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Introduction

BACKGROUND AND PURPOSE

The First San Diego River Improvement Project Specific Plan
(“Specific Plan®) area consists of approximately 261 acres
in the City of San Diego generally located in Mission
Valley. The project area is bounded by State Route 163 on
the west, Camino de la Reinma and Camino del Rio_North in the
south, and Friars Road on the north. The easterly boundary
of the Specific Plan area is approximately 700 feet east of
Interstate 805. A regional site location map is attached as
Figure 1. The owners of the property proposed for private
development within the Specific Plan area are MBM
Associates, Mission Valley Partnership, Mission Valley I,
Douglas Allred, Donald Sammis, CalMat Co., R.E. Hazard Con-
tracting Company and Murray Properties ("Owners®"). An
ownership map and project map for the private development
e'ement of the plan are illustrated in Figure 2. Ownerships
for the entire Specific Plan area are illustrated in Figure
50 of the Administrative Element.

In the 13970's, The City of San Diego began the process of
applying the Floodway (FW) and Floeodplain Fringe (FPF)
zoning pursuant to the City Floodplain Management Program.
In 1877, The City of San Diego adopted Ordinance 12191
whereby large portions of the Specific Plan area were
designated as Floodway (FW) and Floodplain Fringe (FPF)
Overlay Zones. The same ordinance provided that an alterna-
tive alignment of the Floodway Zone may become applicable
and original zoning (zoning in existence prior to the
application of the FW and FPF Overlay Zones) may be reap-
plied as shown on Zone Map C-523A, provided that certain
conditions are met. These conditions include preparation of
a Development Plan and an Environmental Impact Report. The
Development Plan is to provide for the passage of
floodwaters, satisfactory mitigation of adverse environmen-
tal impacts and landscaping. In addition, the Development
Plan is to take into account public use of recreaticnal
trails, provide for the protection of public health and
safety and provide for the protection of adjacent private
property.

The California Government Code provides that planning
agencies may prepare specific plans based on the general
plan for the purpose of *... the systematic execution of the
General Plan . . ." (Section 65450). The Government

o
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Code requires that specific plans include * . . . all
detailed regulations. conditions, programs, and proposed
legislation which shall be necessary or convenient for the
systematic implementation of each element of the General
Plan . . . " |Bection E5451),

It is the purpose of the First San Diego River Improvement
Project Development Agreement {("Development Agreement”) and
this Specific Plan to comply with the Government Code and
the conditions of said ordinance, to have the Specific Plan
adopted as the development plan referred to in said
ordipance and to designate portions of the Specific Plan
area to conform te land use designations shown in the
Specific Plan. Copies of the ordinance, as amended ;
(Ordinance No. 15662) and the associated Zone Map Drawing C-
523A are attached as Appendix 1. The zoning regulations
implemented by this Specific Plan are illustrated in

Figure 3. Approximately 156.6 acres will be designated for
uses permitted in the CA Zone and will be developed pursuant
to the CA zoning regulations.

The purposes eof this Specific Plan are to describe the
development permitted under the Development Agreement and,

as indicated :bove, meet the requirements of Ordinance No.
15662.

MARKET OBJECTIVES

The market objectives of the Specific Plan are to exha:ce
Mission Valley as a regional commercial center wichin the
City of San Diego by providing compatible commercial,
visitor and recreational uses. Using the centralized
location of the Specific Plan area and the San Diego River
as a focal point, it is intended that the wide variety of
mixed uses will attract not only current San Diego residents

to Mission Valley but also visitors and companies from
across the United States.

SPECIFIC PLAN SETTING

As indicated, the Specific Plan area consists of
approximately 261 acres in Mission Valley. An aerial .
photograph is provided in Figure 4, which shows the Specific
Plan area boundaries, the course of the proposed flood
control channel and the overall conditions existing in
Mission Valley. Interstate B05 is shown on the right,
Interstate § at the bottom and Stacte Route 163 on the left.
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Land uses shown on the aerial photograch include intensive
commercial development between the southern valley wall and
Camino de la Reina; sand and gravel cperations, commercial
and high density residential developments are north of the
river. Large areas of disturbed vacant land can be seen
over much of the area. Portions of these vacant areas are
presently undevelopable because of existing floodplain .
zoning regulations.

Whereas Mission Valley is primarily a business community
with commercial and office uses, the Specific Plan area is
generally undeveloped. The major land characteristics of
the area are the floodplain of the San Diego River and the
river itself, which bisects the Specific Plan area.

SPECIFIC PLAN DESCRIPTION

The Specific Plan entails three basic elements. The first,
the focus.of the Specific Plan, is the *River Improvement
Element”. This element consists of the improvements and
benefits that will be provided within or immediately
adjacent to the proposed FW Zone. These improvements
include the realigmment of the San Diego River to create a
flood contzel chamnnel between Interstate 805 and State Route
162. The floodway will alleviate flooding, open up more
land for development, and bicleogically restore the San Diego
River wetlands. This floodway will provide part of a

‘permanent greenbelt in Mission Valley, linking the ocean to

inland hillsides and the San Vicente and El Capitan dams.

Secondly, four major private develcpments are planned for
the Specific Plan area adjacent to the new:-flood control
channel. Collectively, the private developments are
referred to as the "Private Improvement Element® while
separately they are referred to as "Mission Valley West/MBM
Development®, “Hazard Center®, "Park In The Valley®, and
“Rio Vista West® (see Figure 2). The private developments
include residential, commercial-cffice, commercial-retail,
and visitor-oriented commercial uses.

Additionally, The City of San Diego has developed a Land
Guidance System which establishes policies and standards to
direct development in a manner which reduces automobile
dependency through the provision of alternative modes of
transportation. This transit-oriented development scheme is
regulated through transportation and land development
policies summarized in the Transit-Oriented Development
(TOD) Guidelines and the Progress Guide and General Flan.
The TOD Guidelines encourage transportation and land
development patterns that reduce reliance on the automobile
by encouraging transit use, reducing vehicle trip-lengths _
and creating environments that are conducive to walking and

=T =



bicycling. Mission Valley has been identified as an area in
the City where TOD's could logically develop due to good bus
transit and planned light rail transit opportunities as well
as accessibility to a well-defined circulation network.
Therefore, in addition te residential, commercial-office,
commercial-retail, and visitor-oriented commercial uses,

mixed-use developments in support of The City of San Diego's
TOD Guidance are encouraged,

Also included in the Specific Plan in the Public Facilities
and Services Element is a description of the public
improvements associated with the private developments.
Finally, the Administrative Element provides for the
processing, phasing and financing of the Specific Plan.

Environmental Impacts Reports (EIRs) for the Specific Plan
as well as subsecquent Amendments to the Specific Plan have
been prepared and are hereby incorporated by reference. The
environmental documents are on file with The City of San

Diege Planning Department, Development and Environmental
Planning section.

DEVELOPMENT ISSUES

Several development issues are associated with the proposed
project.

The envirormental issues include the physical environment
surrounding the San Diego River with its potential for
flooding and its biological resources. Wetland habitats
associated with the river are limited in distribution and
the riparian habitat is considered particularly valuable.
The project could have an adverse impact on the biological
resources and associated aesthetic and recreatiocnal
amenities.

Traffic circulation and the intensity of development are
also issues. The circulation system in Mission Valley is
currently congested. Any further contribution to this
congestion could have regional transportation impacts
because Mission Valley serves as a regional transportation
corridor and has limited access possibilities due to its
topographic conditions.

The urban design features of the project could substantially
affect the visual quality and character of Mission Valley.
The high-rise nature and high intensity of the project ecould
make the development highly wvisible and may set a precedent
for: other development along the San Diego River. The
development of individual projects in a *"superblock” type of
arrangement can affect the cohesiveness of the total project
due to lack of pedestrian interconnections. Urban design
guidelines are therefore essential to ensure that the form

-



and arrangement of development is compatible with the
valley's infrastructure and physical environment.

mnother development issue is the present lack of public
services and facilities within Mission Valley, partially due
to the present commercial nature of the valley and present
flooding conditions. No libraries, schools, fire stations,
police stations, post offices or public parks are now
located within the Mission Valley community. The provision

of support facilities is addressed in the Public Facilities
and Services section.
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_ Woodward-Clyde Consultants.

Development Considerations

ENVIRONMENTAL CONSIDERATIONS

Geology and Soils/Topograchy. A geological survey of the
proposed site was conducted in January 1979 by

The primary geologic hazards
which might affect the subject property are liquefaction and
ground-shaking.” There is a relatively high potential for
liguefaction because of the granular nature of the

subsoils. Significant movements along any of the local
fault zones or along the Elsinore fault could subject the
site to liquefaction. Because of the potential for
liguefaction and settlement, additional geotechnical studies
are required for each site before development occurs. These

studies are reguired by the Subdivision Map Act and the Land
Development Ordinance.

The elevation of the site ranges from approximately 75 feet
Mean Sea Level (MSL) in the portheast portion to
approximately 20 feet (MSL) near the western boundary. The
site 1s generally flat. Sand and gravel extraction

operalions have modified the area to :nclude some ponds and
spoil piles.

The average groundwater elevation at Interstate 805 is 30 to
34 feetr (Plan Datum] and decreases in the westerly direction
untll it reaches 2 level of approximately 1B to 20 feet pear
State Highway 163. Measurements taken at different times of
the year reveal that significant fluctuation in groundwater
levels can occur depending on the amount of rainfall.

Hydrology. Flooding in Mission Valley is a major concern.
The current means of flood protection in the valley are the
Floodway and Floodplain Fringe Overlay zones, which were

adopted in 1973 and applied to Mission Valley as an interim
flood control measure in 1977.

A number of hydrological studies have been undertaken for
the San Diego River, which are described in the document
entitled Alternate Floodway Development Plan. The 100-year
peak flood flow (which can be expected to occur once every
100 years on the average) was estimated by the United States
Army Corps of Engineers to be 36,000 cubic feet per second

‘fe.f.s.) in 1975. This is the.basis for current floocdway

zoning within the valley. However, the continued
urbanization of the drainage basin is expected to increase
the peak flow of a 100-year flood td 49,000 c.f.s. This is
the basis of design for the proposed realigned floodway.

-10-



The number of acres now flooded by the 100-year storm event
would be reduced so that approximately 30 acres would become
developable property within the Specific Plan area. An
additional 12.5 acres outside of the Specific Plan area
would also b2 gained for development by removal of the

FWw lone,.

Biolocical Resources. The native habitats in the project
area include primarily riparian woodland (37 acres) ,
freshwater marsh (14.24 acres), pond aguatic {9.53 acres)
and “"disturbed floodplain® (145.6 acres). The 'most valuable
resource here is the wetland/riparian habitat covering
approximately €1 acres. The riparian vegetation consists
primarily of black willow with some Fremont cottonwoods:
this vegetation is most dense east of Stadium Way and
between SR-163 and Mission Center Road. Because of the
mixture of plant associations and open water, the Specific
Plan area could potentially support many wildlife species,

Construction of the project would disturb approximately 37
acres of the existing 61 acres of riparian/wetland habitat.
The greatest disturbance would occur west of Stadium Way.
However, the floodway would be revegctated so that Lhure
would ultimately be a2t least a 100% replacement of the

riparian woodland, freshwater marsh and pond aquatic (open
water} habitats.

Water Quality. A water quality analysis was conducted by
Orville Ball (1978, 1379). The San Diego River is in a
highly eutrophic condition, is highly turbid and generally
can be considered to have poor water quality. Significant,
‘short term impacts during construction are expected,
particularly increased siltation and turbidity and a
decrease in dissolved oxygen. Low oxygen levels could
result in extensive fish mortalities. Long-term impacts
could include increased siltation and the introduction of
petrochemical and heavy metals from pavement runoff.

Cultural Resources. An archaeological survey was conducted
by WESTEC Services (1978). There are no known '

archaeological or historical resources within the Specific
"Plan area.

Hoise. The primary sources of noise in the Specific Plan
area are streets and freeways. Preliminary calculations
indicate that future noise levels from some streets will
exceed General Plan standards for noise levels, particularly
in residential areas.

-11-



Rir Quality. An estimate of the site's air quality shows
that pollutant levels exceeded federal and state standards
for at least 159 days out of the year (1381). The project
does not propose land use intensities consistent with the
land use assumptions of the Regional Air Quality Strategy.
Mitigation measures proposed include traffic flow
improvements, the provision of a bicycle and pedestrian
network and the reservation of land for a future transit
System.

B. PUBLIC FACILITIES CONSIDERATIONS

Transportation

Traffic Circulation. The existing traffic circulation
network, including current (1982) average daily traffic, is
illustrated in Figure 5. Mission Valiey is served by two
primary east-wWest routes - Interstate 6 and Friars Road.
Both routes serve the Fashion Valley and Mission Valley
Shopping Centers and the San Diego Stadium and also carry a
significant amount of commuter traffic. Interstate B also
acts as an east-west distributor to traffic between variocus
north-south freeways in the region. There are only two
north-south surface streets in the Specific Plan area
connecting Interstate 8 and Friars Road; these are Stadium
Way and Mission Center Road. Flooding of the San Diego
River now results in closure of these roads following each
significant rainfall.

.Planned roadway improvements should eventually reduce
congestion in Mission Valley. The San Diego Association of
‘Governments (SANDAG) completed a study of the I-8 corridor
and made several recommendations for traffic flow
improvements. These recommendations include ramp metering,
traffic signal coordination, transit service improvements
and arterial transit priority treatments. CALTRANS has
several 1-8 improvement projects in progress or planned.
CALTRANS also plans to extend State Route 52 easterly from
Interstate B05. SR-52 may ultimately connect to SR-125,
which will be an extension of State Highway 94 from I-8
north to SR-56. In addition, CALTRANS and The City of San
Diego have planned roadway projects external to Mission
Valley which should provide alternate travel routes to
Friars Road and Interstate B.

The local and regional transportation improvements necessary
to implement the proposed project are addressed in
Section VI, Public Facilities and Services.

SYge
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Public Transportation. Bus service teo Mission Valley is
provided by the S5an Diego Transit Corporation. There are
seven existing bus routes serving Mission Valley, which are
illustrated on Figure 6. A Light Rail Transit ([LRT)
alignment through Mission Valley has been adopted by the
Metropolitan Transit Development Board (MTDB). This funded
project is scheduled to begin construction by the fall of.

1394 and be operational by late 1997. The adopted alignment
is illustrated in Figure 7.

Pedestrian Circulation. The Specific Plan area currently
only has pedestrian sidewalks adjacent to a few public
streets and within retail shopping areas. Mission Valley in
general does not accommodate pedestrian traffic well, which

is due in part to I-8 and the regional nature of development
in the area,.

Parks and Recreation. There are no public parks currently
located within the Specific Plan area. There are three

regional parks surrounding the Specific Plan area: Presidio
Park, located in Old Town at the western end of Mission
Valley; Mission Bay Park, also located just west of Mission

Valley; and Mission Trails Regional Park, located northeast
of Mission Valley.

The greenbelt formed by the San Diego River corridor
provides both physical and visual relief from the existing
urban development. It currently provides limited

recreational opportunities in the form of fishing and small
boating.

San Diego Jack Murphy Stadium is located to the east of the
Specific Plan area and provides a facility for spectator

activities such as concerts, football, baseball, soccer and
other sporting events.

The YMCA (Young Men's Christian Association) facility is
located to the west of the Specific Plan area and provides
both indoor and outdoor recreational opportunities.’ A .
private health club is located to the east of the Specific
Plan area and provides indoor recreational facilities.

Schools. Mission Valley as a whole is served by eight
elementary schools, five junior high schools and Four senior
high schools in communities bordering Mission Valley.

School locations are illustrated in Figure 8. The current
enrollments and capacities for schools adjacent to Mission
Valley are summarized in Table 1. The Specific Plan area is
served by Jones and Juarez Elementary schools, Taft Junior

High School and Kearny lHigh School. These schools are all
operating below capacity.

-14 -
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Although no universities or community colleges are located
or planned to be located within the Specific Plan area,
National University, University of San Diego, San Diego
State University, .San Diego Community College, San Diego

Mesa College and Grossmont College are located within close
proximity.

Other Public Facjlities. The City of San Diego provides
water and sewer service to the project area. Substantial
improvements to the Mission Valley-Kearny Mesa trunk sewer
system are needed to serve the anticipated growth in the
region. Solid waste generated on-site is disposed of at the
Miramar North landfill. San Diego Gas and Electric Company
and Pacific Telephone provide gas and electric and telephone
service. SDG&E will use public and/or private street rightc-

of-way easements to provide gas and electric services to the
Specific Plan area.

Police and fire protection is provided to the Specific Plan
area by the City of San Diego Police Department Western
Division at 5480 Gaines Street and The City of San Diego
Fire Department Station 18 at 4676 Felton Street and Station
28 at 3BB0 Kearny Villa Road,

The Specific Plan area is in close proximity to the
following City of San Diego libraries: the Linda Vista
Branch at 6950 Linda Vista Road; the Mission Hills Branch at
925 West Washington and the University Heights Branch at
4191 Park Boulevard.

Hospitals in close proximity to the Specific Plan area are
Sharp Cabrillo Hospital at 3475 Kenyon, Alvarado Internal
Medical Group, Inc., at 6367 Alvarado Court, Mercy Hospital
and Medical Center at 4077 Fifth Avenue and University
Hospital, UCSD Medical Center, at 225 Dickinson Street.

Public Facilities are illustrated in Figure 9.
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SPECIAL DESIGN CONSIDERATIONS

Viewshed Analvsis and Matural Features. The Specific Plan
area consists primarily of a level valley floor divided by
the San Diego River and its associated riparian vegetation.
Scenic views of natural features and structures from the
valley floor include views of the matural slopes on the
south side of the valley, of the mountains to the east in
cast San Diego County and the I-B0S bridge to the east. The
hillsides visible on the northern side of the valley have
been scarred by sand and gravel extraction, but these slopes
will eventually be reclaimed and revegetated.

The primary views from the valley floor are in a north-south
direction because views from the Specific Plan site are
limiced by the relative flatness of the valley, existing
develcpment and vegetation. However, wviews up and down the
valley are available from some locations within the Specific

Plan area, such as buildings and some public streets. Views
into and out of the site are illustrated in Figures 10 and
11.

The valley and the Specific Plan site are highly visible
frum the mesas and rclopes on the north and south sides of
the valley. The primary natural features consist of the. San

" Diego River and bordering riparian vegetation. The trees

along the river are also visible from many public roads and
freeways within Mission Valley. Much of the Specific-Plan
area beyond the river has been graded or cleared at one time

so that the vegetation is disturbed, with native shrubs and
a variety of grasses.

Most of the existing development within this section of the
valley, between SR-163 and I-805, consists of low rise
commercial development. Taller office buildings occur in
the vicinity of the SR-163 and I-8 junction as well as
within the Rio Vista East development just west of the I-805
freeway. Residential developments are located primarily
adjacent to the San Diego River corridor and are generally
low rise (less than four stories) structures. Within the
Specific Plan area itself, portions of Hazard Center have
developed with an office tower and low rise commercial uses
including retail, restaurants and theaters. Commercial
retail predominates north of Interstate 8 with the Mission
Valley West and Mission Valley shopping centers. The
Mission Valley and Fashion Valley shopping centers have
become strong community nodes. These developments consist
of low-rise structures surrounded by expansive parking lots.
Scattered restaurants, service facilities, commercial-retail
buildings and residential developments are located along
Mission Center Road and Camino de la Reina.
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Wetlands Management Plan. The City of San Diego has proposed the
Werlands Hanagement Plan,. which is based on the premise thaz the
goals of floodway confinement and on- site wetlands habitat
preservation can be achieved with modifications to the floodplain
configurations. It is envisioned that such alterations can and
should achieve restoration and protection of a viable
wetland/riparian resource by incorporating mutually supportive
hydrologic and biclogic parameters into the floodway design.

The City of San Diego has undertzken this management program to
help coordinate various private and public interests concerned
with riparian/wetlands habitat protection. With technical
assistance from the United States Fish and Wildlife Service,
California Department of Fish and Game and Caltrans, the Wetlands
Management Plan establishes specific biological design criteria
to be coordipated with the hydrologic confinement criteria of the
existing Floodway (FW) zone. The intent is that any sections of
the projected 100-year flood management facility be so designed
that a wetlands habitat system at least egual in overall quality
to that presently existing is preserved, enhanced or created
continuously along the 5an Diego River.

'Existing Easements and Rights-of-way. A number of traffic
corridors and rights-of-way cross or closely parallel the
Specific Plan area: Camino de la Reina, Camino del Rio North and
Friars Road in the east-west direction; and Mission Center Road,
' Stadium Way and several other minor cross streets in the
north~-south direction.

In addition, there are a2 number of easements for sewer, water,

storm drainage, gas, power and telephone installations that cross
or are parallel to the more developed areas of the site.

