop-
ments.

Ineluded within the arterial
parkway edge i3 an approximace §'
wide pedestrian walkway. A 6!
vide bikelane {3 adjacent to the
landscape parkway edge.

Street trees recommeaded to bde
used are from the Arterial BRdge
Condition fTheme, whieh {3 found
in the Landscape Comncept Plan
Section of this document.

BETBACK WALL FROM PROPERTY

el

e
\1. |

_ ¢
= ¥ W |

«-‘5‘4'-5‘-&:'1.4 ..... s
5 .3 MIN, t0*
l ! Il | SBETOACK I
ARATEAIAL OR MAJOR STREET » '
Vs AIGHT OF way PAAX WAYJ. RESIDENTIAL PAD .
AN 7

' NOTE: (TYPICAL FOR FIGURE 27)

IN ADDITION TO THE ABOVE S8ETBACK CONDITIONS SCREEN DR NOISE WALLS SHOULD VARY IN
SETRACK FROM 10" TO 248' FAOM THE STREEY CURB WITH AN AVERAQGE 8ETBAGK OF 20° PER

OEVELOPMENT PLAN AREA.

FIGURE 26

RESIDENTIAL ELEMENT EDGE CONDITION: NOISE/SCREEN WALLS




PALLING SLOPE CONDITIQ MAXIMUM WALL HEIGHT ALLOWED
AT PAGPEATY LINE WHEN ADJAGENT
. * - TO SLOPE OR WHEN ABUTTING

“>_ ACGESS AIGHYS ARE RELINQUISHED,

--_\-
11l
A § .‘*‘
2\ ’ '
- Y, 4
20 (e

— S el
OIMENBION VARIES e e e ey

ARTERIAL OR MAJOR STREE !

. RIGHT Of WAY 2:1 SLOPE J‘ REBIOENTIAL PAD
Ty

RiISING SLOPE CONDITION

LOGATE WALL
\[AT TOP OF 3LOPE
[
" L
i % s
~ & )-,: A : 2. eOIE A «ce\‘-!w\\ l
“N “ - \-rr‘/ g W, R R i
WANE - |
y—— o p Sar:: 4
JF A e
[T ’ prpf— -..‘..\;_Q,’__,
e 751 > DIMENSION VARIES
ARTERIAL OA MAJOA STAEET , 2:1 SLOPE
e RIGHMYT OF wWAY * * AESIOENTIAL PAD N
N 7

NOTE: SER PFIQUAR 28

FIGURE 27
RESIDENTIAL ELEMENT EDGE CONOITION: NOISE/SCREEN WALLS



ARTICULATE MOR(ZONTAL ALIGNMENT

TYPICAL WALL AND FENCE TREATMENT

SOLID WALIPDESIGN ALONG PRIME ARTERIAL
ANDO MAJORA STREETS WITH DIARECT VIEWS
INTO ADJACENT RESIDENTIAL DEVELOPMENTS.

FINIBH AND GOLCR YO MATCH ADJACENT
ARACHITECTURE. TYPICAL.

BEMI TAANSPARENT WALL DESIGN ALONG
RESIDENYIAL EDGE CONUITIONS WHERE
THE DEVELOPMENT PAD t§ SIQNIFICANTLY
ABOVE THE ELEVATION OF ADJAGENT
PRIME ARTERIAL OR MAJOR STAEETS,

TRANSPARENT WALL DESIGN LIMITED TO
CONDITIONS WITHIN THE INTEAIOA

OF A RESIDENTIAL DEVELOPMENT,

INTRODUCE VERTICAL
ELEMENT

698

OFF-8SET WITH
VERTIGAL FLANE

phe il

Tl

FIGURE 28

DESIGN EXAMPLES FOR NOISE/SCREEN WALLS



70

MINIMUM 3 ®OOT HIGH MEANDERING
8EAM OR 3 FOOT HIGH PLANTED
S8HRUS MASS ( AT MATURE GROWTH)
REQUIRED IN FAONT OF SBURFACE L
PAAKING AREAS LOCATED WITHIN ,r

20 FEEY OR QREATER OF YHE STREEY
AIGHT OF WAY !

h 4

MINIMUM 2 FOOT HIGH CONTINUOQUS

WALL OR 8 FOOT HIGH MEANDERING
LANDBCAPED BEAM AEQUIAED AT TH
EDGE OF BURFACE PARKING AREA
LOCATED QREATER THAN {0 EE

AND LESS THAN 20 FEET OF THD -y
S8TAEET RIGHT OF WAY,

-:“\",.'.-.vm«.-.:r: T

ARTERIAL, MAJOA OR COLLEGCTOR STR

EE PARKWAY
y RIGHT OF WAY | EDGE | SURFACE PARKING AREA
N SETBACK ’
SURFACE FARKING ARKAS

NOTE:

SEE AACH. GUIDELINES

_ SECTION FOR TREATMENT

CONTINUOUS EVERQREEN LANDSCAPE Of STRUCTURE STREET
SCREEN REQUIRED ALONQ STAEET FRONT FRAONT EDGE
EDGE OF PAAKING STRUCTURE. )
HEIGHT.OF BVERGREEN TAEE OF SHRAUB

(AT MATURE HEIGHT) SHOULD EQUAL
100% OPF STRUCTURE HEIGHT ABQV
STREET LEVEL (MINIMUM),

e e o N A e T T T s
ARTEAIAL, MAJOR OR COLLECTOR BTREET | PARKWAY
y AIGHT OF WAY } EDGE PARKING BTRAUCTURE \
N\ SETBACK e
PARKING BTRUCTURES

FIGURE 29
RESIDENTIAL ELEMENT EDGE CONDITION: PARKING FACILITIES



Special Intersections

Two wpecific 4interseccions have
been designated for special
treptment Along Townegate Drive.
These intersections are {intended
to act as secondary entrances to
the commercial c¢corte araa and
primary eQLITAOCESs to adjiacent
land uses. They will diszinguish
8 break from housing enclaves to
the Commercial Center.

71

FIGURE 30
LOCATION; SPECIAL INTERSECTIONS
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Although the p@pacial iatersee-
tiona are incended to be part of
a larger concept for the land-
deape treatmant for Townagate
Driva, the emphagis at these
pointa 1s on hardscapa feaatures
which ara described below. Thae
following items will be included:

* Entry monument - See aignage
section for raequirements.

* Directional {information — See

signaga section for require-
ments.

ENTRY WAYS

TOWN CENTER
COMMERCIAL CORE

FIGURE 31

TOW NBGATE

* gahicular and pedestrian
scale lighting - See lighciag
section for requiremancts.

¥ Pedestrian croasings.

* Pormal landscape statament -
S8ea Laendscapes Concept Plan for
criteria.

* Enrichad paving macerial.

* Traffile aignal.

DAIVE

| LTINS
ENRICHED PAVING — \ i
AT ConnRng : ¥ ¥4

.SIQNAGE QN
ENTRY WALLS

DESIGN TECHNIQUE: SPECIAL INTERSECTIONS




Town Center Entries

Two loecations have been desig-
nated for special design treat-
ment aince they denote the pri-
msty entry points to the Town
Center's Commercisl Core area.
The Tawn Center Encriea are lo-
cated aid-way along the commer=
cizl area‘'s northern and western
edge raspectively bordering Del
Mer Halghta Road and Bl Camino
Real. The emphasis on hardscdpa
elements (signage gonuments,
paving, 1ligheting, wells) versus
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landacape (plant smarerislg) 1is
encouraged in order to dimting-
uish a break in cransition aleng
the landscaped parkway areas of
the two major arterislas.

Sacondary entriee are located at

the southwest and northesast areas
of the Town Center. Thene en-

trias are provided to allow indi-
vidual and/or combined access to
the ancillary office/commercial
facil{ties as well ap the re-
tall/commercial core.

FIGURE 32
LOCATION: TOWN CENTER ENTRIES
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Streec trees will conform co the
Planc Macetlal List described in
the aection titled, Landscapa
Concept Plan. Idantificacion of
the Town Center Entriea will
include:

* Entry monument - See signage
gection for requirements

* Treffic signal.

Sctreet ligheting - See lighring
section for requiraments,

Pedestrian crossing.

Formal landscape atatement -
See Landecape Concept Plan for
criteria.

Landacaped wmedian.

Enrichad paving matrarial.

oS

L MAJOR ACCENT TREES,

i } FORMAL STATEMENT SEE
, LANDSCAPE CONCEPT PLAM
L— LIGHTED SIGNAGE
MONUMENTATIOR r
a , + +
: +
. -
ENRICHED PAVING ]:
6 LANE ARTERIAL OR MAJOR STREAT
_ D C

FIGURE 33

DESIGN TECHNIQUE: TOWN CENTER ENTRIES




Urban Residential Walkways

The Urban Regidentia]l Walkway is
intended to provide a gsecting for
pedescrian activity within cthe
Town Centsr Precise Plan resi-
dentin]l communities. The ecouncapt
behind the street theme 1s to
create & linear apace that not

l only serves as a means for local
circulation, but also
a focus of communicy
life. Like the Town Center de-
gign elementa, greatar emphasis
will be given to the treatment of
l hardecape elements, particularly
walkways, pedestrian ascale light-
ing, and small geatiang areas for
meecing and convereation.

vehicular
doubles as@

4'=0" -
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Twe types of walkway esystame have
been developed and are illustra=-
ced in Pigure 35. The Primary
Yalkwey is intsnded to he used
wichin the Town Centar residen-
tial ares along private etreets.
Pigure 34 iz a counceptusl sketch
of the proposed walkway, The
S5econdary Walkway is designed tao
be limiced to public Btreete and
the locacions illustraced in
Figure 35 are 1inteoded ¢to be
disgranmmatic in their alignments.

Streat treess and design concept
for this desilign element should
counform to those called for 1in
the Landscape Concept Plan
Section. .

il
I_V(_g“‘!‘s

7,
A

‘e

P 4
'\, «SEE PLANNED DISTRICT ORDINANCE
EOR SETBACK CONDITIONS

PEDEATRIAN

~

*PLANTED FOR FORMAL
S8TREET TREES

sLIGHT FIXTURE PER
LIGHTING SECTION

WALXWAY

FIGURE 34

CONCEPTUAL SKETCH: TOWN CENTER RESIDENTIAL WALKWAY
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FIGURE 35
LOCATION: URBAN RESIDENTIAL WALKWAYS
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PRIMAAY WALKWAY (SEKE TEXT FOR LOCATION CRITERIA)
TOWN CENTEA SEATING AREA AT APPROPRIATE SPACING,
PRIVATE S8TREET PEDESTRIAN SCALE LIGHT POLE,
PER LIGWTING SECTION.
TREE PER LANDSCAPE CONCEPT PLAN
WITH TREE GRATE OR PLANTER AT BASE.
TEXTURED CONCRETE PAVING,
SECONDARY WALKWAY (SEE TEXT FOR LOCATION CRITERIA)
TAEE PER LANDBCAPE CONCEPT PLAN.
TEXTURED CONCRETE PAVING.
PEDEBTRIAN SCALE LIGHT POLE,
PER LIGHTING SECTION,
FIGURE 36

DESIGN TECHNIQUE: URBAN RESIDENTIAL WALKWAYS
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Garden Pedestrian Walkways

The Garden Pedestrian Walkways
form che backbone of the l1antserior
pedestrian walkway asydtem for thae
Tawn Center Preclise Plan Umnit.
The walkway system has Ddeen
locacted 80 as to provida a
convenient and vehicular free
means of access ta the major
public and private facilities
within the Tawn Center for
rasidents of Neighborhood Unic
Number §ix,

There are two forms of Garden
Pedeatrian Walkways. The primary
valkway conneccing Unit Six to
the Town Centar core 1s designed
to accommodate dual bicyele and

FIGURE 37
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pedentrian traffies as well as
exclugive pedegtrian movement,
Pigure 38 4llustrates addicional
featurens recommeanded far the
valkway. A pecondary walkway
aystem 18 provided to serve as a
linkage Irom che Town Cencer
regtdantial neighborhoods to the
commerclal/retall core area. A
means of acceas to and from both
valkwvay 6yaZems should be pro-
vided by adjacent reaf{dencial
devalopmnents.

Trees along the walkway =xhould
conform to the Plant Matertal
Liat deseribed i1in the section
titled, Landscape Concept Plan.

i

F Y

'
I
~
-
-~

LOCATION: GARDEN PEDESTRIAN WALKWAYS




TREES PER LANDSGAPE CONCEPT PLAN. —-1

DUAL BtCYGLE AND PEDESTRIAN PATH—1

PEDESTRIAN BCALE LIGHT FIXTURE.

SCREEN VIEWS TO AND FROM PATHWAYS ~—1
WHERE APPROPRIATE.