Prevailing Wind Patterns and Blow Sand. Prevailing winds are
from the west and north and, therefore, winds tend to come up the
valley from the west. Occasional "Santa Ana® conditions bring
warm winds from the south and east. The valley landform and the
high traffic volumes along Interstate B and connecting freeways

create a potential for adverse air quality conditions during
pericds of high traffic congestion.

ﬁlnw sand is occasionally observed in the valley because of the
ongoing surface mining from the mineral extraction facilities on
the northern portion of the Specific Plan area. The mining

activities are closely monitored and blow sand is seldom a
problem.
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A.

River Improvement Element

OBJECTIVES

The River Improvement Element describes the improvements to
the San Diego River and its floodway, which include the
flood control channel, the management, maintenance and
monitoring for the flood control channel, a revegetation
plan for the establishment of wetland habitats, the
recreation and open space that will be provided along the
flood control channel, the improvements to the visible
qualities of the San Diego River and the relocation and
replacement of certain public utilities, A description of
the area covered by the River Improvement Element is that
property which would be zoned FW within the Specific Plan
area as shown on the Zone Map, Figure 3, plus the buffer
areas designated beyond the floodway proper.

The objectives of the River Improvement Element include the
control of the 100-year flood (49,000 cfs) and the
qualitative improvement and management of bioclogical
resources along the river. The cbjectives of this element
also include the provision of passive recreation areas, a
pedestrian/bicycle path and a nature trail. The
improvements should adeguately mitigate biological impacts,
enhance the visual gquality of the floodway and should

provide a focal point for the private development on
adjacent properties.

FLOOD CONTROL CHANNEL

The River Improvement Element provides for a2 reconfigyuration
of the existing floodway between State Route 163 and
Interstate B05. The floodway has been designed to convey a
peak discharge of 49,000 cubic feet per second (cfs) without
raising the calculated water surface above the existing
100-year level. The peak discharge of 49,000 cfs was
estimated by the Army Corps of Engineers based on the entire
catchment basin being developed to its ultimate potential.

In general, the existing fiocodway will be narrowed and
deepened. When completed, the width will vary from 330 to
over 600 feet, with an average of approximately 360 feet
between SR-163 and Stadium Way. The maximum depth will also
vary, with an average of about 22 feet. The tops of the
channel banks will be two feet above the level of the 45,000
cfs, 100-year flood. The basic shape will be trapezoidal
with 2k:1 slopes on the channel sides. The channel has been
designed to be'a winding, natural-appearing waterway with
heavily vegetated channel sides. A typical cross-section is
illustrated in Figure 12.

25~



360"+
250'+

2 1/2:)_SIDE_SLOPES
'00-YEAR FLOODLEVEL| [

2' MIN. FREEBOARD _

o

NOMINAL CHANNEL DIMENSIONS

VARIES - 330 TQ 60QQ'+
2' OVERDREDGE

2%l SIDE_SLOPES (TYP) :

/_ w 100- YEAR FLOOD LEVEL Serfer
o <

BUILDING FLOOR

2 MIN. FREEBOARD
(TYF)

TYPICAL CROSS-SECTION

1 Nominal Channel Dimensions and a Typical Cross Section of Floodway | 1 2 |
4 First San Diego River Improvement Project Specific Plan | FIGURE




A maximum design velocity of 7 feet per second has been
chosen to minimize flood damage of the landscaping and to
prevent bank erosion. Energy dissipators will be provided in
the form of three drop structures, located at the existing
and proposed road crossings. Rip-rap slope protection will
be provided in areas where erosion may otherwise occur, such
as on the banks at and near road crossings, on the laéding
edge of islands, in areas where the flow is to be
constricted, where the side slopes are steeper than 2%:1 and

everywhere flow velocity is calculated to exceed 7 fset per
second. :

The project design includes the upgrading of both river
crossings at Mission Center Road and Stadium Way, and the
creation of a third crossing between the two at the northerly
extension of Camino del Este. All three crossings are
designed to pass the existing 10-year storm (3,100 cfs) in
culverts and to act as drop structures. A section through
all of these crossings, based on preliminary project plans,

is shown in Figure 13. The project design will also protect
Camino.de la Reina from a 10-year flood.

C. REVEGETATION PLAN AND MANAGEMENT PROGRAM

The Revegetation Plan's chief purpose is to mitigate for
losses incurred to the San Diego River riparian/wetland
habitats during the floodway improvements. The Revegetation-
Plan will provide at least 100% replacement of the existing
riparian woodland, freshwater marsh and open water habitats
and will provide a continuous vegetation corrideor along both
sides of the river, Existing riparian/wetland habitats
include 37 acres of riparian woodland, 9.53 acres of open
water and 14.24 acres of freshwater marsh.

Details on the revegetation of the floodway are contained in
the Revegetation Plan, incorporated by reference {(Nasland
Engineering, June 3, 1983) and contained in Appendix 2 (under
separate cover). The Revegetation Plan contains the
following details: a plant materials list, specifications
for planting, specifications for the guality of plant
material, conservation of site-npative plant material,
irrigation system needs and a management, maintenance ahd
monitoring plan.

The referenced Revegetation Plan is based upon preliminary
design studies and as later design phases occur, amendments

may become necessary as determined by the City Planning
Director and City Manager,
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A generalized map of the proposed habitat locations
(riparian/woodland, open water, marsh and shrub) is provided

in Figure 14 (Section 1IV). A detailed map of the proposed
habitat locations is contained in the Revegetation Plan.

Phasing. The_apprﬂpr+ate phasing of construction and
revegetation in the River Improvement Element area is
critical to the attainment of the Specific Plan objectives.
Despite the fact that there are multiple private property
owners affected, the flood control channel will be
implemented as a single project. To achieve successful
revegetation, a contract will be executed between the City
and a landscape contractor, with specifications as to
performance standards approved by the U.S. Fish and Wildlife
‘Service. Satisfactory completion of certain tasks or phases
will be evaluated by a consultant charged with the
monitoring pregram, who will be independent of the landscape
contractor and selected by the City.

The phasing plan for the floodway construction is described
in detail in the Environmental Impact Report No. B80-03-41.
The project is broken into three phases, each spanning
roughly a one-year period. Work is scheduled to begin on
the west end of the site and proceed easterly. The
revegetative phasing 15 summarized in the Administration
Element and is explained in detail in the Revegetation Plan.

Management, Maintenance and Monitoring Plan. The
Revegetation Plan also provides details on the management

- and maintenance of the floodway area. A monitoring program
will document the regrowth of the riparian and marsh
habitats during project construction and after
revegetation. The monitoring program will continue for 10
years after the revegetation of the last phase, with the
preparation of semiannual reports. The monitoring
information will serve as the basis for management
recommendations. Three agencies, the City of San Diego
Environmental Quality Division, the U.S. Fish and Wildlife
Service and the California Department of Fish and Game, will
form a2 committee for technical management practices, with
which the project biologist (monitoring consultant) will
consult. - This committee will provide technical
recommendations, which will be carried out by the City.

Routine maintenance will consist of three elements: 1)
maintenance of biclogical resources as indicated by the
management program, which shall include appropriate steps to
be taken to insure hydraulic efficiency; 2) maintenance
dredging of the channel bottom to ensure hydraulic
efficiency; and, 3) maintenance of aesthetic quality by
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trash clean-up and repairs of facilities. The design of the
floodway will insure that the biclogical mitigation program

can be achieved concurrent with necessary hydraulic
parameters.

Project proponents snall maintain the flood control channel
to insure adequate flowage in perpetuity at no cost to the

City in accordance with an agreement to be entered into with
the City.

PERMITTED USES WITHIN AND ADJACENT TO THE FLOODWAY

In order to create and maintain a viable wildlife corridor
within the floodway proper, it is necessary to protect the
native habitat areas from excessive human disturbance. A
degradation of both the native habitats and their use by

wildlife can occur through either noise, visual or direct
physical disturbance. These same forms of disturbance can
also degrade the aesthetic value of the river corridor for
human use. For these reasons, buffers should be provided

and activities should be restricted aleng and within the
floodway.

Buffers. A substantial buffer area, planted with native

species of coastal sage scrub-.and native trees, is needed to
protect the river's habitat and to create greater edge and
diversity. Specific criteria for these buffer areas is
presented in the Urban Design and Development Guidelines
section and should be carefully implemented.

Permitted Uses. A primary objective associated with the
floodway improvements. is to create a natural open space
corridor. Therefore any facilities located within the
100-year floodway should not reduce either the guantity or
quality of the native habitat areas. Any passive recreation
facility, such as a pedestrian/bicycle path and a nature
trail, should be placed within the floodway only where more
sensitive habitat areas can be avoided.

Uses within the buffer areas adjacent to the floodway should
also not intrude upon or degrade the habitat value of the
floodway. Passive recreation facilities within the buffer
areas are permitted and encouraged.

ROLE OF THE FLOODWAY AS A PARK

The General Plan identifies the San Diego River in Mission
Valley as one of the key open space areas in -the City for

development as a natural park and recreational area in
conjunction with flood protection.
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The floodway proposed in this Specific Plan will cover
approximately B8 acres and will serve as a natural park.
Mative habitats in the area will be replaced on at least a
one-for-one basis and the Revegetation Plan will result in
the gualitative improvement of these habitats (riparian
woodland, marsh and open water) over existing conditions.

The 100-year floodway property will be placed in an open
space easement.

Passive recreation will be provided to the extent that these
facilities are compatible with habitat preservation.
Pedestrian and bicycle paths, a nature trail, picnic areas
and rest or view areas will be provided within the floodway
and within adjacent buffer areas (Figure 20). Criteria for
the provision of buffer areas and for the location of
recreational facilities are contained in Section 1V, Urban
Design and Development Guidelines.

The natural open space system created within: the floodway
will serve as a regional resource, with access and parking

provided for the general public and with view corridors from
public roadways.

FLODDWAY CROSS - SECTIONS

Typical cross-sections of the conceptual landscape
development plan are provided in the Revegetation Plan.
These cross-sections show the flood control channel after
the River Improvement Element is completed.

UTILITIES AND STORM DRAIN IMPROVEMENTS

Utility Relocations. The construction of the First San
Diego River Improvement Project will require the relocation
of some public and private utilities. The most significant

of these is the existing temporary trunk sewer traversing
the valley from east to west.

Approximately 3,000 linear feet of the temporary sewer
between Mission Center Road and Stadium Way must be
relocated. The existing pipe is an unlined 54-inch diameter
concrete pipe which was constructed in the early 19%60's. At
the time it was constructed, it was expected to have a
service life of approximately 20 years. - The proposed
replacement is a 66-inch diameter plaster lined concrete
pipe which will be considered permanent. The project
proponents shall bear an eguitable portion of the cost of
this relocation, since the existing pipe has not reached the
end of its service life. The balance of the cost
attributable to the placement of a larger pipe and the

% 1



removal of the old pipe shall be paid out of public funds
when such funds become available, which shall be specified
in an agreement between the proponents and the City.

Construction of the trunk sewer line should provide adequate
access to the line from dry land. -

Other utility relocations are relatively minor. A private
sewer main crossing the river in Mission Center Road will be
replaced with a public main. The support poles for the
existing overhead power line crossing the river at Mission
Center Road will 2lso need to be relocated.

An existing 16-inch cast iron water main also crosses the
river near the west end of the project. This main can be
abandoned across the channel.

Improvements to Local Storm Drain Systems. Included in the
River Improvement Element is the construction of a number of
storm drain pipes and culverts. The proposed configuration
of the existing and proposed storm drain systems is shown on
the preliminary project drawings. The detailed design and
sizing-of these minor storm drains has not been accomplished
at this time, but will be required as part of the
Administration Element of the Specific Plan. Construction

of these storm drains will be accomplished in conjunction
with the grading operations.
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IV. Urban Design and Development Guidelines

The Urban Design and Development Guidelines section encompasses
all components of physical design and other development
considerations within the Specific Plan area. It provides the
gualaitative design concepts and development guidelines that will
make all subsequent individual development actions cohesive.

The determinants of Urban Design are categorized into three
primary areas; the river corridor, the transportation system,
and architectural considerations. Development guidelines are
recommended in these three main areas and are designed to
provide a basis for the evaluation of future private development
plans and public improvements. 1In all cases, the guidelines are

written to address physical and visual impacts affecting public
areas.

A. RIVER CORRIDOR

The river corridor includes the floodway proper and its
surrounding environs, including buffer areas and all land

that connects visually and functionally with the river open
‘space.

Hatural Environment

As descrabed in the River Improvement Element, the floodway
will be designed as a natural-appearing waterway with the
redevelopment and preservation of native wetland habitats.
Open water, freshwater marsh areas, riparian woodlands,
buffer areas and passive recreation areas will together form
a complete open space system along the river. Matural
environmental features should be preserved and recreated
within the flocdway proper and should be incorporated as
much as possible in areas beyond the floodway boundary to

maintain and enhance the habitat and aesthetic values of thel
river. :

Upon completion of the floodway, open water areas will be
more extensive because of groundwater sources, although the
water level will fluctuate with the seasons. Freshwater
marsh vegetation will occur adjacent to and within water
areas. Riparian woocdlands will generally be located on the
floodway slopes and on some islands created within the .
floodway. A woodland canopy will extend beyond the floodway
into the private development area. A continuous vegetation

corridor will occur along both sides of the river (Figure
14).

33~



As explained in the River Improvement Element, buffer areas
along the floodway are important to maintaining viable
wildlife habitats. The following criteria snould be
carefully implemented.

GUIDELINES:

1.

Buffer Areas

The bufter areas are to be located along the entire
length of both sides of 'the river. At no particular
location shall the private development intrude into the
floodway proper. The average width of the buffer for
the entire Specific Plan area shall not be less than 20
feet. The maximum width of the buffer should be
approximately 50 feet, It is desirable to have
flexibility in the width of the buffer areas, but a
minimuwn buffer area must be assured.

Buffer areas should be widest adjacent to the most
sensitive habitat areas.

The buffer areas will be planted with a combination of
native trees, particularly riparian woodland species
and native shrubs of the coastal sage scrub community.

Land uses within the buffer areas should include only
the LRT corridor, bikeway and pedestrian areas and
other passive recreation uses,

Passive Recreation Areas

Passive recreation facilities. are proposed along the
floodway, including picnic areas, benches, viewing
areas, pedestrian and bicycle lanes and a par course
(Figure 20). These activities should occur in the

100-year floodway only where they can avoid the more
sensitive wildlife habitat areas :

Active recreation uses are to be provided in the
central portion of the Specific Plan area, within the
private developments. These facilities are to be

linked with the passive recreation facilities along the
river corridor.



Flood Protection

Implementation of the Specific Plan will realign the
existing Floodway Zone through the construction of a man-
made, naturalized channel (Figure 15). The design features
of the channel are described in the River Improvement
Element. Generally the channel will be designed to carry a
100-year, 49,000 cfs flood, The floodway width and depth
will wvary, with the width wvarying from 330 feet in the
central portion to over 600 feet in the eastern and western
areas. The average depth will be 22 feet. Erosion
protection will be accomplished primarily by vegetation with

some rip rap in areas with higher water velocity or steeper
channel slopes.

Open Space

The river corridor is the central focus of the Specific
Plan's open space system. The river corridor, together with
the individual project's recreational .and urban plaza areas
and the street landscaping., form an important focal point to

the valley's hillsides and mountain back drop te the east
(Figures 11 and 16}.

GUIDELINES:

The river corridor is the dominant open space feature in
this area and is a part of the San Diego River City-wide

open space sysktem; as such, it should be accessible to the
public.

Areas outside the river channel should be landscaped and
linked te the river corridor.

Private project recreational and urban plaza areas should be
linked visually and/eor, physically to the river corridor, in
order to integrate them into an - area-wide open space system.

Public roadways directly feeding into this Specific Plan
area should be landscaped on-site and off-site with trees .
native to this area. If possible, riparian woodland type of

trees or drought-resistant and fast growing species should
be used.

The open space system of the river channel should be

continued to the east and west in subseguent development
activities.
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Views

View considerations in xelation to the river corridor are of
two types, 1)} ground level views from public areas such as
roads, prlmarlly affecting the siting of hulldlngs and 2)
aerial views from the hillsides into the river area and also
from public areas such as parks or roads, primarily
affecting the desired height and bulk of buildings.

GUIDELINES:

Generally, ground level view corridors into the river
corridor should be provided from public streets. This will
recquire space between buildings and development of

landscaped areas in the view corridors areas, as identified
in Figures 17 and 18.

Curving streets also provide special view corridors. These
areas have been identified in Figure 17. Development should
set back from the corridors and provide landscaped see-
through areas.

In order to provide visual openness and pedestrian scale
along the river, building heights or portions of the
buildings should generally be lower adjacent to the river,
stepping up to higher elements (Figure 1%).

Because of the view impacts of large low rise buildings as
seen from above, roof areas should be carefully designed to
enclose mechanical equipment. Projects should alsoc consider
the development of rocf forms and the use of roof materials
that will have positive visual impacts by providing color
and pattern. Ideally, strong consideration should be given
to the use of roofs for reareatiun, as terraces and
landscaped park-like areas, in conjunction with project

recreational activities or commercial activities such as
restaurants.

The private developments should provide landmark gqualities
and focal points for wisual orientation, through wisual
vertical elements or other special forms (for example,
towers, campaniles, domes or other forms). These
architectural forms are particularly applicable to urban
plaza areas in commercial developments.
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Portions of surface parking areas can be considered as view

cerridors if they are depressed 3 feet below the public
street's pedestrian level.

TRANSPORTATION SYSTEM

This section is divided into Pedestrian/Bikeway Circulation,
hutomobile access and Parking and Public Transportation
sections.

Pedestria ikEw

The Specific Plan makes extensive recommendations for
pedestrian and bikeway areas along the River Corridor. The
Specific Plan further suggests other pedestrian linkages

into the river area from the private development areas
{Figure 20).

GUIDELINES:

Pedestrian and/or bikeway access should be provided where
feasible along the length of the river as generally shown on
Figure 20. The pedestrian and bikeway access should be
placed in the buffer areas and in the floodway according teo
the criteria provided in this Specific Plan, with lookouts
developed at strategic areas along the river bends to afford
views of the habitat areas. Figure 21 depicts the various
bicycle facilities classifications.

All primary pedestrian walks should be six feet wide.

FPedestrian/bikeway areas should be eight feet wide within 12
foot (maximum) right-of-ways, exclusive of slopes.

The nature trail, planned along a segment of the pedestrian
system on the north side of the river, should be a maximum
of five-feet-wide and should be paved with natural-appearing
material. The nature trail would be a self-guided tour
using something like numbered stations.

Separated pedestrian bikeway areas should be provided within
the improved right-of-way on one side of the major street
crossings of the river. Other river crossings may be
considered for pedestrian access only as part of the nature
trail network. River crossings may be provided as long as
they are found to be consistent with the necessary flood
protection measures and can be adeguately maintained.

Urban plazas and project recreational areas for the
commercial, residential, hotel and office development should
have direct links to both the river channel and the public

streets parallel to the river, Friars Road and Camino de la
Reina. :

.

=



W“h R

|
S =4 i ql.ﬁi :-
#@ﬂi
Fﬂ
et b
g
! 10" Blvw Tial I
T e Tt o graded — .
7 1;_-:11; b RS
- i ‘h:
" ? ’ “'
- o f."g] #.-_-._@_J i

Sama &n appailie
whda gl wrwnl

o b33

ATl !
4 ¥ A 'iﬁ_n E
2 LLA1 S _ . -' ’? I" '3‘:, -l"l'." 1 r .
n{;;ypicamuca ]mﬁg@i. ﬁ;ﬁt e
R R L
$ama en appasile A B 2 7 e
whoa ol tkgel ir;_ T il %
M e i L
e
| t’lﬂ:‘;: l-
T | .!hduﬁ |; ‘.‘ﬁ -I
s ravel Lens
. ﬁ*&rﬁﬂ!m:'—hq

Ty, e M-u-l-lh
g 0 i - s

Bicycle Facilities Classifications 21 |
First San Diego River Improvement Project Specific Plan | FIGURE |




Project areas along the river should not be designed and
developed as islands. In order to avoid this isolation, a
separate pedestrian and/or bikeway should be developed
within the private development, conveniently linking all
individual project areas.

River pcde§trian3bikeway corridors should be designed to
link to adjacent areas to the east and west of the Specific

Plan area. The .links will be completed when projects to the
geast and west are proposed.

Separate bikeway corridors should be provided, where
feasible, on the streets serving the project area. The
establishment of this separate bikeway system is critical to
the concept of encouraging other "leocal” modes of
transportation and to diminish the reliance on the
automobile for local trips, by making bikeway access
convenient and safe. g

Commercial buildings should be encouraged to provide bike
racks and other facilities to encourage bicycle use.