ARJACENT LANDSCAPED

~
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LNAENT LANDSCGAPE

EDGE

e EDGE
N #71 MINIMUM |

12 FT. WIDE

SHOULDER AREA——/

~= ” ey

RIGHT-OF-WAY

MINIMUM
20 FT. WIDE

\
/

FIGURE 38

GARDEN RESIDENTIAL WALKWAYS
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Urban Commercial Walkways

The Urban Conmercial Walkway 1s
esgentially limicted to the Town
Center commercial areas. The
primary aligoments for the
walkway hiave beenm i1llustrated on
che Urban Dealign Plsu so as Lo
continue the cancept of ]
veahicular free padestrian-vay
chrough the incerior of tha Pre-—
cise Plan Area. Figura 39 1llus-
tratas additional required welk-
ways within the commarcial core.

The walkway hse been designed to
adapt te two varying conditions
with{n the commercial ecore. Pig-
ure 39 provideg design guidance

B FEDEATRIAN MALL ELEMENT

o0eoa SECONDARY PEDESTRIAN WALKWAYS

{Conmaeiion to 1ree standing
sommaralal sltes
and axisrior publlc whik ways)

FIGURE 39

for walkways within and extertior
to the commerclal shopping center
building maasa.

The wmall walkway will have con-
tinuous frontage of retail
eatablishments and will remain
open to the publiec during all
daylight houra and after daylight
whenever ano astabliashment remains
open for bueinaeas. Each raetail
edtablieghment frenting on the
walkway will orient entirely to
thisa element and coordinate
landecape and paving wmaterials
with thase used in the walkway.

S
2 "

LOCATION: URBAN COMMERCIAL WALKWAYS



The mall walkway should wvary in
wideh from 40 feetr to 100 feec.

Accies to second lavel shops
should be integrated 4into Lhe
design snd located no mora than
200 fest apart. At leaasat 3

nodes consisting of small publie
spacea of 5,000 square feet each
shall be located at the ends and
midpoint of each walkway wichin
an ancloesed end.

PEDESTRIAN MALL ELEMENT OF COMMEACIAL
FACILITY S8HOULD VARY IN WIDTH FROM 40' - 100"
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Walkways with open ends need not
incorpaorate these nodes at the
eunds, but instead, musatr widen the
entrance to the walkway by 50% of
the typical mall width co empha-
alze pedeatrian access. Each ma-
Jor echange 1in direction of the
walkway must incorporate a “node"
a3 the means of achieving the
chauge. Stairways 1Incorporated
in the walkways should not exceed
6" rige and 127 tread in

MALL SHOULD CONTAIN THESE AMENITIES:
=L ANDSCAPING PER GUIDELINES SECTION.

-PEDESTR!IAN SCALE L1AHT FIXTURES
OA BOLLARDS AT APPROPRLATE SPACING.

-PEDESTHAAN FURNMITURESEATING, POTS, ETC.)
AT APPROPAIATE INTEAVALS.

| . "—24
[ I _ & —
’i/ "s-.d \ i vl ";
Y™ Al X[
INVRAR
2z T | fl
l __ﬁ_— PPt vl s ot ry
SR :-:5".':" -:~ 22 53: R :\m\ \‘-?i\»;:'

MAYIMUM 1007
MINIM UM 40°

FIGURE 40
DESIGN TECHNIQUE: PEDESTRIAN MALL ELEMENT
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dteepness and should provide
major landinga at least each six
feet in vartical rise. Thesa
landiags should bde deeigned asn
active sepace contribucing to the
aoaverall use of the walkway by

froncing a retail activity onco

The pedestrian wall may be opan
te the sky, parkially enclosed
with 8 min{mum vertical opan ares
aqual to S50 of the mall floor
area, or enclesed with vertical
or horigzontal glazing equal to
502 of the mall floor area.

them whenever poesible.
Tree and landscapiag should econ=-
form to the Landscaps Concept
Plan.

MIN. 8 WIDE tFf WHEEL 8TOPS PROVIDED ADJACENT
TO WALKWAY, MIN, 10" = 13 WIDE (F NO WHEEL STOPS
PRCVIDED,

5

FEDESTRIAN BCALE LIGHY FIXTUAE
OA BOLLARD ATAPPROPRIATE SPACING.

AT /H N
5.7 fl:::z _

~ ‘\_.-

WHEEL STOPR,

O 55' \
P 2 'ﬂ-",‘ "oq.c“ wf' ':’"‘:\?-‘p‘ """ TR ’,
T T

PEDESTRIAN

/ PAAKING BAY OR DAIVEWAY CONNECTION TO PARKING BAY \
\ " FREE B8TANOING © /

COMMERTIAL SITES.
FIGURE 41

DESIGN TECHNIQUE: SECONDARY PEDESTRIAN WALKWAY



Town Sguare

The focal point of the Town
Centcer counercial/housing core
aren will be the Town Square.
Although two areas are illustra-
ted for apecial attentioa one
area should be more prominent
than the other. This differenci-
ation will be dcconplished
through architectural massing,
and location and character of
adlacent useaq. Tha Town Square
is nlaoe intended to be the
“bridge” between the Neighborhood
Conmercial Canter and the Regifon-
al Caentar,

The Towu Square pust be located
centrally to the project. The
space itself must be vigible from
a primsry vehicular entrance and
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provide a major pedestrian drap-
off point., Visibility Lineco the
square must he provided from all
nearby pedestrian areas and all
major walkwsys must converge into
the square. Ineofar as the Town
S3quare 1s a public mmenity, 1t
must temain open and available to
the public during daylighe hours
seven days a week and after day-
light whenever a nearby estab-
lishment is operating or special
avent scheduled.

The Square muast be capable of ac~
connodating public displays and
performances with artendance of
300. Tha total area requirement
must not be leas than 20,000
square feet. '

" FIGURE 42
LOCATION: TOWN SQUARE
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PUBLIC USE AND EVENTE SPACE

C FASSIVE PEDESTAIAN BPACES
MAJOR BUILOING MABS SPACE ADJACENT TO
! SHOPFS FOR SPILLOVER, &
i AND SHOP UBE \z“‘g-
‘,\e‘ ° '
&
/N
INETE H o070
N3 2
& -
v < : : o
* = === sl ____ 1 1 pu—p— *
&/ X
N\
LY A\
Ly .
& v :
© AJOR BUILDING MASS
Pl
»
> . \
A "
ENTRANGE — p
EMPHAS)IS .
THE CENTRAL GATAERING —
8PACE ngwae E;n;Enrocu . gl P - Z
OF THE ° :
AND LINKS THE p __DIRECT ACCE}S TO B
TWO MALLY . /~ AUTO DACP DF# PEDESTRIAN LINK TO AESIOENTIAL l
| :: U
Pl 1 . ||'
FIGURE 43

DESIGN TECHNIQUE: TOWN SQUARE-EXAMPLE



LANDSCAPE CCONCEPT PLAN

{ntroduction

The Inctent of the Landmcape Con-
cept Plan is to create a unified
plant macerfal palette throughout
the Precise Plan (nit as weil as
develop an individual senge of
commuynlity identiey for tha Town
Center as a8 whole, Common areas
sauch ae parkway edge condicions,
parking areas, pedestrian walk-
ways, aund entry features fall
under the category of "shared”
landscapes.

General Criterla for Plant Sglection

The following crieris was estab-
lished fn order to «create a
framevork for the selection of
the plant materials listed in the
Plant Material Macrix secrcion of
'thﬁa document. They are as fol-~
lows:

Drought Tolerance

The landescape goal for North City
Wemt 18 to reduce water use oh
both a short-term and a long-~retm
bagsis. This will lowver costs,
reduce maintenance, and most
important, conaerve watef.
Plancs ehould be chosen to flt
the objecetives af:

* Water congervation
* Drought-adaptation
* Bpduced mgintenance

The color, texture and character
of drought-adapted landscapes are
in aympathy with the surrounding
natural environment, and thus
provide a harmoaious image for
North City Weat. Therefore, an
addicional related objective 1s:
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* Aegthetic compatibility
with the coastal zone
locale.

Varfables that govern plant sel-
ections throughout North City
Wear {nclude 8oil types and ecli-
mate. Native plants should be
chosen whara feasible. Nonnative
plants &hould be aelected for
thetyr visual and cultural com-
paci{bilicy with the environment.

Theme Tree - Torrey Pine

Becsuse the North City West 1lo-
cale 1s home to a unique and at-
tractive native rree, the Torrey
Pine, that plant should be woven
inte che overall concepr of the
atreetscape planctings and neigh-
borhooda as a unifying theme
plant. The Torrey Pine 18 well
adapted to the climate and solils
of the ares, so thia selectfon is
congruent with rhe goal of pro-
viding a drought-tolerant land-
scape.

Visual Perception and Travs! Speed

Plant choices for North Citcy West
and Town Center streets ghould be
made, Ln lsrge parr, with a range
of travel speeds in wmind, The re-—
lacionehip betwaen pace and per-
ceptipn should govern the variecry
or un{formicy of plant materials
used.

For convenience and appli{icabiliry
to other plans and programs for
North City West, “gones"® 1
through 4 are based on exfiating
Btreet clasgifications, The zone-
street classfficatton relationhip
18 also ugeful 1n 1dentifying
characterigscic rates of travel.
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ZONE

ZONE
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FIQURE 44
LANDSCAFE SOMGEPT PLAN




Zone 1

Del Mar Helghts Road, {Six Lans
Arterlal).

Zone ] represents the firat im-
ptessioun of North City West, and
should have atrong visual impact.
Coloxrful dramatic planta should
cteate a powerful, inviting iden-
ticy etatemenc for Norch City
He-to

PRIMARY PLANT PALETITE

S5ee Macrix for complete 143t of
plants.

SLOPE CONDITIONS
TREES - much apg:

Pinus torryauna — Tarrey Pine
Pinus eldarfca - Moundel Plime
Eucalyptus polyanthemos -
Silver Dollar Gunm

SHRUBYS = auch as:

Arbutus unedo - Strawberry Tree
Ceanothus spp. = Wild Lilac
Nerium cleander - (leander
Heteromeles arbutifolia - Toyon

GROUND COVERS - such aa:

See Marrix for complete Ylist of
plants.

LEVEL CONDITIONS

TREES - such aa:
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Liquidambar stytaciflua - “Pals
Alto"”

Triscenia conferte - Bri{sbane
Box

Eucalyptuws polyanthemog =
Sllver Dollar Gunm

SHRUBS - such as:

Sea Macrix for complete list of
plants.

GROURD COVERS - such as:

See Matrix for complete 1liast of
plants.

PLANTING DESIGN TECHNIQUE

See Pigures 45 and 46 for slape
and level aresa conditions.

MINIMUOM TREE SI2E

Specimen box and 15 gallon
containers.,

TREE TO LANDSCAPE AREA RATIO

One tree for every 600 square
feet of landscape setback aren.
Within che above criteria one
tree for every 1,200 s8quare
feet of landscape setback area
will be A specimen box size.



a8

Zone 2
El Camino Real (Six Lane Major),
Carmel Country Road, Carmel Creek

Road (4 Lane Prime Arterial),

Tratfic on main arteries will be
fast and high 4ip volume. Thus,
viswera will be unable to distin-
guish a wide range of plant ma-
terials. Doiformity and minimum
variecty of speciea should be the
key to choices for thesme land-
scAape zones,

PRIMARY PLANT PALETTE

See Macrix for complete liat of
plants.

SLOPE CONDITIONS
TREES = auch a»s:
Pioua torreyapa - Torvey Pine
Pinus eldarica ~ Mondel Pina
Bucalyptus polyanchemps =
Silver Dollar Gum
SHRUBS ~ Same as Zonae 1.
GROUND COVERS = such as:

See Matrix for complete liasc of
plaats.

LEVEL CONDITIONS
Same ag Zone 1.
PLANTING DESIGN TECHNIQUE

See Flgures 45 and 46 for slope
and level conditions,

MINTIMUM TREE SIZRE

Same

TREE TO LANDSCAPE

Sama

ag Zone 1.

s Zone 1.

AREA RATIO




ZONE 3
Townsgate Drive and other Collector
Status Streets or Cul De Saecs.

A travel speed diminfshes, the
abilicy to distinguish and appre-
clate a divermity of plantsa inec-
reades. With this i{n mind, great~
ar vartecy can be introduced into
Zone 3 plantinogs.

PRIMARY PLANT PALETTE

See Marrix for compleate liar of
plants.

SLOPE CONDITIONS
YREES - guch as:

Pinus canarienais - Capary
Ialand Pine

Eucalyptus aichollil -
Willow~Lesf Eucalyptus

Pinue rorreyana - Torrey Pine

SHRUBS - auch as:

See Matrix for complece list of
planta.

GROUND COVERS = msuch as:

S5ee Matrix for complete lisc of
planta.

LEVEL CONDITIONS

*

Same as Zome 1.
PLANTING DESIGN TECHNIQUES

See Figures 45 and 46 for slope
and level area condicions,.
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MINIMUM TRER SIZE
Same as Zone 1.
TREE TD LANDSCAPE ARRA RATIO

One tree £for every 500 equave
faet of landecape Betback area.
Within the above e¢riteria one
tree for every 1,000 Bquare
feet of landacape sezback aren
will be a specimen box size.
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Zone 4

Lacal Streets

In keeping with & traffic tempa
thac {8 appropriste to residen-
tial areas, atlll more varliety
can be Introduced into the laocal
streéeet planctings. An expanded
plant palette, with greater visu-
al interest, diversity and sea-
sonal color, sdhould add distinc-
tion to incernal streetacapes and
will help individuate each neigh-
boerhoad.

PRIMARY PLANT PALERTTE

See Macrix for complete liat of
plants.

SLOPE GCONDITIONS

TREES - guch asg:

See Matrix for complete list of
plants.

SHREUBS - auch as:

See Matrix for complate list of
planta.

GROUND COVER - guch as:

See Macrix for complete lisc of
Plants.

LEVEL CONDITIONS
Same as Zone |.
PLANTING DESIGN TECHNIQUES

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

MINIMUM THEE SI2E
Same as Zona 1.
TREE TO LANDSCAPE AREA RATIO

One tree for every 500 square
feet of landmcape setback araa.
Within the above criterim one
tree for every 1,000 square
feet of landacape setback area
will be a epecimen box size.



Zone 5
Intersections

Colorful and wunueual apacimens
should be chosan to emphasize the
laporrtance of cartain key artreas,
such 2a intersections that smark
the entranceg to each neighbor-
haod. The contrast between color-
ful/unusual “identicy” plants and
the wuniformity of the other
streetscape planmts will punctaate
pointe of spacianl interest ang
will provida vaeriety in the plan-
ned landscape.

PRIMARY PLANT PALETTE

See Matrix for camplete ligt of
plants.

TREES ~ such as:

Eucalyptus ficifolia - Red
Flovering Gum

Bauhinia varieagata - Orehid
Trae

Erythrina caffra - Coral Tree
Kaelteuterin hipinnata - Flame
Tree

Platanus 8pp. - Sycamora

SHRUBS - such as:

Dietesa biecolor - Forcnight Lily
Echium fastuosum = Pride
Madeira

Eacallonia spp. - Pink Lady
Gemoleplies chrysanthemiodes -
N.C.N.

Hemerocallis hybrids - Day Lily
Limonium perezil - Sea Lavender
Melaleuca negophila - Pink
Melaleuca

Nerium oleander - (Oleander
Tecomaria eapenais -~ Cape
Honeysuckle

a1

GROUND COVERS ~ guch asag:

Aptenia epp. -~ Red Apples
Baugainvilla spp. -
Bougainvilla

Drosauthenum flaribundum - Ice
Plant

Lamprenthus app. — Ice Plant
Lawn ~ Turf

PLANTING DE8SIGN TECHNIQUE

82 Figure 456 for racommended
planting concept.

MINIMUM TREE SIZE
Same as Zone 1.
TREE TO LARNDSCAPE AREA RATIO

Same a8 zxonas ] and 2.
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2one 6 Zona B
Urban Commercial Walkwaysa Garden Pedastrian Walkways
PRIMARY PLANT PALRTTE PRIMARY PLANT PALRTTE l

TREES - such as:

Cupaniopsis anacardioides -~
Carrotwood

Ficus retusa unitide - Indian
Laurel Fig

Pittosporum undulatum -
Victorian Box

Pletanuses acerifoclia - London
Plane Traea

Pyrus Rawakamil ~ Evergreen
Pear.

See Matrix for amdditional
treen,

PLANTING DESIGN TECHNIQUE

Doubles row of <canopy treas
central to the mall's align-
ment. Pots, flower boxes, aetc.
will be encouraged where couw-—
mercial froacage exiats.

MINIMUM TREE SI1ZE

Specimen box and 15 gallon con-
tainers.

TREE TO LANDSCAPE AREA BRATIO

Same as Zome 4.

Zone 7
Urban Residential Walkways

See 20ne 4 for appropriate
Euidelines and ecriteria,

TREES = such as:

Liquidamber straciflua - SJweet
Gum

Platanus racemosa — Californtia
Sycamore

Pinue halepensis — Aleppo Pine
Smallet acale eucalyptus spp.

fee Matrix for additional
tread.

PLANTING DESIGN TECHNIQUE

Trees to be placed in 2 mepn~-
dering grove-like pattern,

Minim¢em Tree Size

Speciman box and 15 gallon
sizaen.

TREE TO LANDSCAPE AREA RATIO

Tree to landascape area ratio
one treae for every 600 square
feet of landscape setback area.
Within the abave eriterfa will
ba one specimeu box tree for
every 1,200 square feer of
landscpe sathack area.




Surface Parking Areas
(greater than 2,000 sq.ft. In size)

PRIMARY PLANT PALETTE (5ee Matrix
for full list)

TREES ~ asauch as:

Cupaniopeis amacardiodes -
Carrotwoond

P{cus sp. ~ Fig

Gleditepia 8p. - Homey Lecugt
Eoelreateria sp.

Podocarpus gracilior - Fern
Tree

SHRUBS - such as:

(See Matrix under Zone 5)

GROUND COVERS - such aa:

(See Matrix under Zone 5)
PLANTING DESIGN TECHRIQUE

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

Landecape parking stfripa and
18landas shall be included to
provida vigual telief over
large eurface parking areas.

Reafdential parking areas will
incorporate Jlandscape strips
and 1islande a# A meana tO
nodulate the sitze of large
surface areas. The design
intent 18 to create a series of
parking area modules as opposad
to large, aingular surfaece
aAareaN.
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MINIMUM TREE SIZR

Specimen box and L5 gallon
containers.

TREE TO LANDSCAPE AREA RATIO

Oune tree for every eight park-
ing stalls.

ADDITIONAL LANDSCAPE CRITERIA

A minipnum of ten percent of th:
incterf{or of parking areas shall
be devoted to landascaped park-
ing scrips and islands.
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Parking Structures
PRIMARY PLANT PALETTE

DECE AREA TREES - guch as:

Calliscemon cicrinug =-
Bottlebruah

ficus retusa — Indian Laurel
Fig

Mecrosideros excelea - Naw
Zaaland Christmas Tree
Nerium Oleander - Oleander
Pyrus Rawakamil - Evergreen
Pear

SCREENING TREES - such asm:

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

VINES = such ag:

Bougainvillea - Bougainvillea
Jasminum sp. — Jasmine
Clematis ap. - Clemacis
Trachelospermun aerfiaficum -~
Star Jasmine

Wisteria ~ Wimteria

PLANTING DESLIGN TECHNIQUE

Landscaping on aurface deck
areas can incorporate either
treas in plantera or an arbor
concept with vinen. Guidelinaes
for screening parking actruc-
tures along sotreets are illus-
traced Lo Figures 24 and 26.

MINIMUM TREE SI12E

Specimen box and 15 gallon.

Plant Matarial Matrix
TRER T0 LANDSCAPE AREA RATID

One tree for every eight park-
ing atalls Lf trees are uvaad in
place of an arbor congept.

The following three charta
{Trees, Shrubs and Ground Cavers)
have beean degigned to help
quickly identify appropriate
plancs for each streecacape
"zone", The vertical axi{s li=sxts
each zoue. Each zone lists the
area types (Slope, Flac, etc.)
that mausat be conafdared in plant
seleccion, The horizontcal axie
liats acceptable plantsa. A large
dot 1ldanctiftes the appropriate
match becween plant and area
gone, according to the General
Crireria for Plant Selection,

It ahould be noted cthat each
Matrix includea the primary
raconnended plantsg which maee the
basiec criteria £for North City
West, —- the limcs are not
incended to be fully comprehen-
sive. Additiongal treed may be
gddded co the Macrix with the
approval of the Park snd Recrea-
tion Director or Planning Direc~
tor.
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HONEYSUCKLE
MYOPORUM PARVIFOLIUM

N.C.N.
PELARGONIUM PELTATUM

IVY GERARIUM
ROSHMARINUS OFFICINALIS

ROSEMARY
TRACHELOSPERUM JASMINOLIDES

~

STAR JASMINE

TURF

LAWN
IRRIGATED RYDROSEED MIX

(SEE NOTE)
NON~IRRIGATED HYDROSEED MIX

(SEE NOTE)

NOTE ;

IRRIGATED HYDROSEED MIX

LOBULARIA MARITIMA
TROPAFEOLUM MAJUS
ESCHSCHOLZYA CALIFORNICA
TRIFOLIUM FRAGIFERUM VAR,
GAZANTA SPLENDENS
ATRIPLEX “GORTO"™

ACACIA REDOLENS

NON—TRRIGATED HYDROSEED MIX

ESCHSCHOLZIA CALIFORNICA
ERIOPHYLLUM CONFERTIFLORUM
ENCELIA CALIFORNICA
LOTUS SCOPARIUS
BACCHARIS SAROTHROIDES
ADENOSTOMA FACICALATUM
MIMULUS PUNICEODS
HETERMELES ARBUTIFOLIA
CEANOTHUS VERRUCGSDS
VIGUIERA LACINIATA
MALOSMA LAURINA

cbGS INTE &0 << .2
ERIOGONUM FaSCICULLTUM
ARTEMISIA ©ai FORNLCA
QUERCUS DUIDSx

BROMU™ MOT("§

‘TRIPL"X ., 3. BACCATA




Design Techniques for Specific
Landscaping Conditions

The following secction ooutlines
the minimum scandards of design
technique for the streetacapes of
North City VWest. The tern
"deaign technique™ deacribes the
arrangement and use of plants
within the following categories:

* Slope aresas

* Flat areasd

% Intersections
* Medians

Each of the above areas can be
found 4in one or more of che
landacape zones,

88
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Meadians (Center (slands}

The planting areag of medians
should be a minimum widch of six
feec wilide. Paved areas between
both curdbs and wmedian plancer
must be 2 minimum width of two
feet, and turn-pocket nosesa will
not be planted.

Tree gelections and spacings
should allow for vehicle
clearance at maruriry. Large-

gcale deeiduous trees are the
preferred cholcea for medians,

* ZONES 1 AND 2

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

Because of high cravel 3peeds
(reduced visual perception) a
solid massing of dhrubs/ground
covera 18 preferred, but an
introduction of aeccent plancs
at the beginning and end of
each median 13 acceprable. Use
of lewn 18 not permitted within
zone 1 and 2 mediansg,

" ZONE 3

Again, an informal plant
arrangenent 1is encouraged, but
lawn can be 1iuntroduced at the
beginnings and ends of Zone 3

mediana, The wuse of lawn,
however, is limiced to the
following condicions and

Irequiremencs.

1, The maxiaum area allocated
for lawn ahall nor exceed
seventy per cant (702%) of
the total planted area
within the median,

2. Whan the 1linsal dimension
of the eatire planted area
0f a madian 1a lesa than
100 feat 1in length, a solid
wassing of either ground
covers/shrubs or lawn 1sg
required.

ZONRE 4

Same as Zone 3.
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1T LAWN WHERE APPROPRIATE.

re Y MAXIMUM 100° DIMENSION

) WHEN FRONTAGE 18

. ADJACENT TO: 4 OR 8
LANE COLLECTOR.

MAXIMUM {80’
DIMENSION WHEN FRONTAGE
18 ADJACENT TO: 4 AND 8 LANE
ARTERIAL, AND 4 AND 6 LANE
MAJOA.

FIGURE 45
DESIGN TECHNIQUE: INTERSECTIONS

I'
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]

FLAT AREA DEFINED: &g 2!?'
3:1 SLOPE RATIO . A

/ STREET [, PARKWAY EDGE \
\ RIGHT OF WAY 1 )4

USE OF LAWN:

Lawvns snd lawn—-substicuctes sre introduced into flac ar=as to
¢create 8 clean, well-kept: effect. The use of lawan, howvever,
i3 restricted when the landscaped parkway edge equszals or
T exteads a Jdimanaion af 40'=0". Under such condiclons the use
of lavn is limited to 30 per cent of the plantadle landscape

parkwsy area.
REQUIRED SETBACK LINE.

b
<
k-
x
o
x -, .
Lo __STREET RIGHT OF WAY EDGE o
——
STREET
FIGURE 48

DESIGN TECHNIQUE: FLAT AREAS
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SELTIONS

TREES RECCMMENDED AT TOP AND MIG-SLOPE
(TYPICAL).

NATIVE SHRuBS CONGENTRATED AT TOP OF —

SLOPE. OCCASIONAL MABSING ENCOURAGED AT
LOWER PORTION OF SLOPE.

NATIVE AND/OR DROUGHT TOLERANT EHRUBS
CONCENTRATED AT MID-§LOPE.