Landscaped pedestrian sidewalks should be provided along all
public streets, where feasible, to encourage pedestrian
activity and expedite pedestrian access. Trees should be
located adjacent to the curb to provide pedestrian scale and

separation from vehicular activity without reducing normal
sidewalk area.

.Projects should front on the public street and provide
identifiable pedestrian access from the street into the
project, even in areas where parking lots are located
between the street and the buildings. At the same time,
projects along the river corridor should front on the river.

On-grade street crossings should be developed in conjunction
with major street crossings. Pedestrian crossings should be
identified through special paving design, where feasible.

In the event that on-grade mid-block pedestrian crossings
are provided, they shall be designed in accordance with
applicable standards.

Areas of very high pedestrian activity, which need to be
linked across a public street, should be linked above-ground
through the development of platform or bridge structures.
These bridges should connect pedestrian high activity areas

and should not be located in low intensity pedestrian areas
or parking lots.
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Direct pedestrian lines from transit stops (bus or L.R.T.)
should be provided to high activity areas, such as places
where there is a concentration of commercial, office, or
recreational activity. These pedestrian lines should also
link transit stops to the river corridor.

Automobile Access and Parking

The Specific Plan recommends significant improvements in the
street system serving the area and provides substantial
parking areas to accommodate the projected parking (Figures
22 and 23).

GUIDELINES:

Minimize driveway entrances into parking areas in order to

avoid breaking the pedestrian continuity of the sidewalk
areas.

Large parking areas should feed off an internal project
street rather than a public street’'area. In that manner,
ingress and egress is simplified and the project provides
dr:ve up and drop off access as well as parking.

Streets provided within an individual parcel for the purpose

of automobile access should be landscaped and should include
six to ten foot sidewalks.

Large parking areas should be enclosed as much as
economically feasible and exposed parking areas should
include 10% of their area in landscaping. Parking areas
should be heavily landscaped and should include large
canopied trees. Ideally, landscaping materials should
include native plants or either riparian species or drought
resistant species.

Large exposed parking areas should be depressed, where
feasible, below the level of the public street, in order to
maintain wview corridors through the project site, as a way
to mitigate for potential view blockage at streets
perpendicular toe the project.

Surface parking areas should be located away from the river
corridor in order to give that prime land a higher use with
more human orientation. However, if surface parking areas
have to be located along the river channel proper, where
feasible, the parking areas should be set back allowing a

wider buffer area than the average for passive recreational
activities.

-47-



t;‘HDAD Ti*—auuinme

PARKING

| T LANDSCAPED BERM
ROAD

WALKWAY

PARKING

Road Design Concepts | 22 |

First San Diego River Improvement Project Specific Plan | FIGURE |




1. PARKING AT F.W. EDGE

(AT, GRADE PARKING ONLY)
s "ﬁ:':ér
LANDSCAPE OR $BER

= = SCREENINGE NS 3
(s IIII!lﬂIiiilmIlllllllﬂllllliﬂ!illilllﬂllll|l||IIIIIﬂllllllllllliilillillllll|||||\i1|lllll\|lIlllllll\illilhlll\“\l\mu i

2. PARKING DECK AT GRADE

Lo i LANDSCAPE OR
DESK AT GRADE  srees EARTH SCREENING
= *‘,_‘1-_-'*- rf.-;t'*‘l"'f"" 83
rar T s . — e , —:'-:
“ ] ‘l r' lg&jﬁ- i
'*'a.- &
'¢"‘ = ;
# oy, b 3. PARKING SCREENED BY
- p = el -
G.;.";‘ o SR e
" ¥ . : el e ;‘1';/
"cx e . ] ﬁ':':“: s
“1 1 “ ” F 3 "“-:.,ﬁl"n X
: fl i' | |.| IIE Il |I| I"l
ijhil
H"Hll |Iih [hiliii I | 1 I”"hl“[ ||ﬁ||||||“l| I]Ithll!nulll‘lu
..'}é'
oy K= 4 PARKING MULTI-LEVEL
e gy - -:‘.QF' ﬁ‘smucrune ABOVE GRADE
- S
S ta_-wwn:;‘-:ﬂ:n_; SR

o= e
e TN = 2.
o \"‘"“ =—«:.LANDSCAPE OR
| "lll Qg EARTH ESCAEENING
'I '"[mli Dt ===

1If|
|

"l:unp "IIIII[ ‘l“i'“ 1
n||| I ,.tlllll.lt'lihu ][

"-u
r!"

| S OPENING FDH VENTILATION
il ""i "'fh!"!f.l“ il SoME LacATioNs TR

il

Parking Area Screening Concepts | 23 |

First San Diego River Improvement Project Specific Plan | FIGURE _'




Mixed use areas within the same parcel of land may be
considered for lower parking ratios than- single use parcels.
In order to obtain the lower overall parking raties, an
evaluation of peak use has to be made, as well as a specific

review of the parking areas, their access and design in
relation to buildings.

in order to more efficiently use the parking reserves of the
project, all surface parking areas should be interconnected.
This design would aveoid the need to over-use the public
streets by people who are looking for a parking place.

Additionally, a more efficient use of the parking areas can
be made, accommodating peak loads in areas that are not
being used at capacity.

Public Transportation

In order to accommodate the high intensity of projected
development, it is essential that a strong effort be made to
accommodate public transit corridors and stops. Two public
transit elements are considered in the plan, the City bus
system and the Light Rail Tiansit System. Additionally
provision should be made for the accommodation of a possible
internal shuttle system, linking the specific plan project
area to other high activity areas nearby such as the Fashion
Valley Shopping Center and the Town and Country Convention
facility (see Figure 21).

GUIDELINES:

Camino de la Reina is identified as the main bus
transportation corridor serving the Specific Plan area. 1In
order to expedite bus access, consideration should be given
to a 12-foot exclusive bus lane adjacent to the sidewalks.
If necessary, parking should not be permitted along Camino
de la Reina to facilirate exclusive use for buses,

Bus stop areas should be located at 1/2 mile intervals in
order to give the greatest walk-in access possibilities
throughout this high intensity project area.

Bus stops should be designed to be integrated inteo building
or pedestrian areas and urban plazas, in order to provide
easy pedestrian access from bus stop to destination.

1f not integrated inte the building, bus stops should be
designed to provide shelter from ccld and rain, as well as
being highly visible inside and out. Bus stops should also

be colorful, properly signed, and readily identifiable to
both pedestrian and rider.
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The Light Rail Transit System (L.R.T.) should beé
incorporated along an east/west alignment with an exclusive
right-of-way unimpaired as much as possible from cross-
traffic. The L.R.T. alignment is illustrated on Figure 7.
In order to provide for the L.R.T. line and for no other
purpose, a right-of-way for the L.R.T. shall be reserved.
Such right-of-way shall provide for the following, unless
otherwise approved by the City:

a. An alignment along the north and south banks of
the proposed floodway channel, subject to a
determination of the exact location which is
mutually agreeable within two (2) years from
approval of the Specific Plan. with an extensicn
pericd of up to one (1) year if it is shown that
substantial progress on a final alignment has been
made, provided, however, that the City shall
calendar a hearing from a progress report on the
status of the alignment determination one (1) year
from approval of the Specific Plan and again at
the end of the said two-year period, and at such
hearing{s) the City may delete this condition, if
it determines that no substantial ongoing effort,
having any reascnable ar of success, is being made
to make a final determination on alignment.

b. The width of such right-of-way shall not exceed
twenty two (22) feet, except at station locations
which shall be thirty-four (34) feet.

c. The right-cf-way shall be reserved for fifteen
(15) years, with an extension period of up to five
(5) years, if it is showri that substantial
progress on implementation has been made,
provided, however, that the City shall calendar a
hearing for a progress report on the status of the
implementation every three (3) years within said
fifteen (15) year period and at such hearing(s)
the City may delete this condition, if it
determines that no substantial ongoing effort,
having any reasonable probability of success, is
being made to implement the L.R.T. line.
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4. Owners shall bave the exclusive use and enjoyment
of the right-of-way, until such time as it is
acquired for trolley use, provided such owner use
shall not preclude use of the right-of-way for
trolley purposes.

e. The replacement of any off-street parking which is
removed due to the L.R.T. line, shall not be
required of the subdividing owners by the City.

L.R.T. stops should be located at % mile intervals in areas
readily accessible from urban plazas or major building areas
by pecple, or near main street crossings in order to afford
the greatest and easiest public accessibility from other
areas outside the project.

L.R.T. stops should provide shelter from the elements and
should be designed in a colorfol manner to provide readily
distinguishable design to both the pedestrian and L.R.T.
rider. Consideration should be given to individualistic
station designs, within some common parameters, in order *o
make the stations more individualistic and readily
identifiable.

L.R.T. stops may be alsc located in the interior of a

building or buildings, as long as the building use is highly
intensive. :

ARCHITECTURAL CONSIDERATIONS

This section includes design considerations related to
architectural forms and also addresses building materials,
energy conservation and signing.

Bui i orms

The quality of the Specific Plan environment points to the
use of certain materials as being more appropriate than
others. The following guidelines are provided to give some
insight into the character of building materials that would
fit into the area's environment. ’

GUIDELIMES:-

Tall buildings should be designed in the form of slim
Lowers. Consideration should be given to the selection of
materials rthat offset and enhance the dramatiec biotic and
topeographic features in the wvalley and-the inland mountains.
The materials should also enhance the light gquality in the
valley.
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Mid-rise residential buildings should make extensive use of
balconies, decks and roof terraces. - Building materials
should be homogeneous and should provide either a contrast
or a blending with the open space and landscaped areas.

Low-rise buildings should pay special attention to roof area
treatment and materials. Pitched roofs or other special
roof forms may be preferred in some cases to flat roofs.
Flat roof areas should be considered for human use as
terraces. Low-rise buildings should be designed with
homogeneous materials that complement landscaping materials.
Special care should be given to building detailing,
particularly at building entrances.

Signing

Because of the coordinated nature of development proposed
within the Specific Plan area, a coordinated $ign district
should be prepared. Signing standards for both public and
private areas should be developed for the Pproject area.

GUIDFLINES:

Public signing for river access and parking access should be
graphically coordinated. Sign sizes should be subdued
relative to the other design elements of the river corridor.
Consideration should be given to painting directional signs
on the ground. This method is a highly effective method of
providing directional signing and is not subject to removal.

Street signing within the project area should be graphically
coordinated in the design of the signs themselves and in
their location. S5ign locations should be prominent in order
to establish a clear directional identification.

Private development signing should be coordinated for
directional signing, identifying entrances, etc.

Building identification signs identifying building
activities and tenants should be designed to fit the
structure and design of the building.

Energy Consexvation
Wwith the increasing emphasis on energy conservation and the
utilization of alternative energy sources, it is important

to identify Jmown design considerations that should be
considered in the project development.
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GUIDELINES:

Roofrop solar energy collectors should be designed as an
integral part of the building form. The slopes necessary
for the energy collector are important and possible
determinants of architectural shapes. If rooftop solar
energy collectors are brought into a building complex
subsequent to construction, an appropriate add-on design

that integrates the collectors to the building form should
be required.

Building orientation and building openings are important
considerations to efficient energy performance. The use of
materials, building form, ventilation, natural vegetation
and orientation should be considered to minimize energy
loads and to have more energy efficient buildings.

Luca;iun and selection of landscaping materials should be
considered in relation to energy efficiency. Landscaping

can reduce high energy loads in the southern and western
exposures.
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V. DEVELOPMENT GUIDELINES FOR THE PRIVATE
IMPROVEMENT ELEMENT

This section describes the private development that will take place
on the Specific Plan properties outside of and adjacent to the
river corridor. These private developments are identified as the
Mission Valley West/MBM Development, Hazard Center, Park in the
Valley and Rio Vista West (Figure 2). Land uses are summarized in

Table 2. Land use activities along the floodway are illustrated in
Figure 25,

It is the intent of this plan that all of the private developments
work together to create an urban center, linking a variety of uses
into a mixed use project. The linkages will be created through the
use of pedestrian and bike paths as well as through strong wisual
links with the river corridor. The San Diego River will act as an
open space corridor and focus.

The development guidelines that follow are therefore designed to
perform two distinctive functions. First, the guidelines are
designed to insure that the private development projects fit into
the urban design infrastructure established in Section IV of this
Specific Plan (Urban Design and Development Guidelines). Second,
the guidelines are designed to be used for the evaluation of future
development plans. The development guidelines are divided into the
following general areas: type and intensity of land use, open
space considerations and access and circulation.

TABLE 2. FIRST SAN DIEGO RIVER IMPROVEMENT PROJECT
PRIVATE IMPROVEMENT ELEMENT

LAND USES
COMMERCTIAL COMMERCIAL MAXTMUM
DEVELOPMENT OFFICE RETATIL HOTEL RESIDENTIAL'!
{8g. FE.) (8g. Ft.) {Ho. of Rms.) {No. of Units)
MM/ MEM 490,000 3optt 336t
HAZARD 284,000 205,500 275 145
CENTER'Y (Gross)
PARK IN THE 500, 000 300,000 300 300
VML“ 4 1]
RIO VISTA WEST 290,000 - 310, 000 1,754
TOTAL 1,274,000 " 815,500 875 2,535

8%

121
(41

Alrternacive high density residential would result in no hotel development and a maximum of 707
dwelling units. ]
See Page 77a, #5.

Commercial recail square footage may vary. An all recail project shall noc exceed 410,000 s£,
and the office and hotel uses would not apply.
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Percentage of Land Uses
at Floodway Edge

T .

ﬁ OFFICE 18%
RESIDENTIAL™ 34%
COMMERCIAL / RETAIL ¥ *  20%
RECREATION CENTER 2%

4 Hotel® 4%
OTHERS 26%

(PARKING, OPEN SPACE, ETC.)

* The Ahernative High-Density Residential
Froject on the MBM Hotel Site may
slightly modity these figures.

* % An ahernative all-retail project on the
Park in the Valley site maEgsH htly

increase this ligure, and slightly reduce
the oflice and hotel figures.

Land Use Activities — PEFCEI’I!H_Q_E at Flnndway Edgg
First San Diego River Improvement Project Specific Plan
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Migsion Valley West/MBM Development

The Mission Valley West/MBM Development will be located on three
parcels (Figure 26). The first parcel is a 16.0-acre site
located south of Caminc de la Reina and west of Mission Center
Road. This parcel 1s now occupied by Mission Valley Center West
and includes commercial and cther theater, bank and service
structures. The second and third parcels are 6.9~ and 10.1-acre
sites (MBM), located north of Camino de la Reina and abutting the
river between Mission Center Road and State Route 163. These
parcels are presently in the Flcodway (FW) and the MV-M/SP zones.
There is a l.l-acre parcel within the 10.l-acre residential site
which is not owned by the project proponents and is not included
in the Specific Plan.

A, LAND USE TYPE AND INTENSITY

The cbjective of development on thig site is to construct a
mixed use project with coffice, recreational, visitor-
commercial and/or residential development. Because of this
mixed uge approach, it is expected that some of the people
working in or near the project site will alsoc find it
economically feasible and convenient to reside on-site and
to utilize the recreaticnal facilities provided within the
river corridor area.

GUIDELINES:

The 16.0-acre Migsion Valley West parcel is proposed for a
commercial office building with restaurants, boutigues,
gpecialty shops and similar uses integrated into an office
tower. The 6.9- and 10.l-~acre net MBM sites are proposed
for a hotel-related recreational facilitiesgs and/or
regidential develcpment (Figure 26).

As an alternative tc the hotel project, the 6.9-acre MBM
gite may be developed as a high density residential project
consgisting of approximately 371 units, with an optional
commercial component to increase public access and activity
in the River area. The residential component of the project
would include a combination of one, two and possibly three
bedroom units. The total number of units may be reduced in
the future to accommodate market demand. These multi-family
units will range in size from approximately 700 sg. ft. to
approximately 1650 sg. ft. The multi-family residential
dwelling units may be marketed as apartments and/or
condominium units.

The commercial component of the predominantly-residential
alternative could include a restaurant and other
neighborhood commercial uses, in conformance with the trip
allocation for the site. The commercial component could be
located at the southeast corner of the site, possibly
extending along Mission Center Road.
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The residential development on the 10.l-acre site will
congist of 336 units with a combination of one and two-
bedroomg, townhouses or flats, ranging in size from 750
sguare feet to 1,400 sguare feet. The residential units
will be designed for working couples or individuals and will
be marketed primarily as condominium units foxr sale.

Within the joint Mission Valley West/MBM gites, the
following square footages of land uses are proposed:

MVW (16.0-acre site): 480,000 sguare feet
(Commercial office)
MBM (6.%9-acre site}: 300 rooms (Hotel)
(Commercial Recreation included)
or

371 dwelling units (Residential)
MBEM {10.l-acre site): 336 dwelling units (Residential)

Building ccverage in the different sites is proposed as
follows:

MVW {16.0-acre site): 5% cof the site (office building)
MBM {6.%-acre site): 41% of the site (hotel, swim and
tennis club)
or
{6.%-acre gite): 31% of the site (Regidential)
MBM {10.1 acres): 28% of the site (Residential)

Building heights are proposed ag follows (see Figure 25):

MVW {(16.0~acre site) office building: 20 stories or
higher

MBM (6.9-acre site) hotel: 11 stories or higher
conference facility: 1-4 stories
recreation center: 1-2 stories
or
(6.9-acre site) residential: 1-4 stories
MBM (10.l-acre site) regidential: 1-3 stories

CPEN SPACE
The objective of the development on these sites 1s to
provide a setting in a park-like environment that will be an

important addition to the river corridor natural park and
open space gystem.
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GUIDELINES:

The private open spaces and landscaped areas within the
three individual project areas should be linked physically
and visvally to the San Diego River. Variety in the guality
and function of these open spaces is also proposed.

To maximize open space recreatiocn opportunities, the office
tower in the Mission Valley West site (l6-acre) will be
located in the center of a park-like setting constructed
over an underground parking facility. the setting will
include lawns, shrubs, trees, walks, sitting areas, plazas,
fountains and kiosks. Views will be available to the
interior as well as from the tower into the river channel

and adjacent areas. Approximately 95% of the site will be
landscaped. (Figures 16 and 27).

The hotel development on the 6.9-acre MBEM csite to the north
will be closely integrated with landscaped areas. These
landscaped areas will include walks, gardens and bike paths
to compliment the proposed native vegetation along the San
Diego River. MApproximately 48% of the site will be
landscaped, exclusive of the parking area,

The hotel's support facilities such as the restaurants,
lobby and conference areas will be located off the gardens
and landscaped areas oriented to the San Diego River.
Active recreation facilities are proposed within the hotel
complex area; they include a swimming pool, four tennis
courts, exercise room, pro shop and snack bar.

As an alternative to the hotel project, the 6.9 acre site
may be developed as a high density residential project
consisting of six 2, 3 and 4-story buildings with’
underground parking. Active and passive recreational
facilities would be incorporated into the project including
recreational buildings, poel, spa and active sport court
areas. In addition, resident restroom facilities, a meeting

room and an on-site manager's office would be incorporated
into the project.

The residential development on the 10.l-acre site will
consist of twenty-three, three-story buildings with
underground parking. The spaces surrounding the building
clusters will be landscaped and integrated with the
vegetation along the San Diego River. Approximately 72% of
this area will be in landscaping.
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View Corridors from Public Roads
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Views

Views from the 6.9-acre hotel/residential site will be
available to the river corrider. The eleven-story hotel
tower is also oriented to maximize the view of the San Diego
River from the surrounding property and the hillside
residences across I-8. The public areas such as the lobby,
conference centers, etc., have been kept low in scale to
minimize their bulk and provide open wvistas wherever
possible.

Views from the residential units are both internal and inte
the river corridor.

See-through views should be provided into the San Diego
River from both public areas within the project and from the
streets perpendicular to the project. See-through
opportunities into the MBM development along Camino de la

Reina should be available along approximately 13% of that
street frontage.

WView considerations and proposed view corridors are
illustrated in Figures 17, 18. 19 and 27.

ACCESS AND CIRCULATION

This sectien addresses access for pedestrian, bicycle,
automobile, service vehicles, and public transportation

(bus, L.R.T.). Parking reguirements and treatment are also
addressed.
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GUIDELIMNES:
[=1=] rian Ci ati

A pedestrian way cn the MBM site, generally parallel to the
river walk, will be developed linking the hotel and '
residential portions together. That link will be continued
to adjacent properties as development proposals for these
areas are evaluated. The pedestrian way at the MBM site
will be linked north/south to the river corridor and to

Camino de la Reina by six perpendicular pedestrian-ways
(Figure 28).

The Mission Valley West site's pedestrian areas will be
linked to adjacent development when redevelopment of these
parcels is proposed. The southern pedestrian areas will
terminate at Caminoc del Rio North, since no development is

contemplated across the street en the Caltrans freeway
right-of-way.

Pedestrian areas within the MBM parcel will be linked via a
bridge or platform structure over Camino de la Reina to the
Mission Valley West office site (Figure 28).

A future bridge should also be considered across Mission
Center Heoad to expedite pedescrian access.

Pedestrian walks will be designed to be a minimum of 10 feer
wide. However, local residential walks may be narrower.

Automobile Access

Automobile access will reflect the design guidelines

identified in the Urban Design and Development Guidelines
Element of this plan.

Automobile access te parking structures should avoid
crossing the pedestrian sidewalks whenever possible.

Automobile driveways at Camino de la Reina should be
carefully designed with the pedestrian crossing in mind.
The driveway width should be a maximum of 25 feet and the
surface should visually accent the pedestrian right-of-way.

Parking
The MBM hotel project will include approximately 440 parking

spaces, with 120 spaces in a surface parking area. The
Alternate High Density Residential Project (6.9-acre site)
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Pedestrian Circulation
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will include approximately 694 parking spaces for the 371
residential units including approximately B9 guest parking
spaces and 12 surface parking spaces. The MBM residential
{10.1-acre site) parking area will include 735 spaces for
336 units and will be located in underground structures.
The residential parking shall be comprised of standard,
compact and tandem spaces pursuant to City standards. The
Mission Valley West office parking will accommodate 2,500
cars in an underground structure.

Surface parking areas will be designed in accordance with

the Urban Design and Development Guidelines section of this
plan.

Public Transportation

In the event private development adjacent to the Light Rail
Transit (LRT) corridor is proposed prior to the
establishment of a final LRT alignment, a study shall be
prepared demonstrating to the satisfaction of the City that:
1} the proposed private development will not preclude the
ability to successfully construct and operate the LRT; and
2) the LRT's impact on adjacent private development can be
adequately mitigated. The area of the referenced study

shall be limited to the proposed private development and the
immediate vicinity thereof.

A 35-foot light rail transit ("LRT*) right of way (*ROW")
shall be provided across the northeastern portion of the MBM
III Property, subject to £inal engineering and design by the
Metropolitan Transit Development Board ("MTDBE®). MBM III
shall execute an irrevocable cffer to dedicate the 35-foot
LRT ROW and shall dedicate such ROW at no cost to the City
or MTDB when so reguested by the City or MTDB. The LRT
alignment across the MBM III Property will be elevated. Any
portion of the 35-foot dedication that becomes excess after
final design shall revert to MBM III.

MBM III shall contribute to the equivalent cost of
construction for the Mission Valley West LRT alignment.

Both the hotel and/cr residential and office developments
should provide space for bus stops within close proximity to
the proposed pedestrian bridge in order to provide the
maximum pedestrian/transit accessibility teo these kwo high
intensity project sites (Figure 28).
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HOISE MITIGATION

Some residential units will be subject to exterior noise
levels from future traffic conditions that exceed £5
declbels. The areas subjected to nolse levels exceeding 65
decibels are identified In Environmental Impact Report HNao.
83-0092 and $0-0500. To insure that interior noise is
reduced to 45 decibels or less in these areas, the
applicants will perform an acoustical analysis as required
by Title 25 of the Guidelines of the California
Administrative Code. This acoustical analysis should be
conducted prior to submittal of a Special Permit application
and should determine the noise conditlons and necessary
mitigatlion based on horizon year trafflc projections. The
deslign of the mitigatlon measures should occur Prior to the
Planning Director approval of the Special Permit. The

Special Permit review process is described in the
Administration Element (Section VII A).

Any outdoor private recreation areas in the residential area
that are subject to significantly adverse traffic noise
conditions will be shie'ded from line-of-sight noise sources
by earth berms and/or masonry walls. These berms or walls
should be accampanied by landscaping, should be visually
compatible with surrounding cpen spaces and should aveoid,
where feasible, view blockage to the river corridor.

TRANSFER OF DEVELOPMENT INTENSITY

A transfer of development intensity may be permitted in
accordance with Municipal Code Section 103.2104(G).
Transfer of development intensity may be considered within
or among Development Intensity Districts subject to a
traffic study and approval of a Specific Plan Amendment or
discretionary Mission Valley special permit.
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Hazard Center

The Hazard Center multi-use complex is proposed for development
within a site bounded by State Route 163 on the west, Friars Road
on the north, Mission Center Road on the east and the proposed
San Diego River channel on the south. The 41.3 mcre complex will
be bisected by a proposed east west collector/major street
extending from Mission Center Read to the Fashion Valley area
through a four-lane undercrossing of State Route 163 of whieh
the Hazard Center will provide two lanes. The site will also be
divided by an extension of Frazee Road from Friars FRoad.
Consequently, the complex will be divided into three development
sites: 1) a 20.3 acpe site flanking the river; 2) a 3.9-acre
site lying westerly of Erazee Road and south of Friars Road; and,
3) a 6.9 acre site situated between Frazee Road and Mission
Center Road.

A. LAND USE TYPE AND INTENSITY

Hazard Center is proposed as a mixed-use complex containing
commercial-retail, office, residential and recreaticnal
functions. A key objective includes the close integratlion
of commercial off:ice and residencial activities in order te
maximize internal circulation between activity centers and
to reduce traffic generation and parking demands below
levels associated with conventional development. The
complex should encourage employees in the office and
commercial centers to live in the nearby residential units
and to patronize shops, restaurants and entertainment
facilities during the day and for after-work activities.

GUIDELINES:

The following land use allocations, which may be m&dified

somewhat as a result of future precise design, are proposed
(Figure 29):

LAND USE T s, 2 ACREAGE
Total Center:
Hotel (300 Rooms) 255,000 st
Commercial Retail 205.500 se
Office 284,000 sF 21.6
Residential 145-pus 8.6
Open Space N/A i
Roads N/A 5.8

TOTAL 41.3
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Sita A:xw
Phase 1
Hotel (300 Rooms) 255, 000 sF

Commercial Retail 143,500 srF

Office 284,000 sF (gross) 15.5
Site B:*

FPhase I1I

Commercial Retail 62,000 sf (gross) 6.1
Site C:*

Phase III

Residential 145 DUs B.6

The proposed land use mix and imtensity within Hazard Center
have been revised, tegether with on-site parking as
appropriate, but the resultant traffic generation will not
deviate ‘from the 18,100 ADT previousl}y approved. However,
in the event that (il curfent City-adopted trip-generation
rates are modified to permit a greater intensity of use,
without exceediny the approved maximum ADT, to the
satisfaction of the City Engineer, and (ii) studies to the
satisfaction of the City Engineer and the Environmental
Analysis Section are prepared which show that no cumulative
or direct traffic impacts will occur: such increase in
intensity may be permitted by the Planning Director.
Additional parking as deemed necessary by the City Engineer
due to this additional land use and any existing parking
shortages shall be provided by the project proponent as part

of this or any other increase of land use intensity granted
by the Planning Director.

The above referenced maximum ADT-is based-upon:thezproposed
Hazard Center Drive underpass at..SR:=163_being-constructed as
2 two-lane street. If this underpass is. constructed as a
four-lane street, consideration may be given to an-amendment
to the Hazard Center portiocn of the specific plan to
increase-land use intensity.

D P

Site A: Commercial-Retail/Office/Hotel 25.8%
e B: Commercial-Retail 24.0%

Site C: Residential 38.8B%

s See page 77a, 46
**  Based on the building footprint area
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PROPOSED BUILDING HEIGHTS:

Land Use Height Ranaes

Hotel 10-12 Stories
Commercial-Retail 1- 3 Stories®*
CcfEfice 10-13 Stories
Resgidential 2- 4 Stories

*Tncludes parking structure - Phase I

The primary focus of the Hazard Center is a retail, office,
hotel and cesidential complex flanking the north side of the
river. The commercial retail center -- containing stores,
specialty shops, restaurants, theaters and service :
establishments on three levels will offer a diversity of
daytime and nighttime activities for visitors and those
living and working in the complex. The hotel and ocffice
building adjacent to the retail will share the amenities of
the retail center through clese siting of buildings and
shared pedestrian courts, plazas and walks. Below-grade
parking will not only serve commercial, hotel and office
functions, but will also separate vehicular and pedestrian
movements and ensure the creation of an attractive,

pedestrian-oriented environment for retailiny and office
activities.

The commercial-retail center east of Frazee Road will
include a grocery store, retail shops or drug store and a
restaurant. Landscaped surface parking will be provided to
serve the commercial-retail center.

The residential element will provide low- to mid-rise
dwellings with resident parking contained in structured
parking. While the residential complex will be primarily.
intended for working couples and individuals, the allocation
of condominium or rental units will be shaped by future
market analyses. A system of pedestrian walks will afford
convenient access to the retail-cffice facilities to the
north (Figure 33}. !

The office tower will be sited to gain riwver and valley
views; linkages to core functions will be provided through
convenient pedestrian systems. Parking will be provided in
a combination of structured and surface facilities.

RESTRICTED BUILDING AREAS

Hazard Center environmental design objectives include: 1)
the establishment of view corridors to the river environment
from both public and private activity areas; and 2) the
creation of landscape elements and interfaces to enhance and
extend the planned river open space and recreational
corridor, and to encourage pedestrian travel.
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GUIDELINES:

A variety of restricted building area elements will be
provided in the Hazard Center. These include buffers along
the flocdway and along SR-163 (Figure 204, eopen plazas and
courts, walkways and active recreation areas within the
private residepntial development (Figures 16 and 29) and the
long sweeping estate edge at Friars Road (Figure 3la).
Approximately 32% of the fotal site area will be developed
as Yandscaped and restricted building areas.

A buffer area will be provided between the 100-year floodway
and the develcopment by means of building setbacks.

Landscape materials along the interface between the river
and the residential development should utilize native trees
and should conform with the specifications in the
Revegetation Plan for planting within buffer areas
to enhance the habitat value of the native riparian
vegetation in the floodway.

in order

A central, developed restricted building area element will
be located in the residential development near the river.
Water elements within the plaza areas will provide focal

points and will extend the nearby river gualities into the
development.

A 2.5-acre restricted building area belt will be provided
between the hotel/commercial/office complex and State Route
163. Development of this area will involve:

1) Improvement of a largely-open drainage channel currently
feeding into the river. A portion of the existing open
channel will be enclosed by use of a box culvert. This
structure will be covered with earth and transitioned into
the planting theme adjacent to Friars Road to create a
landscape buffer from State Route 163. The Friars Road edge
starting easterly ¢of the box culvert and extending to Frazee
Road will be a broad sweeping estate edge consisting of a
gently sloping lawn/ground cover band. The back edge of the
"lawn will be terminated with a decorative, relocated, access
control fence, a foreground textural/color band and a loose
back-drop of shrubs and ground covers. Symmetrical rows of
tall estate trees should be used to define the edge where

Caltrans or utilities constraints do not limir their use
(Figure 31a).

2) Landscaping of the channel slope and roadway intecface at
State Route 163 should be a gently contoured rolling
landscape buffer consisting of drifts of large scale trees
and large mass shrub planting. This vegetative buffer will
be backed by tall skyline trees on the hotel side of the
channel. The access control fence should be hidden in the
east face of the SR-163 rolling berm. Regenerative,
seedable ground covers/grasses should be used within the ten
foot scour and flooding zone at the bottom of the channel;
however, rip-rap or other erosion controcl devices may be
required at certain discharge points and along portions of
the channel sides and bottom. Above the ten foot water
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line, dgaping shrubs and vineing materials will soften the
transition to the more mass shrub plantings adjacent to the
roadway. The channel bottom should be softened at its

transiti?n to the side slopes where rip-rap protection is
not reguired (Figure 30).

Two restricted building areas comtadining about 1.4 acres and
.4 acres respectively are alsoc proposed south of Hazard
Center Drive, ad]acent to the river. These areas will
preserve key view corridors to the river along the east and
west edges of the project, accommodate the open drainage
channel extending from the north and possibly provide for
future rest areas or view cutlooks. These areas should be
planted with native trees, low ground covers and maintained
shrubs cnmpat;hle with vegetation within the river element.
The landscaping in these areas will conform with the
specifications in the Revegetation Plan for planting within
buffer areas. Although the primary purpose of these areas
is for drainage and public views, revegetation with native
trees can serve to extend the riparian vegetation into the
project area and to enhance the value of the native habitat
in the flcoodway proper. A "see-through®" landscape concept
illustrated in Figure 30 should be achieved in order to
maximize view opportunities for motorists, pedestrians and
bicyclists. The areas utilized for drainage should also be
included in the maintenance district for the floodway.

Hazard Center Drive through the project area will be
designed and landscaped.-to_retain”"selective view corridors
to the river and to provide a scenic streetscape. Sidewalks
will be set back from the curbs, thus providing a landscaped
parkway with trees adjacent to the curbs. Landscaping and
berms should soften the visual impacts of parking areas from
the street. Landscaping adijacent to the street corridor
should permit selective views to the .river as indicated in

Figure 32. Some of these road daslgn concepts are
illustrated in Figure 22.

COther internal project spaces will be provided with a
variety of landscaped environments. Since much of the
parking will be contained in structures, the pedestrian-
oriented environment will' be freed for landscaped courts,
plazas.and walks.

Landscaping will be provided along the perimeter roads and
within parking areas to screen and softeri the effect of
surface parking. All planting within the *deck® areat will
be .in drainable containers installed on the deck surface

To provide the largest soil volume for tree growth and
support and to minimize wvehicular site line blockage at
drive aisles, the main tree groupings will be placed within
the parking bays in taller containers skirted by low ground
covers. End island planting should be lower in height to
preserve site lines at drive aisles. These areas will be
tiered to provide more soil volume for improved plant growth
and a better display textural plantings. The islands will
be accentuated by decorative light standards with integrated
color baskets and flowering vines (Figure 31b). Special
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paving patterns, in conjunction with the landscaping, should
be considered to lessen the effect of extensive surface
parking.

Plant material sizes at installation should be consistent
with the project scale, detail level of proposed structures
and other site amenities provided. Generally large,
unadorned structures require larger initial planting sizes.
Hazard Center, however, will have an "interest*® all it's
own. Plant sizing will be utilized to provide a part of
this unique "interest” along with the other proposed
architectural details and plaza amenities. In addition,
there will be limitations.in the deck parking area in terms
of soil weight. The following are suggested minimum sizes
for various areas within the project.

1. Restricted Building Area Interface With SR-163:
Generally these native and. drought tolerant species will be
installed in 5 and 15 gallon tree sizes and 1 and 5 gallon

shrub sizes. The sizes will be approximately equal in
distribution.

2. Friars/Frazee/Mission Center road Frontage: Basicltree
sizes will be 24°® box minimum with entry statement and
corner I1.D. trees increased to combinations of 36 and 48"
box sizes. Distribution of 36 and 48" box sizes would be
approximately B0% - 316" box and 20% - 48" box. Street trees
will be planted minimum 24° box size.

3. Hazard Center Road Frontage: Hazard Center frontage
trees will be minimum 24" bok-size to the westerly project
limits at the woodlands habitat. Woodlands habitat trees
will be five and fifteen gallon sizes with distributions
approximately 50% each. At the main pedestrian entry from
Hazard Center Drive at the project midpeoint, accent trees
will be installed in 48* and 60* box sizes approximate
distribution 70% - 48" box, 30% - 60% box.

4. Parking Area Deck Planting: These trees will be

installed in raised containers within the parking area and
will be 24" box minimum size.

5. Store Front/Plaza Areas: These containerized trees will
be installed in a combination of 24~ box and 36" box.
Approximate distribution = 80% - 36" box, 20% - 24" box.

6. Shrub Materials: ‘Shrub sizes should be consistent with
tree material sizes in their respective locations. As an
example, perimeter frontage planting along Friars, Frazee,
and Hazard Center will be done with 5 gallon shrubs within
the exception that ground cover shrubs will be installed in
1 gallon sizes. At project corners, project entries, plaza.
areas, and store fronts, approximately 10-15% of shrub
material will be 15 gallon size. Color will be planted from

quarts on close centers for instant affect. Lawns, wherever
possible, will be installed as sod.
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A system of landscaped walkways extending through
residential open space areas will link residents with
project recreational facilities. Controlled linkages
becween the private residential pedestrian system and the
public riverside pedestrian walk will be provided.

Roofs of low buildings visible from adjacent roadways or
sites, or from higher buildings within the complex, should
be organized and designed as carefully as other exposures of
the building elements. Egquipment should be integrated into
building forms where it cannct be hidden from view.

Views

Building orientations will be established to maximize view
cpportunities to the river environment and the valley
setting. The hotel and office tower will ke sited to
capture important views and spaced to provide generous view
corridors from existing and proposed public streets. Low-
rise retail structures will include restaurant dining decks
and open plazas in Fhase I with views tg the river.

Concept plans for the residential complex contemplate a mix
of stepped low- to mid-rise units. This design solution
coupled with a staggered arrangement of building groupings
will produce the maximum number of river-view residences on
the relatively flat site. Any shading of the river will be
minimal because of the north side lccation of the complex;
however, final design of building groupings in close
proximity to the river should reflect this design
consideration.

Buildings should be staggered along the river corrider and
should be designed to step back both horizontally and
vertically from the river to provide views and to preclude
an undesirable wall effect. 1In addition, the building
profiles and roof lines will be staggered by varying the
number of floors within each block of building units. A
similar staggered configuration should be used along the

public pedestrian linkages between Hazard Center Drive and
the river.

Important view corridors to the river-will be provided
substantially as shown on the public view schematic (Figure
32). FKey landscaped see-throughs should be provided from
Frazee Read (as it drops south into the complex area), the
intersection of Mission Center Drive where it drops to enterx
a proposed undercrossing of State Route 163. Approximately
45.6 percent of the frontage along Hazard Center Drive
should be reserved for landscaped see-through corridors.

View opportunities are illustrated in Figures 17 and 32.

ACCESS AND CIRCULATION

The Hazard Center has been designed as a transportation-
efficient complex in an attempt to maximize internal
circulation between activity centers and reduce traffic

o
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generation and parking demands below levels associated with
conventional develepment. The mixed-use concept will make
it possible for occupants to live, work, shop and recreate
within the enviromment through a convenient pedestrian
system linking various functions and providing controlled
connections with the planned riverfront system.
Furthermore, the hotel/commercial/ocffice mix will allow

reciprocal use of parking areas during the daytime and
nighttime periods.

GUIDELINES:

edestr ircu

Major elements of the internal pedestrian system are
illustrated in Figures 20 and 23, and will include:

1. A focal point for pedestrian movement centered in the
core hotel/commercial/office complex;

2. A system of pedestrian pathway elements linking the
commercial and office functions to the residential
development along the river front;

3. Controlled linkages between the residential complex and
the retail-office core, including an elevated structure,
midbleck connection to be built with the Phase III
{residential] development. An at-grade intersection may be
provided in lieu of the elevated crossing, if approved by
the Engineering and Development Department.

4. Defined pedestrian ways extending from the hotel/
commercial/office core to traffic-controlled crossings to

the commercial-retail center on the east, and Mission Center
Road;

5. Pedestrian linkages between river front development and
the planned river front pedestrian system extending from
Mission Center Road to a City-proposed undercrossing of
State Route 163. A ninimum of two public pedestrian
linkages through the residenhtial development should be
pruvided -- gne. to align with Frazee Road and one at the
project midpoint as shown. Provision should also be made

for access through the open space areas at the east and west
ends of the residential development.

The pedestrian linkages to the river front environment
should be designed to afford attractive interxfaces and aveid
public-private conflict. Where these linkages pass through
the residential development, the buildings should be located
no closer than 70' apart, with an average separation of 100°*
to provide a comfortable, well-landscaped public path while
still allowing adeguaté private space for the residences.
The pedestrian way extending along the north side of the
river channel should be located within the buffer area
except where alignments within the channel are deemed
necessary for public access to the river or the transition
to the undercrossing of State -Route 163. The pedestrian way

-79-



should be zix feet wide except at possible rest areas or
lookouts located near State Route 163 and near Mission
Center Road (Figures 20 and 33).

Primary pedestrian linkages are illustrated in Figure 33,
Automobile Access

Multi-directional access and linkages will be provided
through the planned circulation system. A furture road
connection to the Fashion Valley area will extend Hazard
Center Drive westerly via a planned four-lane undercrossing
of State Route 163, of which Hazard Center will provide two
lanes, and the City will provide the additional two lanes at
some future date, if desired. Preliminary design proposals
include curvilinear alignment and control of vehicular speed
(particularly where the highway will taper from four lanes
to the twe-lane underpass). Frazee Road will extend from
Friars Road to Hazard Center Drive.

Rutomobile driveways should be carefully designed with the
pedestrian in mind. Entry drive widths should be held to a
maximum of 30 feet, except at required service drives, and a
textured or patterned surface meeting City design standards
should be provided to visually define pedestrian crosswalks,
hccesses to parking structures should avoid crossing
pedestrian ways, wherever practical.