DROUGHT TOLERANT GROUND COVER
(TYPICAL)

NATIVE AND/OR DAOLUGHT TOLEAANY SHRUBS
CONGENTRATED AT TOP AND MID-SLOPE,

DROUGHT TOLERANT GROUND CAOVER.

FIGURE 47

DESIGN TECHNIQUE:
SLOPES
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Manufacturad Slopes

All cuet and ftll slopes will be
planced and irrigated as requlred
by Division 4, Sectfon G2 of the
5an Diego Mumicipal Code, and in
accordance with the Ciry of San
Diego Engineer's Specffications
for Landscaping and Irrigation
for Land Development, Doc. 746395
(Eiled February 20, 1974).

Genersally, low-malnrenance plants
should be used en slopes and 1in
publi¢ or common areas. Drought
tolerant plants and nartives
should be 1lncroduced where feasfi~
ble.

Slope area landscaping should
utilize the regquired trees listed
in the Additional Recoremended
Tree List Table.

Plant Selectlon

All planes should be provided in
accordance with the Califoruaia
State Department of Agrfculture's
regulations for nursery 1nspec~-
tions, rules, and grading. All
plants should have a habir of
growth normal te that specles and
should be sound, healthy, vigor-
ous, and free of Lnsect infesta-
tions, plant diseases, and oblec-

tionable disff{gurementCs. They
should have normally well-
developed branch systemd and

vigorous and fibrous root systems
which are nor root or pot bound.

The elze of plants will corres-
poad with that noraaltly expected
for the gpecies aud variatfes of
commercially available nursery
stock, All plants should be
adaprable to the c¢limatte condi-
tions of cthe area in which chey
are planted.

Plant materials should be of good
quality and meet marketable mer-
chandlse Btaundarda- Trees aghould
exhibdic a krunk caliber adequate
to support thelr folfage crowns.
Shrubs should exhibic a balanced
and uniform growth pattern.
Groundcover rooted cuttings
dhould be healthy, vigoroue, and
well-rooted.

The use of "apecimen" mige trees
{& encoursged ar especilal areas,
such as nefghborhood entrances,
project entries, and focal
points, No =specimen tree whould
be smaller than a 24-Ilneh box in
slze.

The sapacing of trees and shtubs
should be approptiate cto the
specles used. Plant materials
should also be sgpaced so that
they do not Interfere wich ade-~-
quate area lighring or restrice
access Co emergency apparatus,
such as fire bhydrants or fire
alarm boxes. Proper spacing
shouvld alsoc ensure unobscructed
access for vehicles and pedestri-
ans. The seleccion and placement
of plants should take 1neo con-
sideration sighe discance criter-
ia for motorfsts, particularly at
neighborhood and projecrt emtriles.

Landscape Maintenance

All planting areas should be
naintained in a weed aud debris-
free condition. Walkways should
be kepr <c¢lear of debrieg from
maintenance operations, erosion
runoff from storma and {rriga-
tion, and windblown debris. Land
Iinc¢luded 1Iin common wmaintenance
aress shall be maintained by
OWNEeT.,.




The irrigation mystem should be &a
perpanentz, automatic wunderground
syatenm, programmad to deliver
sdequate w»o0il moimture as deter-
mined by close peraonal 1inspee-
tion. The so0il wmolature nttained
should promote vigoroue growth of
all plant materials. Ths syatem
should be waintained 1ia good
working order. Cleaning and
adjustment to rthe system should
be a part of regular maintenance
activitiea.

All landacape catch bagins,
swales, channelad, and other
drainage deviges mshould be main-
tained fn a atate conducive to
conducting water in a free~
flowing condition.

Fencing and Walls

All fences and walls mshould be
designed as integral elementas of
the building archicecture or
complenenctary to the architegture
and landecape character. Plant
materials should be used to
soften the appearance of all
walls and fences. Fencing will

be subject ta the Planning
Directotr'n approval as to
material, eolar, and height,

FPigure 28 {1llustrateas the wall
type to be employed aa a noise
barrier.

Energy Conservation

In order to reduce the amount of
energy consumed, the following
crirerin will be considered:

105

Where poasible, buildings
ahould be orfented wich the
long axie in an esst west
direction wirh full southern
exposure, raaulting in re-
duced easat and weet facing
vall surfaces.

Ourside shadens and awning for
windowsa szhould be utilized.

The excarior of dwalling
units should be shaded with
vegatation, using coniferous
trees on north and deciduous
treeas on south.
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LIGHTING CONCEPT

introduction

The lighcing concept for the Town
Center covers the areas wicthin
the perimaeter streetbtid., Screet
lighting criterina within the
right-of-way of publie sdcreets,
such asa El Camino Real and Del
Mar Helighetas Road, will be pro-
vided ia accordance with Council
Policy 500-4.

General Guldelinea

The Town Center has unique light-
ing requirements Iin that {t needs
to provide for intensive nighc-
time use by the Town (enter resi-
dencs as well as those of the
surroundiag community.

The lighting concept is composed
of seversl lighering dimstrictes
whieh have their owu illuminacion
requirements and character — they
are as follows:

Urban Commerclal Walkways,
Circulation Zones and Town Square.

The lighring character for chis
area la (ntended to be festive
aad varied, in context with che
variaty of usea and shops and
general active natura of the cgore
area.

Storefront lighting which over=-
flows from the Interior wuses,
will be & significant factor 1in
1lluminating the pedeatrian
arensy. Supplemental lighting,
independent of atorefroncs will
be provided ¢to {ngure proper
{lluninacion and security light-
ing during non-busineps hours.

All lighe fixtures will be pedes-
trian in scale and mounted on
either posta or the building wall
and Iintegrated into the architecs-
tural character,

Pedestrian lighting muet achieve
a uniformicy raclo of 3.5:1 aver-
age to minimum with a maintaiaed
average of 1,0 footcandle and a
nintaum of .5 footcandle. Ia
secondary walkwey areas, point-
to~point lighting 18 acceptable
with provisiona for clearly 1den-~
tif1ad paths and destinatcions.

Parking Areas

The illuminstion of parking areas
is to primarily provide for safe
and comfortable ase by bocth che
vahfcular and pedastrian wuaetr,
while at the same time not pre-—
senting an overlic patking area
which will incerfere with, and
detract from, the commarcial uses
or adjacent high densicy residen-~
tial sices.

Parking Ares lighting will be
nounted at wmedium heighta, Sea

Figure 48. Pixcure type and
deaign should include a full
cut=off ahield directing all

{lluminacion down to the parking
surface.

Parking Araas wmust maincain uni-
formity levels of 3:1 avarage to
mininua with a malncained average
of 1 footcandle and minimum of .S
footcandle.

Commercial Service Areas

Service area lighting wmust neot
apill over into adjacent areas
and the lighcing socurce must not
be vigible from che roadways.



Entries

§pecial lighting will be placed
at key antries (auto and peden-
trian) to indicate point of entry
and will be combined with preject
idantity signing.

Resldential Arsas

Pedestrian and project 1lighting
within the residential aress will
be deaigned ae an integrated go-~
lution to serve both the projace
needs, as wall ss the needs of
the pedestrian moving through
these spaces. Cleaxr distinction
ags to public and private spaces
will be provided by 1lighting.
Care will be taken so that the
cutdoor mnight-time 4illuminacion
wil) not conflice with the In-

terior living spaces of ragi-
dents,
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Lightifing 4n che Park and Open
Space Zona must meet the needs of
both the pedeatrian and adjacent
davelopments., In the publie
spaces along Townagate Drive and
within the Park, lighting will be
of s pedeatrian scale and coordi-
nated to reinforce the character
of thia Zonae.

Pedestrian lighting must achieve
a uniforalicy ratio of 3.5:1 aver-
age to ninimum with a maintafned
average of 1.0 footcandles. In
secondary walkway areas, point-
to-point 1lighting 18 acceptable
with provisiona for clearly iden-
tified pachs and destinations.
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FIGURE 48
LIGHT FIXTURES
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SIGNAGE AND GRAPHICS

Town Center Commerclal Core

All signa 1a che Town Caenter
Connercial Core area shall be
subject to review under the cri-
terila axpreasdead in Bectilion
101.1123, Diwvision 11, of the
Municipal Codea of the City of San
Diego, GComprehenaive Sign Plan.
Under the Comptrehensive Sign Plan
the Planning Director ahall have
the authority to permit the uttil-
ization of comprehensive eign
plans for certain siltuations 1in
ligu of ¢the sign ragulacions
applicable to any particular
commercial zonea.

Any Comprehensive Sign Plan aub-
mitted to the Planniang Direector
shall 1ingclude the location, aize,
hatight, ¢olor, 1lighting, visual
eaffects and orfencation of =all
proponed signs. Preliminary
winimom etandards for asignage
within the Cowmmercial Core aresa
ara described in che Carmel Val-
lay Precige Plgn = Design Ele-
ment.

The Comprehansive 8Sign Plan for
the Town Center Commercial Corae
will be submicted and approved
wicth the first Development Plan.,

Procise Plan Resgldentlal
Neighborhoods

S8{ignaga within ¢the ressidencial
neighbohosods are subject co Cthe
minimum atandarda described 1in
the Carmel Vallay Preclse Plan -
Desgign Elament. Additional ecri-
teria such as minimum clearancs,
araea, atc., aTe governed by
Paragraph D Section 101l.04]10,
Diviaston 4; Sign Regulatiena for
B Zones, of the Municipal Code.

Addicional astandards for publice
facilicles within the Precise
Pian Area are aubject to the
regulacians of the governing
reapective agenciles.



GRADING AND DRAINAGE

Introduction

Il1lustrated 4in the accompanying
Conecoptusl Crading Plan, Figure
49, the Town Center Pracise Plan
Unit will be graded in gently
stepped terraces snd slopes.
Thie eriteria was Immediately
established at the beginning of
the dewign and planning process
in order to maintaioc the site's
unique topegraphy of ridges and
gulleyes.,

To avoid rigfdicty 1n che final
design of {individual development
sreas, it gashould be mentiocaed
that Figure 49 18 & conceptual
diagram. Transition areaa be=
tveen individual development pads
should be contoured to simulate
natural conditions., Furthermore,
multiple pads should be created
as opposed to large flac pads.

Beyand the concetn taken to plan
and design wichin the sitefs

exinting grading framework of
varying high points and 1low
pointa, studies were dobne 1in

order to analyze the Town Cen-
ter's proposed gradiog and build-
ing wmass relatioanship with adja-
cent development units. Sections
A and B respeccively {lluatrate
the east wesat and north gouch
telationships. The crosa-sec-
tions show the proposed and ex-
leting surface elevations.

Cross=-sectionsa C, D, and E are
l{mited to the aites wichin the
Precise Plan bhoundaries. With the
exception of Section D, Sections
€C and E with {cs emphasis on a
stepped grading eoncept, essen=-
tially conforma to the 4dafte's
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existing topogaphy. Sectionm R,
however, deplfcts 1 major goil zut
aidway through the section. The
area Iin quesation ie within che
Conrmunity Park and is specifical~-
ly taken through the multi-yse
sthlecle fields. Although the
terracing concept isa employed In
developing a conceptual Park
Plan, the nature of a Community
Park with 1te emphasias on large
flat areas, will require weome
deviation from the small pad
development coneept recommended
for the Precise Plan Unit.

Additional Grading Princlples

The following guidellines should
be followed in implementing
landform <¢oneepte and grading
objectives. Slope banks should
be limited, wherever posafble, to
a 3)0-foot hefght, to avoid ben-
chea, All greding of major
slopes ghould be contoured to
achleve 8 natural, rounded ef-
fect. A manufactured appearance
with harsh transitions betwaen
topsa, bottomsa, and sides of
alopes should be avoided. Slopes
should be rounded at taops,
saoothed at boctoms, and blended
at sides, Use of vartable slope
ratios 18 encouraged. The maximuym
gradient should be 2:1, except at
neighborhood entrancas where 3:1
isa the desired maximum. Like
alope banks, earth berms andad
mounda should be rounded with as=-
Baclated landscaping.

All grading operations should
take Into account the potential
for erosion. Grading should he
limitad to what 48 necessary,
sueh cthac spillovers inte nacural
areasd shall be protecced.
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Dralnage Principles

O0n a project or subdivision bas-
ia, the following maasures should
be wucilized doring design and
construction to redaca rainfall
runoff and minimize erosion:

* Compliance with current
drainage deeign policies aet
out 1in the City Drainage
Design Manuasl.

> Use of parous hardscape and
ocher surfacea, where appli-~
cable, which permit rain
infileration "at the gaurce.”

- S8andbagging of unpaved road-
beda, where necessary, to
minimize erosion and prevent
eediment tramsport.

. Conditioning and planting of
Bl1l exposed, graded slopen
using proceduras outlined in
Cicty of San Diego EBngineer'a

Specifications For Landscap-
{ng And Irrigationm For Land
Developmenr, Co. No. 746395,

» Closa phasing of grading
oparatione and slope land-
gcaping to reduce sugceptcli-
bilicy of alopes to arosiomn.