Parking

The complex will include approximately 2 738 parking spaces
to serve projected-use alleocations. The Phase I core hotel/
commercial /foffice complex will be provided with 2,138
spaces, based on the Shared Parking Allocation Study
{appendix 3). The commercial-retail center east of Frazee
Road will have parking provided to the satisfaction of City
Planning and Engineering staff with approximately 300
spaces. The parking serving the satellite commercial-retail
center east of Frazee Road will be accommodated by
landscaped surface parking. The residential complex, when
ulcimately developed, will require roughly 250 spaces for
residents and guests based on a 2 cars/unit ratio. The
allocation of this parking relating to the specific uses is
shown in the Phase I resume on Exhibit 1 contained in
Appendix 4 of this reporct.

In the hotel/commercial/office complex, all parking
dedicated to the commercial-retail uses is located at grade
adjacent to the main "plaza” level (Level 56). There will
also be some short-term parking to serve the office building
located at this level. The majority of remaining parking
for the hotel, .theater and office tower will be located in a
below-grade structure. Hotel parking will be accommodated
at Level 45.5 between the theater and the hotel. OQffice
parking will be provided at the eastern end of the parking
structure at Level 45.5 and at Level 35. Theater parking
will be accommodated in the central and eastern area of the
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Level 45.5 structure and use the entire L

- t evel 35 parking
area in evenings.

Due to the planned location of an LRT station within Hazard
Center, which could reduce automeobile travel to and from the
site, reductions in parking requirements may be considered
on an individual preject basis. Reduced parking
reguirements could allow for increased open space,

landscaping and pedestrian circulation within the project.

With the exception of a small allocation of visitor spaces
to serve the residential complex, all of the parking spaces
contained with the residential development sited along the

river will be provided in underground or structured parking
facilities.

Parking on Hazard Center Drive would be prohibited or
severely restricted in order to provide for bike movements
and designated bus stops.

Publi ansportacion

Bus stops are proposed to be located just westerly of the
Frazee Road intersection with Hazard Center Drive (Figure
31). while the precise locations would be subject to some

revision based on future studies, such stops should ideally
be centrally located wi:h respect to the core
hotel/commercial /foffice complex.

Light Rail Transit:

1. A thirty-five {35) foot Light Rail Transit (LRT)
corridor right-of-way reservation shall be granted at the
time of recordation of the first final subdivision map for
Hazard Center pursuant to TM No. B5-0362. Dedication of an
easement will take place upon commencement of construction
of the Mission Valley LRT only if the final alignment of the
LRT right-of-way will depend on final engineering and
design. Conditions and criteria associated with the LRT
reservation are included in the Urban Design and Development
Guidelines Section IVB. In no event shall it be greater
than the thirty-five (35) foot reservation. .The original
reservation, that becomes excess after the final engineering
and design, shall revert back to Hazard Center.

2. Reservation of an urban LRT station, similar to the
existing station on. "C" Street between Sixth and Seventh
Avenues to be granted at the time of approval of the first
final subdivision map pursuant to TM No. 85-0362. 1If Hazard
Center chooses to commercially develop the air rights above
the LRT station, the developer shall pay fair market rent
for said air rights to the Metropolitan Transit District.

3. The alignment for the LRT right-of-way shall be at-
grade along the south side of Hazard Center Drive.
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4. The thirty-five (15) foot reservations described in 01
and #2 above, shall expire at the end of ten (10} years if

the reservations do not become publicly dedicated easements
pursuant to the terms in 1. above. The reservations may be
extended for an additional period of five (5) vears if the

San Diego City Council makes a finding that the Mission

Valley LRT is progressing toward commencement of
construction.

5. By making these cffers to dedicate, Hazard Center shall
have no further responsibilities, financial or otherwise for
the LRT.

6. Because the reservation and dedication of the LRT
right-of-way and station will have a positive impact by
reducing traffic in Mission Valley, Hazard Center shall
receive a ten percent (10%) increase in the allowable
building square footage, in exchange for said reservation
and dedication. The increase in allowable building square
footage may take place after dedication of the LRT right-of-
way and station and in any phase of Hazard Center.

T Driveway access to Phase Three, is guaranteed at three
{3) locations along Hazard Center Drive.

NOLSE MITIGATION

Some residential units and the hotel may be subject to
exterior noise levels from future traffic conditions that
exceed 65 decibels. The Light Rail Transit facility may
also affect the residential uses. The areas subjected to
noise levels exceeding 65 decibels are identified in the
Environmental Impact Report No. B3-0092. To insure that
interior noise is reduced to 45 decibels or less in these
areas, the applicants will perform an acoustical analysis.
This acoustical analysis should be conducted prior to
issuance of building permits for the hotel and during
environmental review of the PRD special permit for the
residential uses.

Any outdoor private recreation areas in the hotel and
residential area that are subject to significant adverse
traffic noise conditions will be shielded from line-of-sight
noise sources by earth berms and/or masonry walls. These
earth berms or walls should be accompanied by landscaping,
should be visually compatible with surrounding ocpen spaces
and should avoid, where feasible, view blockage to the river
corridor.

See Appendix 4 for Conceptual Design Exhibits.
ARCHITECTURAL DESIGHN
The hotel/commercial/office/complex; Phase I, of Hazard

Center is complete. The existing center is an eclectic
blend of traditional forms and modern materials. The
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Architectural theme for the commercial/retail center on the
East, (Phase II), will emphasize design continuity with the
existing complex. This will be accomplished through the use
of predominantly the same materials and coleors. The
Architectural detailing of the center will be similar, where
appropriate, taking into account the size and scale of the
buildings in this phase. The Landscape palate and the
signage design will also be similar to further tie the
centers together visually.

In keeping with the high standard of architectural design in
Hazard Center, and in view of the site's visibility, special
attention should be given to components of the commercial
retail use in Phase II. Specifically, the loading docks,

refuse collection and compactor areas are to be screened
Erom the public right-of-way.
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Park in the Valley

Park in the Valley includes 31.7 acres located on the north side
of Camino de la Reina between Mission Center Road and Stadium
Way, The easterly portion of the site (east of Camino del Este)
includes 9.2 acres, and has been developed with approximately 300
multiple family residential dwelling units (Figure 34)

The remaining 22.5-acre site [Park in the Valley - West) will be
developed in two phases. The initial phase will consist of the
development of free-standing commercial buildings adjacent to
Mission Center Road on the west end, and adjacent to Camine del
Este and Camino de la Reina on. the east end. Phase II provides
for the development of the remaining center portion of the
property across from Mission Valley Center. It is anticipated
that this center portion will be of a higher development
intensity and provides the opporcunity for multiple land uses,
including retail, office, and hotel buildings. A proposed future
Light Rail Transit (LRT) station would be located in this area.

The level of development intensity for the Phase II area will
largely be determined by market conditions in-the future. Phase
IT will be further influenced by continued development of nearby
properties in the area. Therefore, Phase II alternative site

development options have been incorporated into this Specific
Flan.

A. LAND USE TYPE AND INTENSITY

Park in the Valley will fulfill the goals of this Specific
Plan related to the development of properties adjacent te
the San Diego River, and for the development of river
improvements. In 1990, the City of San Diego adopted the:
Mission Valley Planned District Ordinance to provide
additional regulations for the development within Mission
Valley. The purpose of these regulations is to ensure that
development and redevelopment in Mission Valley will be
accomplished in a manner that enhances and preserves
sensitive resource areas; improves vehicular, bicycle,
pedestrian and public transit circulation; provides
reasconable use of property; and contributes to the aesthetic
and functional well being of the community. These
regulations link development intensity to the traffic levels
allowed under the Mission Valley Community Plan.

The following is the summary of the permitted land uses,
maximum development intensity for a mixed use development,
and total project trip generations for Park in the Valley.
Alternate development cptions for Park in the Valley - West
allow for some variation of uses and densities within the
total allowable ADTs.
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TOTAL PROJECT RIPS (ADT's) ALLOWED:
(Park in the Valley - East and West)

28,100 ADT

T e — —=

AVERAGE

MAXTIMIRM DAILY

BUILDIMNG ARER TRIFPS

UsSE ALLOCATION® TRIPF RATE (ADTs)
Retail 300,000 s£ =+ 51/1000 sf 15,300

Office 500,000 sE 16/1000 sf B, 000

Hetel 300 rooms plus 8/room 2,400

16,400 sgquare
feet of ancillary
‘meeting space H

Residential*** 300 units 8/unit 2,400

TOTAL PROJECT TRIP GEMNERATION 28,100
o~ —— - —— — e e T T T

-

Actual total uses may vary; total allowable ADT will not
exceed 28,100 ADT.

e In an all-retail project, the maximum sguare footage would

be 410,000 st.

Existing residential unics in Park in the Valley - Easc. No
residential units are included in Park in the Valley - West,

Park in the valley - East (9.2 acres)

The existing residential development located between Camino del
Este and Stadium Way includes approximately 300 multi-family
residential dwelling units in three-story buildings with
underground parking.

Park in the Valley - West (22 .5 acres)

The western majority of Park in the Valley will be developed in
two phases. Phase I will consist of freestanding commercial
buildings at either end of the 22.45-acre site. Phase II will be
dev: ioped either as a mixed-use commercial development or retail
center, depending on market demand. Phase I is intended toc occur

in advance of Phase II although strict adherence to this phasing
schedule is not reguired.

In order to maintain flexibility, several alternative development
options are included in this plan as Options A through E. These

include two-mixed-use options, two retall options. and a retail/

entertainment/restaurant option.
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The freestanding commercial buildings and retail element of
Park in the Valley - West will complement and benefit from
the existing Mission Valley Center across Camino de la
Reipa, and will enhance the retail synergy of the area.

The development Options provide the opportunity to locate
active uses adjacent to the proposed LRT station and along
a pedestrian "street” connection to Camino de la Reina. 1In
addition, a pedestrian bridge or signalized intersection
will link Park in the Valley with Mission Valley Center to
the south.

The following pages illustrate Options A through E and
summarize Phase I and Phase 1II site development options for
Park in the Valley - West. The Option diagrams represent
the desired relationship between the proposed future LRT
station and adjacent buildings, pedestrian access and the
river. Actual driveway locations, building locations,
configurations, and size may wvary. In the event that
construction of the proposed LRT project does not proceed,
then the Park in the Valley site shall develop without the
LRT under a Special Permit application, without the need
for a Specific Plan Amendment.

Land Use
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Park in the Valley - West

Option A

Fhase I:

This phase will include a maximum of seven free-standing
commercial buildings, such as restaurants, banks, service
stations, and individual retail stores, totalling approximately

35,000 square feet on two site areas totalling approximately 7
acres.

Phase II:

Phase II will include a mixed-use complex of approximately
265,000 sgquare feet of retail, 500,000 square feet of office
space in multiple buildings with ground-level commercial retail
uses, and a 300-room hotel with supporting uses and parking
structures on approximately 10.5 acres. Parking lots and
structures would be sited so as ro maximize chared parking among
adjacent uses. The multi-level complex will link the proposed
LRT station to future Camino de ]la Reina street crossings via a
30-foot minimum main pedestrian corridor, with several retail
establishments, smaller than the large retail anchors, and a
plaza along the northern segment of the corridor.
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Park im the Valley - West

Option B

Phase I:

This phase will include a maximum of seven free-standing
commercial buildings, such as restaurants, banks, service
stations, and individual retail stores, totalling approximately

35,000 sguare feet on two site areas totalling approximately 7
acres.

Phase II1:

This phase may include a retail center of approximately 265,000
squatre feet including several major retail anchors, shops, and
restaurants with a combination of surface parking and limited
structured parking on approximately 10.5 acres. ' The retail
center will link the proposed LRT station to future Camino de la
Beina street crossings via a 10-foot minimum main pedectricn
corridor, with several retail and/or food establishments, smaller
than the large retail anchors, and a plaza along the northern
segment of the corridor.
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Park in the Valley - West

Option C

Phase 1:

This phase will include a maximum of seven free-standing
commercial buildings, such as restaurants, banks, service
stations, and individual retail stores, totalling approximately
50,000 sguare feet on two site areas totalling approximately 7
acres.

Fhase I1I1:

This phase may include a multi-level retail complex of
approximately 360,000 square feet, including multi-level retail
anchor stores, shcps, restaurant and entertainment facilities
with supporting parking structures on approximately 10.5 acres.
The multi-level complex will link the proposed LRT station to
future Camino de la Reina street crossings via a 30-foot minimum
main pedestrian corridur, with several retail establishments.
smaller than the large retail anchors, and a plaza along the
northern segment of the corridor.
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Park in the Valley - West

Option D

Phase I:

This phase will iaclude a maximum of seven free-standing
commercial buildings, such as restaurants, banks, service
stations, and individual retail stores, totalling approximately
35,000 square feet on two site areas totalling approximately 7
acres.

Phase II:

This phase may include a’' retail/entertainment/restaurant complex
including freestanding restaurants, theaters, and shops of
approximately 150,000 square feet. The complex will link the
proposed LRT station to future Camino de la Reina street
crossings via a 30-foot minimum main pedestrian corridor, with
several retail establishments, smaller than the large retail
anchors, and a plaza along the northern segment of the corridor.
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Park in the Valley - West

Option E

Iin the event that the LRT project does not occur, this option
would provide for the development of a multi-use project
consisting of a maximum of 500,000 square feet of office
buildings, 300,000 square feet of retail buildings, and a 300-
room hotel with 16,400 square feet of ancillary meeting space.
35' river buffer shall be provided in accordance with the MVEDO.
Access to the river should be provided by pedestrian walkways
and/or defined plazas between buildings.

A

Park in the Valley-West Option E-Mixed Use/No LRT

First San Diego River Improvement Project Specific Plan
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DEVELOPMENT GUIDELINES

Development guidelines are designed to provide a basis for
the evaluation of future development plans and public
improvements. Guidelines also provide the qualitative
design concepts that will make subseguent development
actions consistent.

1.

Consistency with the Mission Valley Planned District
Ordinance (MVEDOY -

The original FSDRIP Specific Plan was adopted prior to
City adoption of the MVPDO in July 1990. It is the
intent of this revision to conform with the goals and
objectives of the MVPDO development criteria.
References to the MVPDO are specific only to the Park
in the Vvalley property. These references shall not
apply now or in the future to other FSDRIP properties.
The Park in the Valley requirements with regard to MTDB
are set forth in this project's Tentative Map
Conditions (TM 92-0608).

The Metropelitan Transit Development Board (MTDB)
proposes a Light Rail transit line and station within
the Park in the Valley - West site. The line will
generally follow the river buffer along the top of the
100-year floodway, with the proposed station to be
located approximately in the center portion of the
site. At the east and west ends of the site, the LRT
begins to rise on slope embankments and bridge
structures to cross Mission Center Road and Camino del
Este respectively. As a result, it is anticipated that
views and access to the river will be limited on the
east and west ends of the site, as shown in Figure 40.

Freestanding commercial buildings will be located in
Phase I on the east and west ends of Park in the Valley
- West. where views and access to the river is limited.
The Phase II center portion of the site should provide
for the LRT station as shown in Options A through D.
Buildings adjacent to the LRT station will include
several smaller retail establishments, and are
encouraged to provide active uses at the ground level
along a 30-foot minimum pedestrian corrideor, or
*street” between buildings, with landscaping, seating,
decorative paving and other urban amenities. The
pedestrian corridor will link the proposed LRT station
to the Camino de la Reina pedestrian bridge or street
crossing{s) over Camino de la Reina.
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Vehicular Access and Public Transit

Pedestrian Circulation
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A bus stop(s) is intended to be located along Camino de
la Reina, at the pedestrian street crossing connecting
with the pedestrian corridor and the LRT station.

Open Space

A minimum of 33% of the total site shall be in
landscaped open areas. Landscaping shall be provided
in accordance with the City of San Diego Landscape
Ordinance and MVPDO, and shall define open spaces,
vistas, linking elements and pedestrian circulation
cerridors. Landscaped open space view corridors should
be provided at the ground level along Camino de la
Feina, and building setbacks should be provided at the
river crossings at Mission Center Road and Camino del:
Este. Approximately 10% of the site's perimeter along
Camino de la Reina should be reserved for landscaped
view corridors.

The river buffer shall extend from the San Diego River
measured from the 100-year floodway line. A 20' river
buffer shall be provided at the east and west ends of

_the property where the proposed future LRT is elevated.

Elsewhere on-site the LRT right-of-way will provide
additional buffer area in accordance with the MVPDO.
If the LIT is not constructed, then a 35" buffer will
be provided in accordance with the MVPDO.

View Corridors (Figure 41)

The Park in the Valley development is comprised of
multiple buildings providing the-opportunity for wview
corridors between the buildings. In addition to the
major pedestrian access corridor linking the LRT
station to Camine de la Reina, north/south view and
access corridors should be provided in several
locations between buildings.

Landscaped parking areas and setbacks shall be designed
to maintain views from Camino de la Reina to the river.
A 20' river buffer is provided at the east and west
ends of the property to maintain the openness of the
river pathway and views up and down the river. To
allow view corridors at pedestrian levels, landscaping
materials in the view corridor areas should include

tall trees with canopy areas, rather than short bushy
trees.
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View Corridors
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AcCcC reu 1on

Pedestgian and vehicular access and circulation shall
be ﬂas%gngd to link the river, the proposed LRT station
and buildings with parking areas, and access to

adjacent properties via a comprehensive access and
circulation system.

Pedestrian walkways and plazas should be separated from
vehicular circulation by a raised curb or bollard, and
can be further defined by the use of landscaping, light
fixtures and architectural elements. 1In instances
where parking areas occur between buildings, walkways
should be provided between these buildings to avoid

requiring pedestrians to walk within main circulation
drives.

A pedestrian bridge over Camino de la Reina shall be
provided to link the planned development and the
pedestrian/LRT corridor with Mission Valley Center. A
signalized intersection may be provided in lieu of a
pedestrian bridge if approved by the Engineering and
Development Department.

Pedestrian walkways should be separated from-vehicular
circulatien. The entire circulation system should be
well lighted, further defined by landscaping.

Butomobile driveways at Camino de la Reina should be
carefully designed with pedestrian crossings in mind
(see Figure 40). A patterned surface should be

included to visually accent the pedestrian right-of-
way. Automobile access to parking structures should

avoid crossing the pedestrian sidewalks whenever
possible.

Parking

The Park in the Valley development provides potential
land uses which are compatible and in close proximity
to one another, and are therefore eligible to utilize
the City of San Diego Shared Parking Standards, Section
101.0830 of the City of San Diego Zoning Ordinance. In
those areas where the opportunity for shared parking
does not exist, parking shall be provided in accordance
with the Zoning Ordinance (Division B - Off-street
parking) .

The Phase I commercial develeopment may need to provide
parking based on the zoning code parking reguirements,
however, upon completion of Phase II the overall
parking ratio reguirements may be lower if a shared
parking plan is approved.
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Parking areas and parking structures shall be
landscaped, and provide for pedestrian circulation in
accordance with the City of San Diege Landscape
Ordinance and MVPDO.

n S n

The following design cbjectives and criteria are
intended to create a development of consistent quality,
visual continuity and functionally integrated.

a. Architectural Treatments and Materials - The
character of the Mission Valley and river setting
suggests the use of certain materials as being
more appropriate than others. Building materials
should convey durability and permanence suitable
to the San Diego climate. Design features should
be incorporated into all structures to increase
visual interest at ground level.

Structures shall create transitions in form and
scale between large buildings and adjacent smalle:
buildings. Buildings should terrace down to-the
river and to open areas to maintain a comfortable
scale relacionship Project focal points or
landmarks, such as at the proposed LRT station,
shall provide visual orientation through the use
of vertical elements or other special forms.

These architectural elements are particularly
applicable adjacent to urban plaza areas.

A 30-foot minimum pedestrian cerridor will link
the proposed LRT station with Camino de la Reina
"and Mission Valley Center to the south. Several
retail establishments, smaller than the large
retail anchors, will be provided along the
pedestrian corridor near the LRT station to
provide for active, pedestrian-oriented
development near the:staktion.

Reflective materials should not be used in a way
which causes a traffic hazard, diminishes the
quality of riparian habitat, or reduces the
enjoyment of public open space. No more than 50%
of any single elevation of a building's exterior
may be constituted of material with a light
reflectivity greater than 30%.

b. Flazas - A plaza or court will be provided at the
proposed future LRT station to provide a
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pedestrian gathering spot. The plaza should
integrate hardscape and landscape areas, and have
a focal point such as an architectural element,
sculpture, garden or fountain. The plaza area and
adjacent proposed future LRT station are intended
te be located at the pedestrian corridor.
hdditional plaza areas are encouraged in

conjunction with the commercial development on the
site.

Parking Structures - The perimeter of each parking
structure floor above street level shall be
screened to shield automobiles from public view.
Landscaplng and architectural treatments shall be
provided in conformance with the MVEDO to shield
any unfinished structural elements or mechanical
appurtenances from at-grade viewing position from
the opposite side of the street. Lights visible
from the exterior of the structure shall be
covered or screened with a diffusing lens, and
oriented to minimize the visual impact from a
standing position.

Roof Treatment - Special attention shall be paid
to roof area treatment and materials in all

buildings. Mechanicil eguipment shall be screened
from view above.

Height - In order to provide visual openness and
pedestrian scale along the river, building heights
or portions of the buildings shauld generally be
lower adjacent to the river, stepping up to higher
elements. Height limits are conveyed in Figures
42 and 43, and shall comply with the MVPDO.

Vib i

The LRT and local roadways could generate unacceptable
noise levels if a hotel is developed on-site. Site
specific mitigation will be required upon review of a
site specific study submitted with a subsequent Special

Permit for hotel development in conformance with EIR
Addendum No. 92-060B.



Building Height Limits
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Rio Vista West

This project area is located on approximately 94 acres south of
Friars Road and east of Qualcomm Way along the north bank of the
San Diege River (Figure 44). The San Diego River occupies
approximately 23 acres of Rio Vista West resulting in a net
developable area of approximately 71 acres. The property was
formerly used for processing of sand and gravel.

Provided under separate cover and as an accompaniment to the land
use, development intensity and design guidelines provided in this
section are the "Rio Vista West Development Standards and Design
Guidelines.” The Rio Vista West Development Standards and Design
Guidelines establish detailed standards and guidelines for a mixed-
use community. Implementation of the specific development
standards and design guidelines for Rio Vista West will result in
the creation of a Transit Oriented Development (TOD) in accordance
with the City's TOD Guidelines. In compliance with the City’'s TOD
Guidelines, Rio Vista West encourages transportation and land
development patterns that reduce reliance on the automobile and
promoting transmit use, reducing vehicle trip lengths and creating
environments that are conducive to walking and bicycling.

A. LAND USE AND INTENSITY

Rio Vista West establishes a new mixed-use neighborhood designed
to implement the City's TOD Guidelines. Diverse housing, retail,
entertainment and employment opportunities will be brought
together in a way that supports transit, bicycling and walking,
enhances the San Diego River corridor, and creates an attractive
community with a traditional San Diego aesthetic. These land
uses will be organized around public open space features in a
traditional or modified grid pattern. The highest residential
densities will be provided closest to MTDB's Trolley Station west
of Qualcomm Way.

GUIDELINES:

TOTAL DEVELOPMENT INTENSITY
Residential: 928 - 1,754 dwelling units
Retail Commercial: 290,000 - 310,000 square feet

Rio Vista West is divided into five separate planning areas as
shown in Figure 46. These planning areas include: 1) Urban
Residential /Mixed-Use Core; 2) Retail Center; 3) Urban
Residential; 4) Courtyard Residential; and, 5) Riverfront
Residential. The uses proposed for each of these planning areas
have been carefully planned to function as a mixture of

integrated land uses. The following uses are proposed (Figure
35):
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Land Use
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1.

Urban Residential/Mixed-Used Core - Approximately 13.9 acres '
to be developed as a mix of the high intensity and
residential uses on-site in proximity to the trolley station
and the Rio Vista Commons public space. Commercial uses,
such as retail shops, restaurants and office, are planned in
areas which front the Rio Vista Commons, as well in areas
adjacent to the Trolley Plaza. Commercial uses are permitted
at street level adjacent to the Rio Vista Commons public
area. Parking for commercial and residential uses may occur
as surface parking, tuck-under garages or in a parking
structure. Outdoor sales such as push-carts, eating areas
and a Farmers' Market are permitted to further enliven this
area.

Commercial: 30-50,000 square foot
Residential: 416 - 970 dwelling units

Retail Center - Approximately 22 acres containing anchor
stores and ancillary shops in a configuration that
accommodates storefront parking while maintaining
comfortable pedestrian connections to adjoining land uses.
It is anticipated that the center will contain a large
discount department store, a super market/drug store,
clothing stores, and other miscellaneous shops. Additional
uses may include outdoor sales, push-carts, outdoor eating
areas and a Farmers' Market.

Retail Commercial: 260,000 square feet
Urban Residential - Approximately 2.8 acres to be developed
in attached and stacked units with shared courtyard space
built over structured parking. Units will be arranged in
three-to- five story residential buildings.

Residential: B85 - 197 dwelling units

. Courtyard Residential - Approximately 16 acres to be

developed with attached and stacked units with parking on-
grade, often in a “tuck-under” configuration. These
residential units will be within walking distance of transit
and the Retail Center. A centrally located private
recreation center will create a focus for this planning area
and serve as an important amenity for residents.

Residential: 374-490 dwelling units

. Riverfront Residential - Approximately 2.9 acres to be

developed as attached on-grade surface parking, *“tuck-under”
garages, subterranean garages or parking structures. Many
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of these two-to-three story apartments will offer views of
the San Diego River. The lower building heights in this
area will help maintain views to the river form the
project’s interior.

Residential: 53 - 97 dwelling units

OPEN SPACE & RECREATION

Rio Vista West will provide a variety of recreational
amenities including three prominent public areas and a private
recreation center. In addition, the project is designed to
take advantage of its proximity to the San Diego River and the
Riverfront trail. These open space features are shown in
Figure 45 and discussed below.

Rio Vista Commons (1.37 acres) - This area is located south of
Rio San Diego Driwve in the wvicinity of the Retail Center and
the Urban residential/Mixed-Use Core. With a minimum width of
100 feet, it is envisioned that the Rioc Vista Commons will
provide an interface in this area where the highest intensity
of development is planned for Rio Vista West. Permitted land
uses include a pavilion and bandstand, grass amphitheater,

open areas and pedestrian links to adjacent uses and the
Trolley Station.

Trolley Plaza - Contrasted with the landscaped Rio Vista
Commons is the Trolley Plaza which will feature hardscape
treatments and a paved plaza to serve as the focal point and
gathering place for the Trolley Station. The open plaza may
also allow push-cart retail vendors. An expanded drop-off
area and pedestrian corridor shall occur at the southern end
of the Rio Vista Commons to promote pedestrian access to the
Trolley Station. The transition between the ground level in
Rio Vista West and the elevated LRT will be designed to
encourage pedestrian activity. Site designs in this area
should incorporate features such as broad pedestrian terraces,
steps and ramps which incorporate the elevation interface of
development and the LRT. Structural features which integrate
with buildings, such as subterranean parking garages, are
encouraged to raise the site to the level of the LRT Station.

The applicant shall dedicate easements to MTDE for pedestrian
and service vehicle access at the Trolley drop-off area and
through the Trolley Plaza to the Trolley Station. Pedestrian
ramps to the Trolley Station shall be ADA accessible. Turning
movements on the ramps shall be designed to accommodate MTDB
service wvehicles, to the satisfaction of MTDE.
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Private Recreational Facilities - A private recreation center
(#/= 1.0 acres) will be provided in conjunction with the
Courtyard Residential area. This amenity will provide
residents with such facilities as a pool, tennis courts, tot
lots, etec. BAdditional private recreational facilities,
totaling a minimum of 1.64 acres, will be provided in the
Urban Residential, Urban Residential/Mixed Use Core and
Riverfront Residential areas to serve the needs of residents.
In the event that one builder is responsible for construction
of the Urban Residential/Mixed Use Core, Riverfront
Residential and Urban Residential areas, smaller recreational
areas may be constructed to serve more than one planning area.
These recreational facilities may include such amenities as a
meeting room, spa, shuffleboard, gym, weight rooms, rooftop
active recreation uses or active recreational uses constructed
on the top level of parking structures, tot lot or pool.

San Diego River Frontage (23 acres) - The San Diego River
frontage also provides recreational and open space amenities
for the project, especially for the Garden Apartments and
Urban Residential areas that immediately abut it. Vertical
access to the Riverfront trail exists along the river slopes
abutting the project’s southern boundary. The project will
provide an additional “Riverfront Promenade" to serve the

project at the top of the river slopes within the project
limits.

GUIDELINES:

The project should utilize landscaping materials compatible
with the native vegetation along the river corridor. Where
development fronts on the San Diego River, landscape materials
used in the river corridor should be brought into landscape
open spaces between buildings.

The project will be designed to provide individual site open

space that will be linked among themselves and with the river
corridor.

All of the buildings in Rio Vista West will be designed and
sited to create positive landscaped open spaces. All of the
areas that have not been covered by habitable structures
should be designed to be human scale, usable project open
space,

Vistas should be created by varying building heights with the
taller buildings generally closer to Friars Road and the lower
buildings adjacent to the river.
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Landscaped areas should be developed so as to create view
corridors into the river. Structures should be set back a
minimum of 30 feet (average 35 feet) from the floodway line of
the San Diegeo River.

To best integrate the residential development and the related
open space with the San Diego River's amenities, the
residential development should be staggered along the river to
provide vistas. To further enhance the river corridor, the
residential buildings should terrace down to the river.

In the Courtyard Residential Planning Area, buildings should
be clustered around a centralized private recreational enter.
The residential units should be developed with access to a
system of balconies, terraces and private outdoor areas that
will be available to all units.

Commercial buildings should be clustered to make the most
efficient use of the site, while creating large landscaped
open spaces for human use and developing vistas to river and
other open space areas.

Where practical, building roofscapes should be used as part of
the community and building open space which will serve both
active and passive open space needs, including areas for

social functions and for the enjoyment of urban and river
views.

View corridors to the river and/or the Trolley Station should
be created along internal project roads, as shown in the
Design Guidelines and Development Standards for Rio Vista
West, to provide views from public roads to the San Diego
River. Landscaped building setbacks at Rio San Diego Drive,
Qualcomm Way and Camino del Este will be provided to create
views to the river. Approximately 13% of the Rio San Diego
Drive perimeter should be reserved for see-through or views to
the river and/or Trolley Station (Figure 44).

Conceptual cross-sections through Rio Vista West are
illustrated in Figure 47.

ACCESS AND CIRCULATION

In 1993, the FSDRIP/Rio Vista West entitlements were modified
which resulted in an excess of approximately 13,000 average
daily trips (ADT’'s). The property owner intends to transfer
approximately 4,200 of these trips to Rio Vista East (Map
10305), east of Qualcomm Way. This transfer is subject to
approval of a Planned Commercial Development (PCD) Plan
Amendment or other discretionary Mission Valley permit and all
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necessary traffic and environmental studies. The transfer of
excess Rio Vista West trips to any other destination would
require and amendment to this Specific Plan.

An interconnected network of public and private streets are
planned for Rio Vista West to provide direct and walkable
connections within the site and into surrounding areas.
Building entries, parking, plazas and other development
elements are designed and configured in a way to focus
activity on streets, the Rio Vista Commons and Trolley
Plaza,and the San Diego River. At higher density levels,
multi-story structures will be necessary to accommodate
residential units. For developments at the higher density
ranges, individual unit entrances may occur interior to the
project; however, exterior building entries should address
Station Village Way and/or Rio Vista Commons. Building design
with multiple entrances will enforce the rhythm of the urban
main street. Rio Vista West is designed to promote the concept
of defensible space by reestablishing streets as the focal
points of neighborhood life.

GUIDELINES:

Pedestrians/Bicycles:

Rio Vista West's network of pedestrian paths is an essential
ingredient in creating a development that is successful as a
walkable and transit-oriented neighborhood. Pedestrian
accesses should be provided in a manner which encourage
residents and employees to walk along continuous pedestrian-
oriented paths to places of employment, shops, residences and
public places, such as the Commons and Trolley. Higher
transit ridership will result from comfortable pedestrian
environments which are well lighted and enveloped in
landscaping. Streetside sidewalks and pedestrian walkways
shall be as indicated in the Design Guidelines and Development
Standards. Sidewalks should be paved with a lightly-textured
-concrete and light in color. All sidewalks and pedestrian
walkways shall be a minimum of six-feet in width.

In addition to the pedestrian connections provided throughout
the site, a Riverfront Promenade will be created along a
portion of the southern edge of Rio Vista West where it abuts
the river corridor. Additionally, a pedestrian and bicycle
crossing of Qualcomm Way will be provided in conjunction with
MTDB's construction of the LRT bridge over Qualcomm Way. This
pedestrian and bicycle crossing will increase accessibility
between the Rioc Vista East and Rio Vista West developments
including access to the Trolley Station. Easements shall be
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dedicated to MTDB for a stairway access to the LRT station

adjacent to the access ramp on Qualcomm Way and for pedestrian
and MTDB service wvehicle access, as previously described.

The Trolley Station shall also create a place for pedestrian
activity. Pedestrians should be directed to and from the
trolley through a *"plaza”" where sidewalk vendors, open patio
dining, and small retail shops are encouraged. An expanded
drop-off area and expanded corridor shall occur at the
southern end of the Rio Vista Commons to promote pedestrian
access to the Trolley Station. The transition between the
ground level in Rio Vista West and the elevated LRT will be
designed to encourage pedestrian activity and accommodate ADA-
compliant access to the station. Site designs in this area
should incorporate features such as broad pedestrian terraces,
steps and ramps which incorporate the elevation interface of
development and the LRT. Structural features which integrate
site buildings, such as subterranean parking garages, are
encouraged to raise the site to the level of the LRT station.
Pedestrian access through the Trolley Plaza should also tie

into other uses and public places, such as the Rio wvista
Commons.

Bicycle accessibility and the provision of on-site facilities
are also important aspects for development of the Rio Vista
West site. C(Class II bikeways should be provided on Camino del
Este, Ric San Diego Drive and Gill Village Way as it enters
the site from Friars Road up to Rioc San Diego Drive. Other
internal streets within the project should accommodate bicycle
travel in a shared manner with vehicles. A Class I bike path
is available on the existing San Diego River
Pedestrian/Bikeway and curb cuts should be provided on Camino
del Este to accommodate bicycles. Secured bicycle parking
facilities should be provided adjacent to retail commercial,
employment and common area uses. MTDB should incorporated

bicycle lockers and/or bicycle parking areas in the design of
the Trolley Station.

Butomobile:

Street standards and features recommended for Rio Vista West,
as described in the Design Guidelines and Development
Standards, are designed to correspond with each street’s
functicnal setting. Based on this functional analysis,
proposed street dimensions should not exceed what is required
for the safe and efficient flow of traffic.

Rio San Diego Drive should be designed with a landscaped
median and extended through the site from Qualcomm Way. Upon
entering Rio Vista West, Rioc San Diego Drive should be
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constructed within a 124-foot wide right-of-way in order to
accommodate right and left turn lanes for vehicles turning
onto Qualcomm Way. As traffic continues westward, the right-
of-way may be reduced. On either side of Rio San Diego Drive,
within the right-of-way, a landscaped parkway, 6-foot
sidewalk, and 6-foot bikeway should be provided.

Camino del Este enters Rio Vista West from the south providing
access to areas across the San Diego River. Designed as a 4-
lane facility, this street also should have landscaped
parkways, a 6-foot sidewalk and bikeway on either side of the
street, creating a pleasant entry statement for the project.

A public street, private street or private drive should be
provided to access the Trolley Station/Plaza through the Urban
Residential/Mixed Use Core. Because of its location within a
high activity commercial core, it is important that this
street remain pedestrian-friendly. This can be accomplished
by providing parallel and perpendicular parking. No median
should be provided on this street to further minimize its
intrusion into this public space.

Other public streets within Rio Vista West should be designed
to accommodate anticipated traffic volumes while minimizing
traffic speeds and responding to the pedestrian focus of the
project. Landscaped parkways and 6-foot sidewalks should be
provided along all public streets.

Private streets within Rio Vista West should be constructed as
36 to 40-foot curb-to-curb widths. A tree well may
periodically intrude within the 8-foot parking lane on private
residential streets to diminish the presence of vehicles and
create a pedestrian-friendly streetscape.

Parking:

Parking for the variety of uses planned in Rio Vista West
should be as defined in the Design Standards and Development
Guidelines. A reduction in parking should be considered due
to the intensity and mix of uses as well as transit
opportunities. This can be facilitated by conducting a shared
parking analysis for the commercial office, retail and mixed-
use core uses. Because of mobility options provided by the
Trolley and easy bus connections, reductions in residential
parking ratio should also be considered. On-street parking
shall be permitted throughout Rio Vista West and can be
utilized in calculating required parking.
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Public Transportation:

The MTDB has extended a LRT through Mission Valley. 1In
conjunction with this extension, there is a Trolley Station at
the Rio Vista West site (Figures 24 and 48). The station
includes platforms, telephones, seating, trash receptacles,
ticket vending equipment, a public address system and
lighting. The station is landscaped to conform to the overall
theme of Rio Vista West. A 35-foot light rail transit right-
of-way, plus up to 25 additional feet of width at the station
area has been provided across the southern portion of the
property. As previously described, an expanded area will be
provided at the southern terminus of the Rio Vista Commons to
provide passenger drop-offs. Within this area, MTDB vehicles
will be permitted to park for maintenance and security
purposes.
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V1. Public Facilities and Services

A. PUBLIC IMPROVEMENTS

Public improvements shall be provided as described below:

General:

The “General Conditions for Tentative Subdivision Maps” filed
in the office of the City Clerk under Document No. 767688, on
May 7, 1998, or as amended, shall be made a condition of map
approval. Only those exceptions to the General Conditions
which are shown on the tentative map and covered in these
special conditions will be authorized.

The subdivider must provide a geological report on the subject
properties to determine the stability of the soil. All slopes
shall be constructed in accordance with the provisions of San
Diego Municipal Code Section £2.0410 et sedq.

Undergrounding of existing and/or proposed public utility
systems and service facilities is required according to San
Diego Municipal Code Section 102.0404, Subsection 2.

On-Site Street Improvements:

Street improvements shall be provided as shown on Figure 49,
as described below:

l. Camino de la Reina

a. Widen to 7B-foot curb-to-curb width major street (within
a 98-foot right-of-way width), except adjacent to the
existing Bullocks Store, from SR-163 to Qualcomm Way to
provide for four lanes with center islands, parking

lanes, sidewalks, street lighting, and bus turnouts as
required,

b. Construct adequate drainage system to control drainage on
street and conduct runoff to flood channel.

c¢. Construct or modify traffic signals at Mission Center
Road and Qualcomm Way, and at Camino del Este.
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Construct pedestrian cverpass westerly of Hission
Center Road. .

Rezlign roadway appruechiﬁq the SE-163 underpass
and reconnect lateral roadway to the satisfaction

of City Engineer. Remove and restore surplus
roadway.

Provide bike path generally paralleling Camino De
La Reina. Path shall be eight feet wide within a
12-foot [minimum) right-of-way, and crossings of
street with four lanes or more shall be at

signalized intersection or shall be separated from
street grade.

Mission Center Road

a.

Construct 102-foot curb-to-curb width major street
(within 122-foot right-of-way) between Camino De La
Feina and the fully completed section to north of
river, including six travel lanes, center islands,
parking lanes, sidewalks, and street lights.

Construct six-lane roadway across flecad channel,
with same cross—section reguired in 2.a. above.

Construct adequate drainage system to control

street drainage and conduct runcoff to flood
channel.

Modify traffic signals at Camino Del Rio Worth.

Widen Mission Center Road from Camino Del Rio Morth
to Camino De La Reina to six-lane major street
standards.

Stadium Way

Construct as 102-foot curb-to-curb width major
street (within 122-foot right-of-way) from Camino
De La Reina to north of the river and complete the
improvements to Friars Road, including six lanes,
center islands, parking lanes, sidewalks, and
street lights. Ultimate widening north of river
required when Rio Vista West is developed; however,
eucalyptus trees to remain until depletion of sand

and gravel resources. An interim six~lane facility
may be required.

Construct 102-foot recadway over flood channel.
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o Construct adecuate drainage system to contrel
street drainage and to conduct runoff to flood

control.
4. Modify traffic signal at Camino De La Reina.
Camino Del Este {Required when Rio_San Diego Drive is
icated
a. Construct 64-foot curb-to-curb width (within an

B6-Foot right-ocf-way) from Camino De La Reina to
Rio Vista West, including four travel lanes, Class

1T bicycle lanes, ‘parking lanes, sidewalks, and
street lights.

b. Coenstruct four-lane roadway as a 64-foot curb-to-
curb width major street, within a 86-feot right-
of-way, across flood channel.