» Control of sediment produc-
tion from graded building
pada with low perimater
berms, Jjute matting, aeand-
baga, balded ditches, or
other appropriate methods.

In addition, required cemporary
and permanent drainage facilities
should be econstructad on-site,
concurrently with grading opera-
tionsa. Thim includes such facil-
icies as storm drains, and energy
dinsipators. Por each project, a
comprehensive Landecaping and
Irrigacion Plan for all graded
alopes @ehould bde praepared to
provide for rapid aslope ata-
biltzation during and after con-
satruction.,
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FIGURE 50
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SITE PLANNING AND
ARCHITECTURAL
GUIDELINES

TOWN CENTER RETAIL, OFFICE
AND PUBLIC FACILITIES

Goal

The Rertail Area of the Town Gen-
ter care is in esgance the
“downtown” of North Clty West.
However, because of the predomi-
nancly residential nature of
North City West fceself and the
connunity's proximicy to the
small beach connunittes of North
County, the Town Center should
convey a Village Center character
and function. All deslign effort
should be directed toward this
result.

To achieve this, the Town Center
should contain commercial, cul-
tural and 8ocilal services and
activities ususlly found in small
towas 1In a pedestrian-oriented
environment. The design charsc-
ter should reflect that of che
surrounding compunities.

Relationship to the Plan

The Town Center Retail Arga, wich
the requfrements of access, be~
comes the core opf the neighbor-
hood. Although the Town Center
1g positioned at the cormer of
the Precise Plan Untit, the en-
phaasls of all circulation systenms
on the Town Center 4s vital to
its escadblighment as the Core.

The Tovn Center Retail 1is the
focus of ¢the Comnsmuaity Plan,
functionally and environmentally.
This characrteristic is maoifested
in the density of activity and
full range of sarvices avallable.

Site Planning

The Site Plan of the Town Center
cere must follow the Urban Design
lan. This Plan locates Lhe
enter and firmly establishes the
spacese and linkages that are
vital for cthe euccess aof the
Preclise Plan Unict as a whole,

The locatfon of buildingns,
parking areas and structures,
entrances and features should be
based on how well they fora the
spaces and linkages called for
Urban Design Plam. The spacea
people use should be formed by
building zass and atructure.
This criteria ia congldared
central ¢to the opverall urban
design concept.

Clearly defined and enhanced
pedestrisan walkways leading from
all areag of the parking lote and
gtructures to the urban commer-
clal walkways shall be an inte-~
gral paert of che sicte design.
This 1a to elfwinate all con-
fusion and psafety hazardas from

the pedestrian EOVewment from
gutopobile to desctination.

Figure 53, and the accompanying
cext, clearly establiashes the
size and natuts of the various
components of the Plsn snd how
they are to Interrelsce. The
rauge in setback dimenaicons for
each element of the Plan allows
for deviastion in plan configur-
action equal to the range in sBet-
back,
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Planning Use, Location, Massing
and Height

MAES ANCHORS

Masas Anchors are the form and
functianal components of the
Commercial Core which are placed
4t the ends mnd turning point af
the conaplex. These buildingas are
the primary retail attractiones as
well as viasually identifying the
extsnt of the Core. The anchora
may be one~to=-three storiea 1ian
height and from 20,000 to 150,040
square feet. The aunchors muar be
ser back at least 100 feet and no
nmore than 300 feet from all
streets.

BUILDING LANDMARKS

Building Landmarks are publie
buildinga and functional com-
ponantsa of cthe Commerclal Corae.
They are placed to form the
enctrances to the complex and at
least one edge of the major pub-
lic spaces. The Landmarks may be
one-to—-two stories ia heighrt and
from 5,000 square feet to 50,000
square feet. The Landmarks must
be set ar least 50 feet and na
more than 300 feer from all
gtreets.

PAD BOYLDINGS

Pad Buildings are the frae-gtand-
ing buildings placed separately
from the main complex and are
adjacent to the El Camino Real
and Del Mar Heights Romd. Theae
buildings cantain uaes rhac re-
quire frae-standiug i1deuctity or
scceaa auch as drive~in faeili-
ttes. Should a drive-in facility
be incorporated it shall be fully
integrated with the traffic pat-
terns of the Town Center, The
pad butldings will! be only one
story in height end from 2,500
square feer to 7,500 aquara feet
in eflze and set back at least 25

feet and not more than 75 feet
from the streets.

SECONDARY BUILDING/EDGE

Sscondary Buailding/Edge are the
remainder o¢of commercial and of-
fice butldingas which also provide
the goods and sarvices of the
Town Centar. While the frontage
on the spine, or mall, will be
open and accessable because of
its commarcial nature, the extar—
lor facing edges shall provide
the appearance of s “front™ aad
provide pedestrian acceas at no
grenter diasctance thaon every 300
feat, Convenience and commanity
serving uses ashall, whenaver
possible, “"front™ to the extarior
access polncs aund streets for
eagy identtficacion and =accens.
Thesa buildings may be one snd
thres stories in height, set back
gt least 15 feat and no more
than 280 fest from the street
right~-of-way edge.

MAJOR PUBLIC SPACES

Major Public Spaces of the Town
Square shall be located at pri-
mary entrances. Thase spaces
shall be a minipum of 20,000
square feet in size fronted on st
least one eide by a Landmark
Building. These apaces shall be
equipped with provisions for
public, cultrual, and social
avanta and activities. Ar leaat
one major public apace shall
contain an ampltheaster with s
S0-zeat capacity. At least one
major public space shall contain
area suitable for a public exhi-
bition, such ag sart or anctiques
of moderate size ugually held in
shopping centera. The Town Cen-
ter shall contain at least two
major public spacea.




SECONDARY PUBLIC SPACES

S8acondary Publiec Spaces are those
epaces that occur at the begin-
ning, end, and/or change in di-
rection of the pedastrian wpines.
These spaces munt be a4 minimum of
5,000 aquare feset. Each anchor
ehall have a secondary publie
space where the pedestriaa epine
join, The secondary public
epaces may be multi-level but
nust contain random public seat-
lag for twenty.

PEDESTRIAN MALL ELEMENT

The Padestrian Mall Elemeant, or
Urban Commercial Walkway, 1a the
activicy focua of the Center
along with <the public @epaces.
The pedestrian spine conmects all
the nshops and activicies of the
Town GCenter and interconnects the
public spacea. All entrances to
tha Center extarior pedestrian
linkages and vehicular aystems
shall be 1integrated with che
pedeatrian epine- A part of the
pedeacrian spine ie the retail
mall space fcsaelf., This may be 1
one or two level <circulation
alement with shops and services
facing i1into the mwall at each
level, The mall may be open to
the air or eunclomed and ghall be
from 40 feet to 100 feetr in
widcth, satorefront top storefront
or 16 feet curb to etorefront
vhen the mall hae shops on one
aide only.

SECONDARY PEDESTRIAN WALKWAYS

The Secondary Pedeatrian Walkway
ig the system of pedestrian walk-
ways that fintegrate the Town Cen-—
ter with the pads and eurrounding
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land uses providing conplete
pedastrian access to all parta of
the Town Center. These linkages
shall ba defined by 8 foot
ainimun concrete paving with
lighting adequate for night=-time
pedestrian activiecy. This system
includaes the pedestrian bridge to
be construcced from the sputheast
corner to the northwaet cormer aof
Bl Camino Real and Del Mar
Heighta Road. Alao included are
the grade pedescrian croesings at
the 1intersactions ae Townsggate
Drive and thoase linkages at the
perimeter of the Center. The
external pedestrian linkage shall
be mo deaigned as to fully inte=-
Erate the portheast corner and
the southweet corner of the Town
Center with the Core.

Where retail cses are fronting
direcrly onto the exterior pedes-
trian linkage, the paving sehall
be of a sBpecial finish texcure or
color for a width of 8 feet.

VYERICULAR INTERSECTIONS

Vehicular intersections shall
provide a smooth flow of traffic
into the Town Center at appropri-
ate points, Thase intersectious
ahall 4nclude pedaestrian cross-
ings whera required. Vehicular
intevrsections shall also fully
integrate the northeast and
gouthweast corner of the Town
Center, The desaign of cthese
intersections 1is further des-
cribed in the Urban Design Plan,

Complete bicycle access shall be
provided concurrent with vehicu-
lar accese with bicyecle storage
areas at each primary and secon-
dary public aepace.
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Massing, Height and Scale

The Town Center ham been con-
ceived as 4 nmulti-level complax
that steps with che grade ia boch
north south aend east west axis.
While this stepping 4is imporcant
to the concept of the Plan, the
complex itself should not excaed
thresa asatoriea in height at any
point. The majority of cha caom-
plex should be one and two BEtor-
{as in height In order to attatn
the village character cChat 1is
desired.

Tha overall mass of the Town
Center complex should be organ-
ized to form the spaces and link-
ages contained iIn che Urbdan
Dasign Plan, The primary purpose
of future archi{itectural design
concepts should be Co support the
elements of the Plan. The wmaas
of the buildings should be
manipulated to clarify iaportant
facilicies within the complex ae
woll as adding a sense of variety
and incerast to the whola.
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Scala 18 one of the most importc-
ant Lssues assocfated with the
Town Center. In order to reach
the goal of establishing a vil=-
lage atmosphare far North City
West, the deeign of tha Town
Center has to be paercticularly
aensicive to the scale of ad-
jJacant componenta, Village acale
can be achieved by the careful
articulation of large building
forms to establish an image of
emal]l acale pedestrian environ-
ment. Davelopment o0f many varied
pedestrian spacea and circulation
pattarns will alge help form the
basis for pedestrian scale design
relationshipa.

Finally, attention shauld be
givan ¢to the exterior of Che
buildings to avoid large unbroken
surfaceaa. Bo wall surface shall
exceed 200 square feetr withour a

change 1in plans, material or
taxtora.
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Form

The form of the Town Center Core
ghould be manipulated tc provide
a variery of shape, surfaces and
texture. Form should be estab-
lished 4in a hierarchial fashion
ta communicate the ilmportance of
the primary elements of the com-
plex much 48 a8 classic Village
Center would be organized. This
approach allows for rfecognition
of the need ¢to provide large
single maeses for che “anechor”
storea Bo lang se the balance of
the Ceacer is comprized af small-
er pedestrian~scaled alements and
centralized feature-type build-
inge for orientarion and inter-
ant. 8iting and location of
these elenments should be cate-
fully conaidered to further rhe
goala of the Plan.

Roofacape

The roofs of the Town Center Core
will be geen from adove by the
neighboring mid-riae residential
elemenc. While 4t 1isa impossible
to avolid placing some mechanical
equipment on the roofs of retail
buildings, the roaofecape can be
organlzed to create an orderly
and c¢lesn appearance. In addi-
tion, when seen from above, the
Town Center should convey the
Bame 6ense of wvillage character
as when viewed from pedestrian
lavel. Thia sahould be accom=
plished through cthe use of small
scale but “complete" roof forms
instead of a facade approach that
merely hides a flat roof behind.

Flat roofs may comprise a maximum
of 50 percent of total roof ares.
Plat roofs must be accompanied by
a parapet integral with the wall
surface or overhang chat conceals
roof top equipment, stacks and

gLhe prototypes,
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vants from view, BEquipnent lo-
cated on pitched roofs must be
totally enclosed by an architec-
tural screen 1lntegrael with the
building design. A BRoof Plan
muxt be submicted with the Devel-
opment Plan slong wich the equip~-
ment sacreening system proposed.

There 18 no aerchitectural style
mandated for the Town Center., 1If
an hiscorie otyle or an alluafon
to an historic style ts chosen,
patterns, and
motifa employed should be those
commonly assoaciatad with Village
Center retall bulildings. Regi-
dential building types and styles
shosld be avoided, The srchitec-
Cural style should embody all
those characteristics of nmass,
scale and form that have been
discuessed previouasly.

The arehitectural style, or mo-
tif, employed sheoeld be applied
with wuniform attention ¢to all
exposed parts of the Toewn Center,
The areas fronting on the parking
lots and Bstrueture should be
consisecent with che mall and
public spaces. The mall iecnelf
dhould represent a8 consiscent
architectural style overall with-
in which the storefronte will be
designed independently.

Style

The surrounding older communtties
af Del Mar, Solana Beach and
Rancho Santa Fe should be con-
glidered aa the gource of archi-
tectural astyle. The Town Center
ig representative of the archi-
tectural values of this new con-
mnunity and should be compatible
with the established nefghboring
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Simple stucco bullding
form usad to accent low
herizoata) averall form,

Elemants such a3
harizontal relief or tiln
fratures help add detail
necessary for haman scale
realatianships

FIGURE 55

Plars samw aaterial and
scale althougn diffarant
farm.

Low cu;lrod stractura to
ancourage pedestriin
activity.

Landmart Butlding Faras
wsad tg establish visual
focal point

"Sama materials used in.
diffearent form far
continuity

L

Tita roofs
lamw piten,
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ftatrways wide emgugh to
encCOUrage easy movesunt.

Frequant access #nd

goenings along pedascrian
spine,

EXAMPLE ELEVATION - 1 STORY BUILDING



$8a11 scale lamdscaping
inteqrated with building
form.

Tila roafy differeat
pitch.

Continnity of gcals
features.
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Articulation c¢an provide
scale reduction, tramsition
betweasn ovarall form and
accent landmark,

| I

] |
Samp color and testurs
tile, stucco, wood and
brick used with di{ffarent
formg and prapaortions to
provide diversity.
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|
|
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Second Yevel padestrian
alawants wall {niegrited
into architectural form.

Change 1n matarial with
siwilar fores can changa
character with continuity
of form,

FIGURE 58

EXAMPLE ELEVATION - 2 STORY MALL
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conmunitcies. These surtounding
communities are largely compoased
of historic styles basmed on Medi-
terranean, Eagliah Tudor and
Crlifornia HMission Style, These
atyles range from sinple to high-
ly detailed and are randomly
mixad.

Becauge of the eize of the Town
Center, a similar mixture of
various architectural notifs
wouyld relate te the surrounding
communities and provide a suic-
able variety of farm. The eel=-
ection of architectural motif
should help to reainforce the Plan
by emphasizing landmarks and
reducing the scale of edge build-
ings.

Although a uixture of style such
ss 1s found in the surrounding
communitiea is encouraged, a
continufiry aust be achievad
through the use of & repetitive
architectural element gaturally
common to all scyles, such as an
arched colonnade, a particular
pedestrian trestment, ar a common
roof form. Thim objective may
also greatly effect tha consid~
arations of wmassing and form.

The architecctural style of the
pad buildifngs should be similar
to that of the nearest Commercial
Cora Artea. The smaller scale of
the pad bduitldinga muat be accom~
modated and expreased within the
principlee of the style.

The architectural style of the
parking atructures must bée com=
plementary to the neareet build-
ing. All exposed facades of the
structures shall be 80 designed
1acludiag both wall and etreeat
frontages,

Materlals

While no materiala are unaccept=-
able, the matertals preferred aras
those that create a asensa of
permangence and timelesaness, such
a8 wmasaonry, tile, conerete, ce-
aent plamter, atone, and timber.
Wallas should ba predominacely
masonry, tile or plaster., No more
than 60 percent of any wall; aund
no less than 30 percent of all
wvalls within 12 feet of the ped-
estrian spine will be glass or
spandrel glass. Reflectlve glass
i3 not permicted., Wood and wmetal
should be used as trim, casings,
ceilings, beams, balcony stTuc-
tures and rails only.

Roof materials should be limited
to natural colored clay and con-
crete tilla, slate and metal.
Wood or asphalt shingles are not
appropriate. Plat roofs ehould
be eolored to matech adjacent
pitched roofs.

Psving in the Town Center ahould
be of a palette of ssveral dif-
ferent materials used {in a way
that reinforces the Plan goals
and concepts. Pedestrian malls
and apaces should be treated in
conerate with 3 aginimum of 25
parcent enriched paving. Traffic
avreas of parking and drives
should be concrete and asphalc
with a4 wminiaum of 10 percent
enriched paving. Consistancy and
simplicity of materials 1is pre-
Ferred.

Color

The color of the buildings should
be integral with the macerials
chosen. However, when color is
to be applied te large areas 1t
should be lighc muted tones, and
when ¢trim 18 1fnocorporated 1t
should be deep muted tones.
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Architectural style of pad Building similar to that
of the nearest commercial core area

Strong lYandscaped and lighted
pedestrifan link to Core,.

EXAMPLE SECTION/ELEVATION
ILLUSTRATING "PAD BUILDING

Diverse roof forms can be compatible when joined with
common slopes or sympathetic articulation

A repetfittve architectural element common to the
diverse forms and styles shall be used to provide
caontinuity and strong overall form.

FIGURE 57
EXAMPLE ELEVATION ILLUSTRATING
CONTINUITY OF ARCHITECTURAL ELEMENT
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MEDIUM DENSITY AND
TOWN CENTER RESIDENTIAL

Goal

The nedium denasity andgd Town
Center Residential EBlement within
the Precise Plan Unit should be
organized and desiguned in such a
way a4 tao become an integral par:
of tha Core of tha Town Center.
The village e8cale should extend
to this area taklong advantage of
the higher densilties adjacent to
the Core to create urban 4apaces
and pedeacrian links.

Relationship to the Plan

Bacause of the densitiees of this
Ragidentinl Elemeant and the
resulting physilecal compaction of
buildings and spaces, the Core of
the Town Center will be furcher
enhanced as aa urbham focus of
Rorth Clty West. Thils wasa the
original intent of the Communicy
Plaa in placing the Thighesc
intensity of houeing ac cthe Town
Canter.

Site Planning

The sits planning of this Reagl-
dentisl Blement should bde con-
eistent with <the Urban Design
Plan. The highast density hous-
ing should be placed eclose to the
Retsil Area with tha nexet highest

density to the west, and so on,'

a8 the various housipg products
form a transition into the nearby
development uait.

AdJacent to the Core, Town Centar
Residential nay reach a maximun
denalty of 65 dwelling units per
net residentital scre (DU/NRA) and
adjacent to the nedium density
houaing, {4t wmay reach a maximum
of 50/DU/NRA. This 1s allowed
only 1f the Town Center commar-
clgl and Town Center Residential
are included ctogether 4ia ona
Development Plan.,

Housing with a direct exposure to
the Park should eopen onto the
Park 4in guech a way that the
reaidants of that area c¢an make
good uame of the Park, hoth visu-
ally and phyaically.

The housing placed within che
Town Center Cote Area (T.C, Zone
in the Planned District Ordi-
nance) should be limiced to 799
dwelling unitcs. Ag 1a eonmon
practice 4in a mixed~uee urban
environment, the housing should
be placed aa dictated by the
needs of the Plan, regardleas of
the density achievaed within cthe
limiced land area occupled. A
compact urban densicy 1sa nac-
egpary to achieve tha urbsn core
envisioned by the Community Plan
and denaities greater ctham 44/
DU/NRA should he encouraged.

A ainimum density of 30/DU/NRA
must be maintained throughout the
Town Cencer and med{um density
housing areas.,
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LEGEND

Primary Bullding Masse
v —
% Transitional Audiding Mass

{ A Major [ntemsd ( ntersection
o’

pool
< i Secondary internal Intersection .
T - Primary Wallway

Secondary Waliovay

“/ehioular [Mtemsaction

e o Garden Pedestriah Walkwey

MEDIUM DENSITY NEIGHRBORHOOD

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
Helght: Town Center Hesidentiat

PRIMARY BUILDINGS

Primary Bulldinge ave the the
largest of the residential build-
ing components allowed, zand, as
such, eet the overall limits of
mass and height as well as rhythm
and pattern. Primary Buildings
should always be a ninimum of one
story higher cthaa the adjacent
sgcondary building mass. Primary
and Tranaictional Buildings should
always o¢cur taoagether and through
their wvariatian 4in height and
siting, creete variety in form
and apace.

No @mote thaon two Primary Build-
inga should occur within 150
lineal feet or three withia 400
lineal feet. Primary masses
should be £from 30,000 to 100,000
aquare feet {n overall volume and
be sat beck from 20 feet to 350
feat from all property lines,
dtreeta and roads. Required
active and passive open apace
shall separate the magses. In=-
tarior setbacks detween buildings
should be a oinimum of 20 feet
with an average of 40 feet.

The Primary Buildings should be
located neareat the Commercial
Core of all the Residential Ele-
ment to form the moat dense focus
of housing/coummercial uses in
North GCity Wesat,

Fenestration and mase artiecu-
lation are important coneider-
ations with Ddutlding forms of
thies wagnitude. FansatTation
fneludes bsalconies and opanings.
Articulation of masa inecluden
offsetn, balconies, terraces,
roof forma and architectural
projections.

Opeaninge should comprise from 10
percent to 30 percent of the
axterifor wall surface. All unics
ahal)l include a balcoay or ter-
race to provide the minimum
adjaceut open space., The balcon-—
ies should be integrated with an
affset in the building mass. AL
leaat one vertical offset of 10
feet miniwum should occur for
each four unics horizentally.

Other masa articulation elements
and architecrural projections
should be 1incorporated to add
intetrest, radoce the Inpact of
the mass, and provide variety in
form vertically, aa well as hori-
tontally., Primary building mass-
es shoald 1incorporate a base
element which varies in design
from the wmaass proper, as well aa
a variation in design ac the roof
or coping of the ©building co
differentiate bage from ehaft and
from ¢ornice.

Primary Buildingas shall not ex-
ceed four sgtories or 50 fesr 1in
heighet,



TRANSITIONAL BUILDINGS

Tranaitional Buildinge ere in-
tendad to provide a form and mass
trangition from che highest den-
ity adjacent to the Commercial
Core to the lesser densities to
the eanst. Saecbacks are from 1D
feet to 30 feet from property
lines, road and deslign element.

The lov-wmedium density bousing
category ia intended to be loca-
ted close to the major accivity
areas of the community aceording
te the MNorth City Wegt Communicy
Plan. Consequentally, the low-
mnediun density category ia lo-
cated adjacent to the Conmnmunity
Park and Junior High Schoeol asn
wall as wich major activity areas
of the community, according to
the North City West Comnmunicy
Plan. Consaquently, the location
of the low-pedium density cate-
Eory adjamcent to the Community
Park and Junior High Schoeol as
well aeg wichin walking distance
of transit and shopping, is with-
in the Counmunity Plan's guide-
lices.

Tranaltional Buildinga shall not
exceed four stories or 50 feer in
height.

MAJOR INTERNAL INTERSECTIONS

Major 1internal intersections are
important organizing elemeants
that forw che coonections becween
all the various components of the
Town Cencer Resldential. While
primarily functifioning as vehicu-
lar interaections, they provide
the added founctlon of pedestrian
and deeign focuas. The primary
intersections require a minimun
of 25 percent of the area paved
with concrete or aenriched pave-
ment allowed by the angineering
and Developnment Department.

URBAN BESIDERTIAL
PRIMARY
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INTERNAL INTERSECTIONS

Secondary internal 4datersections
are also lmportant elements which
providae further vahicular circu-
lacion when needed. These, how-
ever, primarily aerve to provide
variecty within the internal ecir-
culation aysctem. There should be
a number of secondary Lntermnsal
intersectionse equal to the major
internal intersections. The
secondary intersections require a
ainimum of 25 percent of the aran
paved with concrete or other en-
riched paverment allowed by cthe
Eagineering and Development De-
patctment,

WALKWAY:

The interior pedeatrian spine 1is
a type A" walk ag defined in the
earlier aection defining Urban
Reaideantrial Walkways. These
walkwaya will be provided om aach
side of the interior street and
will form the edges of the major
and asecondary 1intersections as
well.

BRBAN RESIDENTTAL WALKWAY:
SECONDARY

The exterior pedestrifan linkage
is a type "BR" walk when adjacent
to A aAtreet, drive or intersec-—
tion. When leaving the Brreet
system and continguing on to
adjacent propercy, 1t should be
conatructed a8 8 Gardem Residen-
tial Walkway as detailed in an
eprlier gection of this document,
The exterior pedestrian linkages
are vital coonections to the
pdjnacent land uses of the Town
Center. These lianksges wmuat be
designed and located teo provide
clear and Eree-flowing pedeatrian
accessabilicty to all uses of the
Town Center Core and Park.
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VERICULAR INTERSECTIONS

Vehicular incersections shall
combine and provide vehicular,
pedestcrian and bicyele fneerac=-
tion between the residential and
commercial umaes of the Town Cen-
tar. S5ea the previous Town Cen-
ter Commercial Core sectiocons for
further description.

Refer co Tranmsitional Buildingse
on page 131 for guidelinas re-
lating to cthe mnedium daensity
housing category,
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Opean Space

Within the higher density resi-
dencial areaa of greater than 44
DU/XRA open space must be pro-
vided ta offer relief to the
residents of the area. The ju-
dicious location and planning of
these epaces will ecreate am in-
terlocking network of open vol=-
unes thac will provide 1lighe,
alr, and open viegws.

Each uait ashauld have 100 square
feat iamediately adjacent and
usable fn the form of a balcony
or tarrace. Anocher 50 square
feact per unit of usabla space
should be provided in a shared
recreation area. An additional
150 square feeat per unic should
be incorporatad into a landscaped
open epace area in addirioa to
required esetbacks stipulated in
the Planned District Ordinmanca.

The arevaas designared MF4 in the
Plauned District Ordinance, or of
8 8imilar density but wichin the
Town Centar 2one, should observe
open eppace requirements ag set
forth 1in the Planned District
Otdinsnce.