C. Construct adeguate drainage system to control
street drainage and conduct runcff te flood
channel.

Rio San Diego Drive

a. Construct 100-foot curb-to-curb width {(within a
124-foot right-of-way) from the entrance to Rio
Vista West up to Rio Vista Avenue and the Rio
Vista Commons, including four travel lanes, Class
11 bicycle lanes, right and left turn pockets at
Stadium Way, center landscaped medians., landscaped
parkways, sidewalks, and street lights, with local
drainage structures as appropriate.

h. From Rio Vista Commons, reduce the curb-to-curb
width to 78 feet within a 102-foot wide right-of-
way,., including four ctravel lanes, Class II bicycle
lanes, center landscaped medians, landscaped
parkways, parking lanes, sidewalks, and street
lights, with local drainage structures as
appropriate.

- Construct traffic signals at the intersections of
Camino Del Este and Stadium Way.

HOTE: Intersection with Friars will be right
turns in-and-out only. No signals contemplated.

A memorandum dated October 22, 1982, to Allen Jones,
Deputy Director, Environmental Quality Division from
Deputy Director, Engineering and Development Department
at paragraphs 7. and 9. under the heading
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of Mitigation identifies the need for additional and/or
modified traffic improvements over those above. Such
additional and/or modified traffic improvements shall
be provided to the satisfaction of the City Engineer.

Off-site Transportation Facilities

The spproved draft Mission Valley Community Plan as adopted
identifies the following community-wide traffic
improvements:

1

4.

Froject #3 - consisting of the widening and/or
restriping of Mission Center Road to six lanes from
Friars Road to Camino Del Rio Morth, including. the

improvement of interchange ramps at the Friars Road
interchange.

Project #14 - consisting of the provision at SR-163 and
Friars Road for dual left turn lanes for eastbound and
northbound on-ramps including the widening of the leg
of the intersection to accept two turning lanes.*

Project #17 - consisting of the cutting back at the
intersection of SR-163 and Friars Road of the median
and traffic islands te allow three westbound lanes
through the signal for northbound on-ramps.*

Project #22 - consisting of new westbound I-8 ramps to
and from Camino Del Rio Morth in the wvicinity of I-BO0S.

The above referenced traffic improvements shall be provided
to the satisfaction of the City Engineer at any time in the
sole discretion of the subdividing owners or upon one year's
prior written notice to the subdividing owners for the City
but in no event shall such improvement be required to be in
place pursuant to said notice prior to occupancy of any
private development.

The subdividing owners reserve the right to provide the

improvements by an assessment district or appropriate
reimbursement agreement.

* Subject to modification by CalTrans to be determined by a
*Project Study”. !
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Additional On-Site Street Improvements for  Hazard Center

"In addicion tu_:he street improvements gescribed above, the
following on-site street improvements shall be provided at

the time of development to the satisfaction of the City
Engineer:

1. Hazard Center Drive

a. Construct 78-foot curb-to-curb width collector s*reet
(within 98-foot right-of-way) including four travel
lanes, shoulders and sidewalks from Mission Center
Road to Frazee Road, Consktruct a 72=fopt
curb-to-curb width collector street (within 92-foot

right-of-way) incleding travel lanes, shoulders and
sidewalks, from Frazee Road to SR-1613.

b, Construct two traffic signals, one each at Frazee

Road and at Mission Center Road intersections with
Hazard Center Drive.

2. Fraree-Road

a. Construct 78-foot curb-to-curb width collector street
{within 98-foot right-of-way) between Friars Road and

Hazard Centert Bgive, including four trawvel lanes,
shoulders and sidewalks.

b. Hodify traffic signals at the intersection of Friars
Road and Frazee Road.

hdditional Off-site ?ransportation Facilities for Harard
Center

In addition to the on-site transportation facilities

described above, the following shall be provided to the
satisfaction of the City Engineer:

1. Construction of a two-lane street from westerly of Hazard
Center to a physically traversable connection with the
Fashion Valley shopping center propecty.

Such improvement shall be provided to the satisfaction of
the City Engineer at any time in the sole discretion of
the Hazard Center owners or upon twe years prior written
notice to the Hazard Center. .owners by the City, but in no
event shall such improvement be reguired to be in place
pursuant to said notice prior to certificates of
occupancy being issved for floor area of private
development within the Hazard Center which generates not
less than 10,000 ADT.

When the final alignment of this street is determined,
additional environmental review may be reguired to
determine if the street construction from the Hazard
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Center to the Fashion valley shopping center will have
any environmental impacts. [1f deemed necessary, such
environmental review and any mitigation shall be providec
as reasonably determined by the Planning Director.

The Hazard Center owners shall provide the above
improvement by: (i) an assesswent district, or (ii) an
appropriate reimbursement agreement, or (iii) by other
means.

Reconfiguration and improvements in the immediate
vicinity of the Friars Road/Frazee Road intersection in
order to minimize the impact of the intersection. This
measure would consist of reconfiguration eof the
intersection to include four lanes of throuwgh traffic
both east-bound and west-bound on Friars Road, dual left
turn lanes from both directions on Friars to Frazee, and
provision of a right turn lane from both directions of
Friars Road to Fraree. In this regard, the Hazard Center
owners shall be responsible for all reconfiguration and
improvement scuth of the centerline of Friars Road
including any traffic signalization at the north-bound
SR-163 to east-bound off-ramps and including any
necessary dedication of right-of-way.

The Hazard Center owners shall provide improvements to:

{i) Prohibit pedestrian crossing at the Friars
Road/Frazee Road intersection, if determined
necessary by the City Engineer; and

{ii) Provide alternative pedestrian access under Friacs

Road at Hission Center Road, vtiliziny the existing
right-of-way.

The traffic improvements references in 2. and 3. above,
shall be provided to the satisfaction of the City
Engineer at any time in the sole discretion of the
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Hazard Center owners or upon Cne. years priof written
notice to the Hazard Center owners from the City bur in
no event shall such improvements be required to be in

place pursuant to said notice prior to occupancy of any
private development.

The Hazard Center owners shall provide the above
improvement by: (i) an assessment district, or (ii) an
appropriate reimbursement agreement, or {iii) by other

means.

Friars Road Underpass West of Stadium=way

The subdividing owners shall not construct improvements
on the south side of Friars Road which would preclude 2
connection from the underpass to the future Rio’ San
Diego Drive. :

Above-Grade Pedestrian Wav Across. Friars Road

Prior to commencement of private development, the Hazard
Center owners shall sign document(s) in a form
satisfactory to the City Attorney's office indicating
that they will not protest the formation of an assess-
ment district formed to provide an above-grade pedes-
trian way across Friars Road at Frazee Road.

Utilities

1.

Hater - construct complete water distribution system to

serve the project area, complete with fire hydrants and
appurtenances necessaxy for the operation and
maintenance of the system.

Sever

a.- Construct complete sewer collection system to serve
the project area.

b. Construct alternate alignment of Mission Valley
Trunk Sewer on approved grade and alignment.

Private Utilities - Construct distribution system for

electric, telephone, CATV, and gas as required to serve
the development and public facilities.
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Flood Control Facility

Construct floodway to accommodate 100-year flood (49,000 CFS)
complete with the necessary energy dissipaters, drop

structures, and riprap section to control the flood and
protect the channel facilities.

Install erosion contreol plantings and landscaping with
irrigation system, and construct a system of walkways,
bikeways and view pints in accordance with the approved
project plan.

Convey right-of-way to City in form of dedication and/or fee
ownership.

Perform the necessary work preparatory to hearing before
Council for the formation of the Maintenance District for the
flood channel and the appurtenant facilities.

Park Facilizies

The provision of park facilities is addressed irn the following
section.

NEIGHBORHOOD COMMERCIAL FACILITIES AND PARK
FACILITIES

Neighborhood Commercial Facilities

NMeighborheood convenience retail shopping centers provide for
the day-to-day needs of residents. These centers are
typically located within or adjacent to residential
neighborhoods. MNeighborhood commercial facilities in the
Mission Valley community include a three-acre center located
at the intersection of San Diego Mission Road and Rancho
Mission Road and the Ralph’s Shopping Center located at
Mission Center Road and Friars Road.

The Specific Plan will result in the development of between
ot E—sea—23 337 3,264 to 4,461 residential units with an
estimated population of 54830 ee 3 £&7 6,300 to 9,056 persons.
To serve the needs of the project area, a community commercial
center will be provided will accommodate approximate 325,000
sguare feet on approximately 30 acres.
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- SCHOOLS

The Private Improvement Element cf the Specific Plan proposed
=—posi—te—=yo+ 2,985 to 3,656 multi-family dwelling units. The
San Diego School District (SDSD) schools serving the area
include the Jones and Juarez Elementary Schools, Taft Middle
Echool and Kearny Senior High School.

Z-u:dent generation rates for the croject area are based .upon a
terant profile of the “Riverfront” (MBM II), an existing multi-
Zamily residential development located within the Specific
Flan. The tenant profile of the Riverfront development consist
mostly of voung professicnals in their late *20's. Twelve of
the 228 units in the Riverfront complex contain children of
elementary through high school age. The reascn for the low
number of children who reside at Riverfront can be partially
exglzined by the surrounding developments which consist mostly
=f zommercial and office uses, whizh provide emplovment Zor
gins_e goiclts. Additionally, services and facilities for

=: ren, =ucth as day care centers and playgrounds are lacking
i Missign Valley., Using this information, it was determined
Thaet residential projects located within the Specifiz Plan area
wgouooZ probably generate 2 low number of students (Silva, 199Z..

The anticipated generation rate fzr elementary through high
schocl age students would be (-5 s:tudents per 100 residential
Sased upon this generaticnh rate, the buildout =f the
Flan would be expected :2 generate up to 3£ 183
to high schooli-age students. It is not anticipated
T the noumber cf students generated within the Specific Plan
z would have 2 significant impac: on the SDSD. Elementary
: 'ing the Specific Plan area are currently near
=heugh the secondary scheools serzving the area are
rating below capacizy, secondary enrollment Zoz
igh School area is Zforecast tO grow signiZicantly
9
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z2use no public school exist or are currently planned in
Mission Valley Commurity, the availability of schools,

& distance of schools to residential areas, and the
ographic barriers presented by Mission Valley are

concern. With this developmen:t and others planned for
Missicn Valley, the amount of commercial and residential
—raZfic in the area, and especially along Friars Road,

will greatly increase. An important concern is pedestrian
safety and access, relative to the great distances this
prciect is from its serving schools and the commercial nature
of the Mission Valley area. ©Of the 336 183 K-12 students
estimated to be generated form this project, a vast majority
will be elementary students, and the district does not provide
transportzation to the neighboring schools. These above
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SCHOOLS

The Private Improvement Element of the Specific Plan
proposes 2,336 to 2,707 multi-family dwelling units. The
San Diego School District (SDSD) schools serving the area
include the Jones and Juarez Elementary Schools, Taft Middle
School and Kearny Senior High School.

Student generation rates for the project area are based upon
a tenant profile of the "Riverfront® (MBM II), an existing
multi-family residential development lccated within the
Specific Plan, The tenant profile of the Riverfront
development consist mostly of young professionals in their
late *20°s. Twelve of the 228 units in the Riverfront
complex centain children of elementary through high scheol
age. The reason for the low number of children who reside
at Riverfront can be partially explained by the surrounding
developments which consist mostly of commercial and ocffice
uses, which provide employment for single adults.
Additionally, services and facilities for children, such as
day care centers and playgrounds are lacking in Mission
Valley. Using this informatien, it was determined that
residential projects located within the Specific Plan area

would probably generate a low number of students (Silva,
19592) .

The anticipated generation rate for elementary through high
school age students would be 0-5 students per 100
residential units. Based upon this generation rate, the
buildout of the Specific Plan would be expected to.generate
up to 136 elementary to high school-age students. It is not
anticipated that the number of students generated within the
Specific Plan area would have a significant impact on the
SDSD. Elementary scheools serving the Specific Plan area are
currently near capacity. . Although the secondary schools
serving the area are currently operating below capacity,
secondary enrollment for the Kearny High School area is
forecast to grow significantly during the 19%0s.

Because no public school exist or are currently planned in
the Mission Valley Community, the availability of schools,
the distance of schools to residential areas, and the
topographic barriers presented by Mission Valley are of
concern. With this development and others planned for
Mission Valley, the amount of commercial and residential
traffic in the area, and especially along Friars Road, will
greatly increase. An important concern is pedestrian safety
and access, relative to the great distances this project is
from its serving schools and the commercial nature of the
Mission Valley area. Of the 136 K-12 students estimated to
be generated from this project, a vast majority will be
elementary students, and the district doe snot provide
transportation to the neighboring schools. These above
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unigue issues related to public school access for residents
in the Mission Valley area arc not addressed by the

application of developer fees associated with public school
service.

Fall 1991 Enrollments and Enrollment Capacities

Approximate
Hilqshfrnm
Project Remaining
Scheol Site Enrollment | Capacity | Capacity
Jones Elementary 3 510 520 10
School
Taft Middle School 4 €15 782 167
Kearny Senieor High 4 1,253 1,423 160
School
Juarez Elementary 2-3 259 NG 47
School .
Totals ' 2,647 3,031 isd
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D. PUBLIC SERVICES AND UTILITIES

The City of San Diego provides water and sewer service to the
Specific Plan area. Solid waste generated on-site will pe.
disposed of at the Miramar North landfill. San Diego Gas ang
Electric Company and Pacific Telephone provide gas and
electric and telephone service.

The Specific Plah recognizes thar there will be a need for
future utility crossings. The private develoopments or public
improvements should not preclude the future crossings of
transmission lines. These crossings shoula be located along
existing rights-of-way where possible. Additaonally, the '
placement of utility crossings should be selected to minimize
visual and biological impacts and to minimize hazards.

Police and fire protection is provided to the Specific PFlan
area by the City of 5an Diego Folice Departmeni Western
Division at 5480 Gaines Street ana the City of San Diego Fire

Department Station 18 at 4876 Felton Screet and Station 28 at
3880 Kearny Villa Road.

The Specific Plan area is in close proximity to City of San
Diego branch libraries located at 6350 Linda Vista Road

{Linda Vista), 925 West Washington (Mission Hills) and 4193}
Park Boulevard (University Heights). '

Hospitals in close proximity to the Specific Plan area
include Sharp Cabrillo Hospital, Alvarado Internal Medical

«Group, Inc., Mercy Hospital and Medical Center and University
Hospital, UCSD Medical Center.
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VI1I. Administration Element

A. PROJECT REVIEW PROCESS

River Improvement Element

Plans for the construction of improvements which are part ot
the River Improvement Element must be approved by the City
Manager and the Planning Director. The owners shall pay for
tne costs of an independent hydrology consultant as reguired
by the City. An owner(s) must submit to the City for review
and approval the reguired sets of the following plans,

drawings and specifications which accurately and completely
describe the following features:

1, Final design plans for the floodway and necessary off-

site transition areas, including all rlocd control and
drainage facilities and grading plans;

A specific landscape plan.nnd revegetation plan for the
flooaway, including specifications for permanent
irrigation systems as needed;

3. Detailed plans for other public improvements including
bikeways, pedestrian walxs, rest areas, benches, etc.

including walkway widths, materials, signage and
lighting. -

4. Maps showing the extent of the new FWH Zone and open
space easements.

The above plans shall be submitted as comprehensive plans for
the entire 100-year floodway area. The decision to approve
or disapprove by the City Manager and the Planning Director
shall be based on normal development requirements and on
conformance to the Specific Plan River Improvement Element

and the Revegetation Plan (Appendix 2, Hasland Engineering,
June 3, 19B3}.

To implement.the Revegetation Plan for the floodway, a
contract must be executed between the City and a landscape
contractor. This contract must specify pertormance standards
and milestones, which must be evaluated by the U.S5. Fish and
Wildlife Service and the Caiifornia Department of ‘Fish and
Game prior to payment and.-the next revegetation task. A
cualified biological consultant, indepencent of the landscape
contractor, will be selected by tne property owners with the
approval of the City to evaluate satisfactory completion of
tasks or phases of the revegetation process and ta be in
charge of the monitoring program for biolegical resources.
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This consultant will submit semiannual reports to the City
Planning Department, the U.S. Fish and Wildlife Service and
the California Department of Fish and Game. Any
recommendations made by the consultant to ensure adeguate

revegetation should be evaluated by the City and impleménted
as needed.

The Revegetation Plan contains a Maintenance, Management and
Monitoring Pregram which should be implemented as written.
The monitoring program will decument the regrowth of the
riparian and marsh habitats during project construction and
after revegetation. The monitoring program will continue for
10 years after the revegetation of the last phase. The
biologist conducting the monitoring program will be selected
by the City and will submit semiannual reports to the City,
the U,S. Fish and Wildlife Service and the California
Department of Fish and Game. These three agencies will serve
as a tecnnical committee and will provide recommendations for

proper management of the biolegical resocurces within the
flocaway.

In addition to the managemert and maintenance of biological
resources, maintenance dredging of the channel bottom may be
required to ensure hydraulic efficiency. ‘Any maintenance
dredging requiring the removal of riparian woodland
vegetation should be reviewed by the 3-agency technical
commitree, which will recommend measures to minimize damage
to wildlife habitats.

Private Improvement Element

Plans for the private development of any property within the
Specific Plan area must be approved by the Planning Director.

The tollowing procedure is to be followed to secure Planning
Director approval.

The projects of the Private Development Element will be
permitted to develop as proposed in this Specific Plan after
the approval of a Special Permit by the Planning Director.
The Special Permit process will follow all of the standards
.and procedures of the Planned Commercial Development
regulations (Section 101.0910) with the following exceptions.
Ho public hearing will be required and only the applicanct(s)
will have the right of appeal. All other standards and
procedures of the PCD permit regulations shall apply.

In all cases, the decision to approve, conditionally approve
or disapprove a Special Permit shall be based on contormance

to tne Specific Plan and any applicable portions of the
Revegetation Plan. :
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B. PHASING

River Imporovement Element

Improvement within the flood contrel channel will be
implemented as a single project. The appropriate phasing of
construction and revegetation in the floodway is critical to
the Specific Plan objectives. The phasing plan for the '
floodway revegetation is summarized in the table below. The
preliminary phasing plan for floodway construction is
described in the Environmental Impact Report. The phasing
plan for the floodway construction is broken into three-’
phases, each spanning roughly a one-year period. Work is
scheduled to begin on the west end of the site and proceed
easterly. (For more details, see the Environmental Impact
Report Nos. E0-03-41 and B83-0092 and the Revegetation Plan).
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Teble 3 = REVEGETATION PLAN SCHEDULE

PHASET T HONTH

Build Mursery/Storage Site and install
irzigation there

Salvacs Operations

Seed Collection for Phase II

Contract Grow Material (through all Phases)

Eajatain Salvage and Material from all phases,

tk=ocugh all phases
Flant emergent vegetation
Install irrigation :yr;l:ef:
huger tree holes
Gernicate weeds
Eradicate weeds
Hydroseed ground covers
Plant slips, rooted cuttings and trees
Replazement Plantings (for 2 Yezrs)
Contzol weeds in all excavated areas as long
a5 nNeECessary
Irrigzte where peedsd (for 2 Years)
Honit=r Techniques and Responses

FHASE IT . HONTH
Seed collection for Phases IT & III.
Salvazss operations

Plant emergent vegetation

Muge= tree holes

Install irrigation system

Germinate weeds

Eradicate weeds

Hydroseed

Plant =lips, reocted cuttings & trees
Plant container stock

Irrigzte where needed (for 2 years)
Replaczement plantings (for 2 yeazs)
Monitor Technigques & Responses

EHASE IIX HONTH
Salvege operations

Plent emergent wvegetation

Instzll irrigation system

Avger tree holes

Gerzminate weeds

Eradicate weeds

Hydroseed ground covers

Plant salvaged material

Flznz slips, rooted cuttings and trees

Irricate where needed (for 2 - 3 years)
Monitor Techniques and Responses
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Private lmprovement Element

Construction of the private develcopment as described in the
Specific Plan shall be commenced during the term of the
Development Agreement. However, the beginning of any private

construction shall be restricted by the following four
conditions:

: Property owners or developers will not be able to record
their final maps-until the funding and implementation of
all of the floodway improvements are assured.

2. Construction and occupancy of the private development
will be permitted only after the provision of public

improvements as described in the Public Improvement
Section VI.A.

3. Ho building permits shall be approved for any
development until a final subdivision is recorded or
until all-"customary and normal®™ improvements or
conditions required are imposed by other means [i.e.
Planning Director's permit approval, etc.)

4. Occupancy of buildings shall not occus until the rlood
control channel has been completed adjacent to such
building site.

The Public Improvement Section VI.A contains all local ana
regional transportation improvements which must be
implemented or provision made thereof to the satisfaction of
the City in order to accommodate each successive phase of
private development. Any changes in this section must

receive the approval of the City's Engineering and
Development Department.

C. IMPLEMENTATION

Zoninag Eegulatioﬁs

The private development in the Specific Plan area will be
implemented accerding to the CA zoning regulations. The
proposed limits of the areas regulated by the Floodway (FH)
and CA zones are illustrated in Figure 3. However, the
permitted uses and total lind use intensities shall be

limited to those described in the Specific Plan. These land
uses are summarized in Table 2.

Ordinance 15662 will pe repealed in so far as it applies to
the property subject to the Development Agreement.
Regulztions governing the development of the subject property
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would be as described in the Development Agreement and
Specific Plan.

Upon completion of the public improvements described witnin
the River Improvement Element of the Specific Plan to the
satisfaction of the City Council, the conditions specified
within Ordinance 15662 will be deemed satisfied with respect
to the property not subject to the Development Agreement
lying between Mission Center Road and Stadium Way, and the
zoning of such property existing prior to the etfective date

of initial application of tne Floodway (FW) Zone as reflected
in Zone Map C-523A snall attach.

subdivision Maps

The Specific Plan identifies the improvements that will be
required for future subdivision maps. Additional
improvements may be required tor the subdivision maps;

provided that these improvements are considered "customary
and normal.”

An open space easement will be shown on all subdivision maps

for the portion of the property within the proposed Floodway
Zone.
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MBM ASSOCIATES
MISSION VALLEY PARTNERSHIP
MISSION VALLEY 1, ET AL
CALMAT CO.

HAZARD CONTRACTING CO. & MURRAY PROPERTIES

I 1
FORD MOTOR COMPANY
1
| MISSION CENTER 2
| WILSON-MAYBERY PARTNERSHIP

MARGUERITE FOWLER ET AL
STATE OF CALIFORNIA
PUEBLOS DEL RIO

Ownerships Within the Specific Plan Area
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VIII. Progress Guide and General Plan
Relationship to this Project

One of the functions of the Specific Plan is to provide a
systematic means for implementing the Progress Guide and General
Plan of The City of San Diego. This section describes how the

goals of the Progress Guiae and General Plan will be implemented
by the Specific Plan.

A. HOUSING

The Housing Element of the General Plan contains several
goals to maximize individual choice in terms of housing.
These goals include 1)} to foster economically, racially and
socially balanced communities while providing adequate public
services, 2} to increase the City's participation in the
provision of housing to all economic segments, and 3) to
facilitate rehabilitation and increase the efficiency of
existing services and facilities while making efficient use
of developable lands, thereby minimizing urban sprawl.

The Private Improvement Element of the Specific Plan will
foster an economically, racially, and socially ba’anced
community by providing a wide variety of attached residential
dwellings ranging from flats and townnouses to high-rises.
The form of ownership ot the attached, residential dwellings
within Mission Valley West/MBM Development, .Hazard Center,
Park in the Valley and Rio Vista West will be a mix of

. for-sale condominium units, for-rent congominium units and
for-rent zpartment units. Where possible, the residential
development of the Private lmprovement Element will utilize
tederal and state funds and programs for housing assistance.

The essence of the Specific Plan is to rehabilitate the San
Diego River and its floodway thereby increasing the
efficiency of the existing and improved services and
facilities. This will allow for the maximum and most
efficient use of the Specific Plan area wherein property
would not be developable but for the flood control channel of
the River Improvement Element. The mixed use and intense
development o0f the Specific Plan will minimize urban sprawl.

B. TRANSPORTATION

A transportation goal of the General Plan is to provide a
network of transportation systems that are integrated and
compatible with other city-wide and regional goals. This
network should take into account the physical, social and
economic conditions of the environment, both present and
future. Transit facilities and services should link and
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C.

efficiently serve existing and planned major activity centers
and surrounding neighborhoods. The City recommends improved
bus service to encourage the evolution of a fixed guidevay
mass transit system. In addition, bicycle use should be
planned as parc of 2 transportation network.

The Private Improvement Element and the Publiec Facilaties

~and Services Element provide for a street addition, and a

number of street and intersection improvements. 1In particu-
lar, the improvements -of the Camino de la Reina undercrossing
at SR-163, Mission Center Road and Stadium Way to accommodate
10-year frequency storms will improve transportation problems
associated with tlooding. A new river creossing, Camino del
Este, Will also be constructed. The private development will
be permitted only in association with local and regional
traffic improvements, therepy meeting other City goals
associated with the provision of facilities concurrent with
rneed and the improvement of air quality.

The future right-of-way reservation for a Light Rail Transit
line has been provided as described in Section IV. The LRT
would link several major activity centers within Missior
Valley and the region. Furthermore, a bicycle and pedestrian
netvwork with pedestrian bridges has been provided to
encourage non-venicular circulation. The bicyele/pedestrian
path 1s a major link in a proposed continuous path from

Mission Trails Park to the ocean, which is a major regiomal
goal.

COMMERCIAL

One goal of the City is to develop an integrated system of
commercial facilities that effectively meets the needs of
residents and visitors as well as assuring that new

development does not impede the economic vitality of other
existing commercial areas. :

The Private Improvement Element's main objective is to
develop an integrated sysctem of commercial facilities. The
residential develcopments of the Private Improvement Element -
could provide housing for those working in the Specific Plan
area. The hotels and specialty retail commercial center will
provide accommodations, shopping, and recreational activities
for visitors and will also provide many of those same
services to San Diego residents. A goal of the Specific Plan
is to enhance Hission Valley as a regional commercial center
of The City of San Diego and therefore work to complement the

existing.economic viability of the present commercial uses in
Mission Valley.
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D. PUBLIC FACILITIES, SERVICES AND SAFETY

The public facilities and services identified in the General
Plan are those that are publicly managed and which have a
direct influence on the location and aliocation of land use,
These services include schools, libraries, police, fire,
water, sanitation and flood control. The guiding goal in
allocating services is to program these public facilities at
a time and level to complement accompanying development. The
General Plan states 1t is "enormously important that the
gquality and quantity of the services and facilities provided
be geared to the nature and intensity of development that is
prevailing and/or projected.™

Schools. The Progress Guide and General Plan includes two
primary goals for the provision of public schools. These
goals are: 1) the provision of a public school system that
enables all students to realize their highest potentials, and
2) te actively pursue the implementation of the balanced

community concept, thereby causing integrated schools througn
integrated residential neighborhoods.

The City of 5an Diego through Council Policy 600-10 requires
that schools as well as other public facilities be available
concurrent with need in the development. In addition, City
Council Policy 600-22 regquires basic information of the’
school districts pertaining to school availability and the
impact on schools by proposed rezoning changes and new
housing developments. To implement the City of San Diego
Council policies, enrollment .capacities for each scnool are
updated on an annual basis. Under the City’s policies,
developers are responsible for the cost of incremental
facilities required to house students expected to reside in
the proposed development.

Although the Specific Plan area is in an urbanized area and
does not require a letter of school availability according to
Council Policy 600-22, the school districts must supply
school data pertinent to the proposed development. The,
Mission Valley.community is unique in that it is lacking any
public schools within its boungaries. This fact and the
geographic features of the valley itself could make adjacent
schools more diffacult to access. Furthermore, Juarez
Elementary School is now operating at capacity. For these
reasons, the distances ot the existing schools from the
proposed residential development and the availability of
schools in general are ot concern.

Both the issues of school availability and access are
provided for in this plan, thereby meeting the goals of the
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Progress Guide and General Plan and Council Policies 600-10
and 600-22. The developers will reach an agreement with the
school district on the provision of school facilities or
access to these facilities, as considered necessary by the
school district. Submittal of this agreement to the City

will be made a condition of approval for future development
plans or Subdivision Maps.

Other Public Facilities and Services. There are no public
libraries, police stations or fire stations within the
Mission Valley community and none are proposed for the
Specific Plan area. Residents will be adequately served by
the Linda Vista, Mission Hills a2nd University Heights branch
"libraries. The Specific Plan area is served by a police
station at 5480 Gaines Street and a fire station at 4676
Felton Street and 3¥B0 Kearny Villa Road.

The City of San Diego provides water and sewer service to the
Specific Plan area. The project would replace a 54-inch
sewer line between Mission Center Road and Stadium Way with a
E6-inch pipe, with the cost split eguitably between the
project proponents and the city. A private sewer main in
Mission Center Road will be replaced with a public main.
These and other utilities improvements will provide
sufficient facilities to serve the Specific Plan area.

Drainage and Flood Control. A General Plam goal is "to
preserve as much as possible the natural attributes of both
the floodplain and floodway without endangering loss of life
and property." The flood control channel of the River
Improvement Element is designed to control the 100-year,
49,000 c.f.s. rlood, and is also designed as a
natural-appearing channel. HNatural attributes of the river

will be retained by the winding design and replacement of
native habitats. ’

E. OPEN SPACE AND RECREATION

A goal of the City's General Plan is to establish an open
space system that provides, among other things, for the
preservation of natural resources and the provision of
outdoor recreation. Recreational goals include the provision
of 2 range of opportunities for active ana passive
recreation, educational activities and neighborhood
identification, adopted to the needs and desires of each
community. Heighborhood parks should serve a resident
population of 3500 to 5000 persons within approximately a k&
mile radius, with a minimum of 10 usable acres. Resource
parks are located at the site of distinctive sceniec or
natural features and are intended for City-wide use.
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The General Plan identifies the San Diego River in Mission
Valley as one of.the key open space areas in The City of san
Diego for development as a natural park and recreational 2rea
in conjunction with flood protection considerations.

A main objective of the River Improvement Element 1s to
qualitatively improve the native habitats which exist ip the
San Diego River and its floodway. The Revegetation Plan
provides for the revegetation of areas disturbed by floocaway
construction. Passive recreation facilities will be provided
within and along the river rloodway, including picnic areas,
view areas and a nature trail. The floodway will be placed

in an open space easement, providing a greenbelt along this
section of the river.

The General Plan standards for the provision of neighborhood
parks will be met by the provision of private open space and
recreation areas within the private developments. The
residential developments will include patios, swimming pools
ang tennis, basketball and volleyball courts. Planning
Director review of private development plans will include an
evaluation of how the plans conform with General Plan
standards for neighborhood parks.

REDEVELOPMENT

A General Plan geoal is to regevelop and rehabilitate
deteriorated.and underuvtilized areas of the City to 2
condition of social, economic and physical vitality. The
Specific Plan will redevelop some property now developed as
Mission Valley Center West, replacing a hodgepodge of low
structures and signs and an extensive parking lot with a
high-rise tower surrounded by a park-1like landscaped area.
The Specific Plan will control flcoding and enable tne urban
use of an underutilized area, located in the geographic
center of the City. Disturbed sections of the floodway will
be replaced by well-vegetated anc maintained open space.

CONSERVATION

The wise management and use of the City's remaining land
resources is a goal of the City. Wildlife and vegetation
should be protected when it does not endanger man. The San
Diego River through Mission Valley is identified in the
General Plan as a natural resource preservation area becaus
of its river and wetland habitats. Another goal is to
protect major mineral resources against encroachment by lar

uses which would make their extraction undesirable or
impossible.
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The Specific Plan meets these goals by providing for a
natural-appearing floodway and the replacement and
enhancement of native riparian and wetland habitats.
Furthermore, the River Improvement Element will provide
limited public access and recreational use of tne river. The
development agreement will allow for the existing sand and
gravel activities within the plan area to continue for
several years until commercial and residential usez are
appropriate.

URBAN DESIGN

The Urban Design Element of the Progress Guide and Generzal
Plan contains many goals, guidelines and standards, which are
implemented by the Private Development Element of the
Specific Plan. The Specific Plan has been designed as a
whole, thereby achieving a compatible sensory and functional
relationshap between each private cevelopment and between the
private development and the river element. The written
criteria and conceptual figures included in tne Ucban Design
and Development Guidelines Element as well as the Private

Development Element will be utilized by the Planning Director
during th: review of development plans.
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Appendix 1

Ordinance No. 15662



(0-82-11%)
oroInaNcE numBer o- 10662

Adopted on FEB 011932

AN ORDINANCE AMENDING SECTION 2 OF ORDINANCE HNO.
12121 ([NEW SERIES), ADOPTED OCTOBER 26, 1977,
INCORPORATING PROPERTY IN THE SAN DIEGO RIVER
FLOODFLAIN WHICH IS5 GENERALLY BOUNDED BY MORENA
BOULEVAED ON THE WEST, THE HORTHERLY SLOPES OF
M1S5I0N VALLEY ON THE NWORTH, MISSION GORGE ROAD
ON THE EAST, AND THE SOUTHERLY SLOPES OF MISSION
VALLEY ON THE SOUTH, IN THE CITY OF SAN DIEGO,
CALIFZENEA, INTO FLOODWAY (FW) AND FPF OVEREAY
LONES, AS DEFINED BY SECTIONS 101.0403 AND
101.0403.1, RESPECTIVELY, OF THE SAN DIEGJY
MUKICIPAL CODE, AND THE ALTERHATIVE ALIGNMERT OF
THE Fw ZONE ON PROPERTY BETWEENW STATE ROUTE 1613
ON THE WEST AND I-BDO5 ON THE EAST OF SA1D
PROPERTY , WHICH AMENDMENT PROVIDES ADDITIONAL
TIME 1K WHICH TO SATISFY CONDITIONS IMPOSED BY
ORDINANCE NO. 12191 (NEW SERIES).

[New Series)

BE 1T ORDAINED, by the Council of The City of San Diego, as

follows:

Section 1. Thet Section 2 ¢of Ordinance HNHo. 12191 (Xew

Series), adopted October 26, 1977, is hereby amended to read as

follovws:

Section 2. That in the event that within ten years of
the effective date of the initial application of tke
Floodway (FW) Zone by Zone Map C—523,'t£e fellowing
conditions aée met, the alternative alignment of the
Floodway (FW) Zone shown on Zone Map Drawing C-523A, on
file in the office of the City Clerk 2s Document No.
761230, shalltattach and becoée applicable, and the zoninc
exi?ting prior to the effective date. of the initial
apzlication of the Floodway tFHi Zone as reflected on Zone

. Map C-523A shall attach and become applicable to fhe
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property no longer required for the

1.

Floodway (Fw) Zone:
Within five years of the effective date of

the initial FW Zone application, a Developmen: Plan

shall be submitted by the pfaﬁerty owners for the

Floodway (FW) Zone alignment, between Intecstate EB05

cn the east and State Freeway 163 on thé west, in t=s

San Diego River Fleocodplain, as indicated on Zone Hap
C=523A.

2. Said Cevelopment Plan shzll be

subject ta

approval by the City Engineer, the City Planning

Commission, and the City Council.

i, Said Development Flan shall satisfactorily

provide for the passage of floodwaters in acccriancs
with the Purpose and Intent of the Floodway ([FW)

and shall satisfactorily mitigate adverse effects of

¥

=ae

the proposals.

4. Those improvements and developments proposed

in said Development Plan shall be done at the sole

expense of the benefiting property owners.

5.

An Environmental Impact Repd:: on sai

Development Plan shall be prepared by the affec:te
property owners.

6. The Development Plan =shall take into accour

and satisfactorily mitigate any adverse environment

impacts identified, and shall provide for appropriz

landscaping.



7. The Development Plan shall take inte account
the desires of the general public to use recreationzl
trails within a corridor through Mission Valley, ang

said Plan sha2ll make provisions for improvement which

will provide for:

a. Adeguate protection of the public health

and safety while using said corridor; and

b. Adequate protection of adjacent private
property.

8. The Alternate Floodway (FW) Zoning alignment
and reversion of excess F#W Zone lands to their
previous zones, oOr conversion to wWhatever zones which
may have been approved in the dinterim, will become
éffeutive with completion and Citk Council acceptance
cf improvements indicated in the approved Development
Plan, oroviding such completion occurs ;ithin ten
years of the effectiive date of the

initial FW Zone
application.

Section 2. This ordinance shall take effect and be in
force on the thirtieth day from and after its passage, and no
building pérainﬁ fnr development inconsistent with the
pzﬂ?isians of this nfdinan:e shall be issued unless application

thecefor was made prior to the date of adoption of this

ordinance.
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Appendix 2

Revegetation Plan

{Available at the City of 5an Diego
Planning Deparlment)



Appendix 3

Shared Parking Allocation Study
Hazard Center Amendment (October, 1985)



APPENDIX 3
Shared Parking Allocation Study

Hazard Center Amendément (October, 1985)

Introduction

The use of the shared parking concept came about with the growth
of mixed-use development. The history of this development type
has shown that combining land uses on a single property results
in a lesser demand for parking than that generated by separate
freestanding developments of similar size and use.

There are several factors inpactine the parking demand in a
mixed-use development:

. Hourly demand/accumulation of parking for the different uses.
. Seeasonal variations in parkine demand.

. The effects of a "captive market’; when oftice employees in

the project shop or eat in the facilities offered in the same
development.

. The effects of alternate transportation modes.

In a report titled Shared Parkino, a study conducted under the
direction of ULI - the Urban Land Institute by Barton-Aschman
Associates, Inc. (1983), 'a meth¢dology was established for
calculating the actual parking demand in a mixed-use project.
This calculation involves four basic steps:

1. 1initial project review - program and land use
2. hdjustment for peak parking factor
3. hnalysis of hourly accumulation

4. Estimate of shared parking

The data presented on the following pages was derived using the
criteria and steps set forth in the ULI Shared Parking report.
For this particular project, it was determined that the peak
hourly demand for parking occurred during the months of June or

July at approximately 2:00 pm. The "spread sheet" used to determine
the peak hour is on Page 5 of this appendix.




A.

Shared Parking Calculations (using San biego Parking Standards)

Step 1. Preogram/Land Use Mix Parking: Required®*

Office: 250,000 5F (Net)

. 831 cars
Hotel: 275 Guest Rooms 275
8,118 SF - Food & Beverage (Restaurant) 102
155312 SF - Bangvet & Meeting Rooms 210
Theater: 1,600 Seats -~ 6-Plex 533
Restaurants: 30,000 SF 375
Petail: B&,000 SF LEL]

Total Parking Reguired* 2,758 cars

Step- 2. - Peak Ratio-Adjustment

pffice: :
Unadjusted 'Peak Ratio: 3.33 cars/1,000 SF
Adjusted Peak Ratio:**

Peak Honth Adjustment:** 3.33 caras1,000 SF

Hotel:
« Guest HRooms
Unadjusted Peak Ratio: 1.00 Car/Hoom
Adjusted Peak Ratio:** )
Peak Month Adjustment:+* 1.0/Room

1.0/Room

. Food & Beverage (Restaurant)
Unadjusted Peak Ratio: 12.5/1,000
Adjusted Peak Ratio:**

Feak HMonth Adjustment:**

12.5 Cars/1,000 SF

* parking required per San Diego Ordinance for CA Zome, if uses

taken separately, without application of Shared Parking
Calculations.

*s»pdjustment calculation not allowed by City of San Diego.



Banguet & Meeting Rooms
Unadjusted Peak Ratio:
Adjusted Peak Ratio:
Peak Month Adjustment:

Theater:
Unadjusted Peak Ratio:
Rdjusted Peak Ratio:*w
Peak Month Adjustment:**

Restaurants:
Unadjusted Peak Ratio:
Adjusted Peak Ratio:#
Peak Month Adjustment:

Retail:
Unadjusted Peak Ratio:
Adjusted Peak Ratio:*#
Peak HMonth Adjustment:**

**Adjustment calculation not allowed by City of

12.5/1,000
.5 x 12.5/1,000 - 6.25/1,000
€.25 x 1.0 = 6.25/1,000

§.25 Cars/1,000 SF

.13 Cars/5eat

:33 Cars/Seat

15/1,000

15 Cacs/1,000 SF

471,000

4 Cars/1,000 SF

San Diego.



Steps-3 & 4:~FHourly-Accumulatinn*hnalysisfshazed-Parking-Estimzt:;

June {or July) 2:00 pm {Worst Case)

Office (250,000 SF)

3.33/1,000 x 250,000 x (2.9/3.0)* =

BOS5 Cars
3.33 x 250 x .967 = BO5.02

Hotel

Guest Rooms (275)
1.00 x 275 x (.35/1) = 96.25 96

Restaurants (8,118 SE{
12.5/1,000 x 8,118 x (6/10)
12.5 x 8.118 x .6 = 60,88 61

Banguet & Meeting Rooms (16,832 SF)
6.25 x 16.832 x (.5/.5) = 105.2 1

2

262 Cars

Theater (1,600 Seats)

.33 Cars/Seat x 1,600 Seats x (.15/.25)
.33 x 1,600 x .6 = 316.8 317 Cars

Restaurants (30,000 SE)

15/1,000 % 30,000 x (l12/20) 5
15 x 30 = .6 = 270 : 270 Cars

Retail (86,000 S5F)

4/1,000 x 86,000 x (3.7/3.8) 335 Cars
4 x 86 x .974 - 335.06

Total Phase I 1,989 Cars Reguired

* (Adjusted Peak Ratio) x area x (2:00 demand ratio/peak parking
ratio)



Appendix 4

Conceptual Design Exhibits
Hazard Center Amendment (October 6, 1992)
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