Massing, Helght and Scale

Adjacent cto the Retail Element,
the higheet density of the hous~
ing should be of a mid-ri{ae na-
ture with a minimum of two and
wmaxigum of four storiea, or 50
feet. The @aass of thegse strue-
tureea should be designed to cre-
are a residential scale with &
high degree of arriculation. The
averall mass gnd height ghould
not be unifora. The height and
maas should be gradually decraas-
ed away from the adjacent MF4
medium density housing areas tco
the easc.

The scale Bcatemant of this
housing ctype should be one of
village character and not mimple
monoliths, This earriasas forth
the goal of creating a further
extenwion of the Village Core
into the Regldential Aresa whera
appropriate. Pedestrian acale
¢riteria 1ias particularly impor-
tant {in the common walkways,
eauntries, and recrestion areas.
The density of this area will bde
most exciting aod in harmony with
the village Core 1if scala is &
firacr priority design concern.
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Farm
The overall form statement of the
nedium densfty housing ashould

reinforee the Core concapt of the
area. The forms should vary but
gradually ecreate transzicions co
ather areaa, The overall form of
the medium deansity housing ele-
ment as it facea the Park 1ia
particularly lapartant. Thtis
edge 1a visible by msny and cre-
dtes a strong design image for
nuch of che publie, Transition
of form sympatheti{c co the Park
18 vical.

The forme of the highest density
housing sdjacenc ¢to the Town
Center may rveflect the design of
the Commersial Element but should
likewise communicate its resfiden=-
tial wuge. Thia can be accom-
plished through the uge af urban
residential formsa.

The trsmaicional
legser density should express
nore conventional Tegidential
forms and shapes to emphasire the

houeing of a
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Roofacape

The Town Center Residentia) Ele-
ment 18 onae of the higheat of all
residentcial neighborhoods in
North (City Wewt, thus the raof-
line wmust be carefully consid-
ared. The Community Plan g@ncour=-
ages a high profile in this area.
However, caraful coadideration
should be given to its visibilicy
fron the entirae communicy.
Therefore, the ekyline must be
vell designed. The ecareful sac-
tentfon to the deasign of this
skyline will gerve well co a-
cthieve the residentrial form crLhar
is sought for even the highast
densictes.

The highest structures, or pri-
msry masa a8 establimhed by Fig-
ure 58 may emploay flar roofs with
parapet walls integral with the
wall below to conceal rooftop
equipment vents and shafts. The
inctermedinte Btructures or secon-
dary building mass as established
by PFigure 58 must include at
leaat 33 percent pltched roof.

residencial nature of North City The balance may be flac. The
Went.
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TOWN CENTER HOUSING SECTION
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VERTICAL ELEMENTS FELP REDUCE APPARENT ROOF DESIGN CAN CREATE VARIETY AND
LENGTP OF SINGLE BUILDINGS, AESIDENTIAL SCALR,
=
— Z 1D

;

XX - ¥ N

1%
4
’F

1
't-.

- D'?

= T e e o T

- — ' ——
T —

i

H{: :
|
\

\

k

FIRAY FLOOR SERVES AS VISUAL ‘BASe” GARAGE PARTIALLY HIDDEN FROM ViEW
TO BULDING AEOUCING APPARENT SCALE, BY AERM.

A BIMPLE PALETTE OF MATERIALS WITH CHANGE
OF MATERIALS AND TEXTURRS USED TO EMPHMASIZE
{NTEGRAL DESIGN FEATURES.

FIGURE 80
EXAMPLE ELEVATION 3-4 STORY BUILDING
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NY DESIGN CAN CREATE VARIETY.
COMPLEX ROOF $OAMS HELP CAZATK BALCO la e Y

AESIDENTIAL SCALE.
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SRONG BASE OF MASSIVE FORM WFELPS REDUCE GARAGE PARTIALLY HIODEN FROM VIEW BAY
SCALE. BERM.
A GIMPLE PALETTE OF MATERIALS COMBINED CHANGE iNM TEXTURE CREATES VARIETY.

WITE COMPLEX FORMS AND COLORS.

FIGURE 61
EXAMPLE ELEVATION 2~-4 STORY RESIDENTIAL
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transitional building nasses
escablished by Filgure 358 must
employ a ainimua of 66 percent
pictched roof.

The pitched roofs must emploay
some form of atrticularion {ia mass
and plane at a miatmum of 50 foot
intervals.

Lower sastrucfures must have their
roofscapes designed in an orderly
fashion to eliminete vigual chaos
from che wsurrounding bulildings
that view theae roafs,

Complece raocf forms must be used.
Mansard and partlial roof forms
meant to give the lapressfon of a
complete roof from below are not
allowed. Flat roofs must be of a
color to blend with the adjacent
pitchad rovfs, Mechanical equip-
ment larger cthan 3' x 3*' x 3°
that may be viewed from above
muat be covered by a trellis or
louver atructurae.

Style

There is no architectural style
mandactaed for the medium deunsity
housing araa. If an historice
atyle, poat moderm style or an
rllusion to an historic atyle 1s
chosen, this should be done in
favor of a etyle that supports
the goal of creating the exten-
slon of the Town Center Core of
North City West. The architec~
tural sdcyle selected, therefore,
must embody charactaeristics that
support thie goal and all the
othaer desigun criteria discuassed
without destroying the integricy
of the style.

The Residential Rlement of thae
Town Center is conceived of as an
lncegral part of the Commercial
Core and 13 a necessary component

in order to create a troe “Town
Cencer”, Therafore, just as wich
the Hetall Area, che older com-
munitias of Del Mar, Solana Beach
and ancho Santa Fe should be
conpidered aa a gource of archi-
tectural etyle.

Because of che large numbere of
dwelling unics planned for che
Town Center Residential and Medi-
um Densicy Residential, wvariety
in form, planmn and elevation 4is
neceaaary to insure a lively di-
verse environmenr,

Therefore, a sjngle building plan
aither 1a 1ics basic form or re-
versed may not be repeataed with-
out subatantial change, more than
four times within a Developmant
Plan Area. The @oaximem unic
count permitted within this plan-
type 1is 300. Even though the
building plan may be repeated
four times, a different pattern
of consiatent colors must be used
for each building.

For a4 building plan to be con-
gidered substanciaglly changed, at
least 30 percent of the plan ele-
ments and elevation elements musc
be raea—arranged or re-configured.

Three baeic unit plans shall bae
included in development plans of
100 units or mora.

Matarials

While materiale normally sesoci~
ated with residenttial projectsa
ara quice different from those
associated with rtataill canters,
the Medium Denaicy Housafng Ele=-
mant 3Should be constructed with
materiala that relate well to
those uesed ia the deaign and can-
structien of the neighboring re-
cail area. Only those matertals
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that can be used appropriately in
a rasidential applicstion wshould
be employed.

These uwaterials include stucco,
masonry, and conerete with wood
and metals used as ¢trim, rail-
ings, atc. Roofing mactarials
such ss clay or concrete tiles
are preferable aver wood, or
asphalt shingles.

Glass ares should be limited to
no more than 40 percent of the
exterior wall surface. Reflee~
tive glasa 1s not permitted.

Paving of pedeatrian areas should
be predominately concrete, how-
ever, a minimum 25 percent of the

area must be enriched paving.
Driving surfaces aand parkiog
areqs other cthan those within

gtructured may be a palette of
severasl matarialasa but wmust also
contain a minimum of 10 percent
enrichad paving.

Retaining and ecreen walls may be
masonry and/or stucco, but must
relets to the nearest duilding
elepent in use of materials, and
eolor and architectural detsail.

Color

Becauae of the large number of
units at this density saud the
goal of ecreating an extension of
the Viliage Core, the use of sev-
ernal colorse can help to provide
diveraity and variety. The color
Belections must be from a palette
of nuted toneg, except for ctrim,
Wherever possible, earth tones or
pastel colors should be used to
further define the residentisl
character desired of this ele-
mentc. Strong contrasting colors
are helpful in defining encry and
eireulation ways.
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Lighting

Only lighting for security and
necessary illumination aof vartiousn
apaces 'and walkways will be per-
mictad. Addirtional criceria 1Is
deseribad in the section titled,
Lighting.

Parking Areas

Because of the large aoumbers of
parking aspacea required to serve
the Madium Density sund Town Cen-—
ter Residential Areas, cateful
acttenction must be given to the
design of parking areas. These
areds should be denigned te be
both attractive and functional.

Underground parking should he
ancoutaged to eerve the higher
densities agdimcent to thea Town
Center. The vehicular rampa to
serve this type of parking shaauld

bae situvaetad to winimize their
visuval impact.

Visficor parking should be dis-
persed and kept to a2 minimum in
slze. Thiae spproach will ensure
more convenlent parking for the
vigitor and also minimize the

amount of asphalt exposed to
Viaw.
Landacspling should be provided

within the facerior of all
surface parking areas as well as
along the exterior to uninimfze
the vigual lmpact from the
adjacent residences and streetm.
Textured paving could alaso be
used to achieve more attractive
parking areass. A combination of
earth moundiag and landscaping
can be effactive in externally
screening parking areas. Fencing
may be appropriste in asome cases.
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Consideration should be given to
the movemant of pedestrizaa
through parking areas, providing
separated walkways io esome 1in-
stancesd., Adequate lighcing
should dbe provided to accommodace
both the motorist and pedesctrian,

Signage
Refar te 8ection titled, Signage
and Graphicn.
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LOW-MEDIUM DENSITY RESIDENTIAL

Goal

Ths low-medium density residen~
tisl category f{a limiced to cthe
southwesat corner of the Precinse
Plun Unit. The location is ap-
propriacte for this density 1in
ordsr to form a transitien to the
adjacenc residentinml unitc co ths
gouth, The overall goszl for this
Precisae Plan Housing Element 4is
to form the gouthern edge of the
Comnunity Park,

Aelatlonship to the Plan

The Urban Design Plan rTelies omn
thie Residential Area co form the
wesrtern edga of the pedestrian
liok through cha Park and achool
area and on to the northern con-
nection of the Developmant Unit
91x pedeptrian eystem, This edge
and rthe edge of the Coamunicy
Park sre the primary relation-
ships established.

Site Ptanning and Additional Criteria

Guidelinges for the low-mediun
houpring density have been prs-
viowvaly developed and adopted.
Refer to the Carmel Valley Pre~
cise Plan = Urban Design Element,

Parking Areas

The criteria set forth for the
medium density end Town Center
residential parking areas (p.
139) gsghould also ba used when
designing parking facilities for
the low medium residential densi-
ties.
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COMMUNITY PARK

The 17.70 acre Communlilty Patk lo-
cataed with the preciepe plan ares
is intended to serve the more ac-
tive recreactional needs of adja-
cent rasidential areas. Types of
facilicies provided should 1In-
clude play appsratus areas for
varlous child age groups, tennis
courts, and aeveral aportcs
fields. The 1llustratf{on below 1s
a conceptual layout of proposed
park faclliciaes. The following
typesa of facllicies are recom-
mended to be included within a

FPamilly plcnic area
Off-atreet parking

Landscaping {(buffer and special
areas)

Tennis Llourts

RecTreation center bullding with
competition eize awimming pool.

Sporta filelda: soccer, soft-
ball, ate.

community park.
% Quiat areas and oukdoor class-

® Play apparatua area - TOOmE
pre-schoal

* Play apparatus area -~ older * Jgpen or “"freeplay”™ area
childran

- RKIN
e ¢ RECREATION/ l

PARK AND 120 CARS ,, MMUNITY
SO BN~ L NCENTER

' _ &
I/ MULTI-USE FIELD é:r"
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DIRECT ACCESY

BETWEEN PARK
AND SCHOOL




JUNIOR HIGH SCHOOL

The 21.70 acre junior high school
{8 within the San Dieguito Union

High School District. Discue-~
sione wicth the districc's
architeccural consultanc have

cresated a s{te plan which will
observe the broad guldelinea
i1lluscrated balow.

The design and siting of the
school faclility will take into
account aesthetic impacts on Btu~
dants as well as oa the Burround-
ing community. Buffera may be
needed between land upes, such as
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to mirigate views and rescrict
access. An architectural style
and building materials appropri-
ate co the surrounding area
Bhould be utilized. The locarion
of the community park 1p ecoordi-
nated with cthe school'a athletic
f{elds to avoid unnecessary du-
plication of recreacion facili-
tieg. Figure 62 1s B conceptual
Plan, mnore epecific¢c drawing and
plans are te be approved by the
Saun Dieguito Union High School
District.

DENSE _B_UFFEH

MEDIUM DENSITY
HOUSING

N

&4 Ii i 12 &
———— '__" ———1 y4 Q
PEDESTRIAN ACCESS ol ,
FIGURE 63 HOUSING VEHICULAR ACCESS

JUNIOR HIGH SCHOOL
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JUNIOR HIGH SCHOOL

The 21.70 asacre junior high achool
18 wicthin the San Dieguito Union

High School District. Discus-
alions with the disctrict's
architectural consul tant hava

creataed a site plen which will
observe the broad guldelines
fllustrated below.

The design aend sictng of the
achool facility will cake into
account aesthetic impacts on stu-
dents as well asa gn the surround-
ing comaonity. Buffers may be
needed between land uvses, such asg
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to mitigate views and restrict
access, An architectural style
and building materiale appropri-
ate ¢to the saurrounding ares
should be utilized. The location
of the community patrk iz coordi-
nated with the school’s athletic
fields to avoid unneceasary du-
plicaction of recreation faecili-
tiea. Figure 62 18 a coneeptual
plan, more specific drawing and
plans are co be approved by cthe
San Difieguilito Union High Scheool
Districc.

DENSE BUFFER

%)

- TG

\v'

1 !
q‘s
- R

MEDIUM DENSITY
HOUSING

'PEDESTRIAN ACG <
PEDESTRIAN ACCESS VEHICULAR AGCCESS

HOUSING



TRANSIT CENTER

Introduction

The Tranasit Centsr ie a major bus
facilicy whieh 1w desigoned to
accommodate a variety of ctramatit
functions. These transit func-
tions can include passenger load-
iag and unloading, tranefere,
driver breaks and relief, bus
layovers, ecte.

The Tranait Center will be che
focel point of cransit service in
the Town Center, depending on the
level of service and demand che
Center could ineclude a variety of
amenities guch as shelters,
benches, bus bays, c¢ime tables
with route number identification
and a systems map, phones, and
trash cans.

Design Criteria

Because transit needs and
funcetions vary from loacation to
location, mno vuniversal design
critaria can be developed.
However, beyond the basgic
requirement expressed by San
Diego Transit for three bus baysa
(two for sctandard 40-foot buses
and one to dccommodate & 60-foocC
articulacted bus) and a pedescrian
sheltear, additional criteria has
been developed and 8Tée
{llvstrated 1n Figure 65.
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PLAN IMPLEMENTATION

INTRODUCTION

The Community Plen on page 119
ecta forth goals and objectives
for the iaplemancation techniques,
phasing aend precise development
plansa, and public facility finan-
cing. Thisa section addresses
these 1ssuas as they relate to the
Town Center Precise Plan Unmitc.

IMPLEMENTATION TECHNIQUES

The guidelines for laund uee snd
denign treacment the Town Center
Precise Plan Unit will be governed
by the Planned District Ordinance
(PDO) for North City West. In
econjunction with the approval of
this document, the City Counell
will approve an amendment to the
PDO that will create the TC Zone
{Tova Center)} and the MF4 Zone
(Hediunm Densicy Residencial).
Thase zonas will concain atandards
patctermad afcer the CA Zones
(commercisl) and R-1500 Zones
(resideutial) but are modified to
meeat the express needs a&and condi-
tions of this Precise Plan 1in
Notth City West.

The Planned Commercial Biacrict
(PCD) ordinanmce 101.0910 haa alao
been Iincluded as paret of che TC
Zone 8o that wsome of the innova-
tive techniquea of modern planning
and design may be appliad to these
developnents. This will further
screngthen the existing develop-
ment plan apptoval process ¢to
which each project muat gdhere.

The Town Center Precise Planm will
closely adhere to all conditions
of the land development ordinance
and further requirements of the
North City West community regard-
ing pgrading cechaiques and re-
strictions.
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Open Space

Openu Spece is not indicated ia the
Community Plan for tha Town Center
Precise Plan Unit. There are no
natural land forms that require
the conditions of open space
management to protfect. The Con-~
munity Park included within the
Plean provides the visual relief of
open space but facilities manage-
ment 18 under a differant care-~

BOTY.

Transportation

Tranasportation concerns have been
addressed asnd 8ll Tequirements
including alternate tramsporctaction
modea, bikeways, engineering traf-
fle control and phasing have been
incorporated. The traffic fore-
castg of the arem are contained in
the agsoclated Environnental
lmpact Report.

Park and Educational Fagilities

Recreational and edecationagl
facilities have been provided 1In
the exact location shown 1n the
Communicy Plan with the exception
of the Elamentary 8chool which has
been eliminated from the Bchool
program. Thege facilities are
being ecoordinazed with the ap~

propriate departmenta and dis-
teicea to comply with Council
policies.

Capitol Improvement Programming

Capital JImprovement Programming
haese been governmed by the Norch
Cicy West Public Facilicies
Financing Plan. This Precise Plan
will comply and coordinate with
all raequirenents of the Finsncing
Plan.
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Phasing

The Community Plan indicacesn
development phasing for the Town
Center Precise Plan Area in phases
one through three., It {a anticipa-
tead that cthe firat phase of de-
velopment within the Precisa Flan
Unic «will be the Commercial Ele-
ment. Thig fif{rat phase of davelop-
maent would {nclude the Neighhor-
hoad cencer component of the
Recatl Elemeant providing needed
sa¥vices ¢co the existing residen=
tial developmenc, The Regional
Ratall Area will bDe construcced
concurrent wich market demands.

Phasing of residential develop-
ments within che Towe Center Pre-
clse Plan Unit are propoaed to ba
directly relatad to the provisgion
of the major street network and
other infrastructure 48 set forth
within the adopted Public Faecili-
tles Financing Plamn for Norch City
West. With the assurance cthat
public facillities will be provided
commensBurate with the provision of
housing, actual phasing of Lndi-
vidual housaing produers can become
a fuunction of cthe marketplace.

The timing of construccion of pub-
lie faeilities such aa the Park,
Transit Centers and Library, have
been deterwined by cthe Publice
Facilities Pinancing Plan. It 1is
racommended, however, thact the
Transportation Terminal and Park=-
and-Ride Facility be developed in
conjunctiaon with the Reglonal
Shopping Center and Community Park
respactively. Further, 1t 1sa
reacommended that the Communicy
Park ba developed when the popula-
tion of the conmmunity reaches
18,000 people. The Publfc Facili-
ties Financing Plan sghould bhe
revised during the next annual

update Lo accommodate this recom-
mendation to the extent feasglble,

Phagsing of che Juniocer High School
haa been determined by the North
City Wegt School Facilities Maater
Plan. The tlming of conscrugction
of the School ahall be sBuch thst
ic will open in September af the
year and in accord wich the
follawing schedule:

Firae Phasga: Capaclity 600 stu-

dents, 200 4dtudents from North
City West (NCW).

Sacand Phage: Capacircy 900

dtudents, 600 mtudenta from NCW,

Third Phase: Capacitcy 1100

students, 900 studencs from NCW.

Development Plans

Development Plans hava been re-
quired for all areas io North City
West and will bde regquaired within
the Precise Plan Unit. The De-
vaelspment Plans far tha Town
Center Precise Plan Unlec will
follow the Town Center Precige
Plan criceria. The Precfae Plan
addreaseas the following 13sues as
mandated by the Community Plan.
Theaea irBueag must alao be
incegrated 1inco the Davelopmeat
Plans for the {individeal phases of
the Plan.

* The Community Plan objsctives in
terma of denasity, neighborhood
cancepts, wmajor and collecctor
Atreat patterns muat be metr.

* The complete circulatf{on syscem
i1s 1]1lusctrated Iin the Precise
Plan document including local
streets and tranait. The
Development Plans must {ndicare

how each phase relates to this
overall Plan.



®* The layout of wuses, parking
landscape 8nd walkways are shown
{in the Urban Design Plan. These
are the backbone of the Plan and
maust be continuved wirhin each
devalopanent phase.

#* The phasing of construction of
the Town Center Commercial (Core
is expected to be 1n three
parcs. Tha Weighborhaod Center
i3 planned to begin 1mmediacely
upon approval of this docoment
and »ll1 necessary mapa, perunics
and sapprovala associated with
the Regilonal Center following
sometime In the future as the
demand allows. The Development
Plaas themselves willl express
this phasing by their eequence
of subualccal.

¥ Grading beyond each phase of
Davelopment Plan approved maey be
allowed provided chis work is
within the Precise Plan Area and
gEenerally follows cthe grading
plan illustrated 4in figure 48,
This 1s ¢ta allow caordinated
grading and construction of the
entire Town Center Praciss Plan
Area.

* Fach Development Plan submitted
for approval ghall include a
site plan and Tecreet aAcene”
elavations that ineclude pre~
viousmly nspproved adjacent De-
velopment Plana. The mwmajor
deslgn features of sach Develop~
ment Plan =shall be coordinated
wich the major design features
of the adjacent prevliously ap-
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proved Development Plans and or
Preciose Flan RElemencts.

* All publfce facilicy sitem $1llum-
trated in cthe Precise Plan munt
be included with the Development

Plans of the RElement 41in which
they are ahown.

* All the applicable precise De-
vaelaopment Plan criteria as ague-
lined on page 132 of the Com-
aunity Plaon will apply te the
residential areas of the Precise
Plan as appropriate.

PUBLIC FACILITIES FINANCING

The Rorth City West Public Facil-
ities Pinancing Plan governam and
provides for the financiag, phas-
Ing and justification of each pub-
lic element of the plan including
parks, schools, streets, roads and
urilities. All land owners and
developers within the Town Center
Precise Plan Area will develop
according cto the requirements of
this Plan.

Deviation from the Financing Plan
might occur I1f development pro-
ceeds on a schedule or Bequence
not envisioned by che Pracise
Plan. Appropriaste adjustments
will be made and measores taken.

ENVIRONMENTAL IMPACT REPORT

* The Bunvironmentsl Impact Report
for the Town Center Precise Plan
Area 18 under geparate cover,
but is being processed for
approval eoncurrent with this
document.,
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®* The layout of wuses, parking
landacape and walkwaya are ahown
in the Urban Design Plan. These
are cthe backbons of the Plan and
must be continued withino each
development phaas.

* The phasing of construction of
rha Town Center Commercial Core
Ias expected ¢to be In three
parcy., The Neighborhood Cencer
is planned to begin inmediately
upen approval of thisa document
and all necessary mapa, permits
gnd approvala asaociated with
the Regional Center following
sometime in the future aas the
deamand allows. The Development
Plans themselves will expreas
this phasing by their sequence
of pubmittal.

* Grading beyond each phase of
Development Plan approved may be
allowed provided this work ias
vichin cthe Precise Plan Area and
generally follows the grading
plan illuscrated in figure 44.
Thisa 1s to allew ecoordinaced
grading and c¢onmatruction of the
entire Town Center Precise Plan
Arena,

* Bach Development Plan submitced
for approval shall include a
aite plan and T“street ascene”
elesvations that 1nelude pre=-
viously approved adj)Jacent De-
velopment Plansa. The major
design festures of each Develop-
ment Plan shall be coordinated
with the major design features
of the sdjiacent previously =p-
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proved Development Plang and or
Preciae Plan Elements.

* All public facility mites {llus-
trated in the Precise Plan mast
ba {ncluded with the Development

Plane of the Element in which
they are ahown.

* All the sapplicable precise De-—

velopment Plan c¢criteris ad out-
lined on page 132 of the Com-
munity Plan will apply to the
redldential areas of the Precise
Plan as appropriate.

PUBLIC FACILITIES FINANCING

The North City West Public Facil-
ities Financing Plan governms and
provides for the financing, phasn-
ing and juptification of each pub-~-
li¢ element of the plan including
parkses, schools, streets, roads and
utilitien. All land ownera and
develepars within che Town Center
Precise Plan Area will develop
according to the requirements of
chis Plan,

Deviation from the Financing Plan
mighe oceur 1f development pro-—
ceeds on a schedule or sequence
not envisioned by the Precine
Plan. Approprinate gdjustments
will be made and measures taken.

ENVIRONMENTAL IMPACT REPORT

* The Environmental Impact Heport
for the Town Center Preciae Plan
Ares 15 under sepatrate cover,
but is being processed for
approval concurrent with ¢this
document.



PRRCISE PLAN CATEGORY

TOWN CENRTER

MEDIDM DENSITY
HOUSING

LOW-MEDIUM
DENSITY HODSING

EDUCATIONAYL AND PAREK
AREA

SPECIAL UOSE

20N1ING

TC

MF4

MF3

EP

P
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BRIEF DESCRIFPTION

0F Z20NE

Based on the

CA zounse developmenc
sCcandards. Quantity of
residencial dwelling
units limiced to 799
units,

Maxloaum density

of up to 44 dwelling
units per aet residan-
tial scre. Quanticy of
residential dwelling
unite limited to 901
unita.

Maxinun dennity
of up to 29
dwalling unics
Per net rgsiden—
tial acre,

Educational aad
recrestional
uses, subjact to
developanent plan
reviaw.

Educational, imn-
stitutional,
recreational,
pudlic or guaai=-
publie uses,
subject to
developaent plan
review.

TABLE 3

PHYSICAL DEVELOPMENT CONTROLS



