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VII. LANDSCAPE ELEMENT

The guidelines presented in this chapter not only set the overall tone of Mizsion City through the creation
of consistent landscape design standards and guidelines, but also provide for a comprehensive and
coordinated treatment for landscaping, hardscape project entries, and selected Special Treatment Areas
This chapter incorporates landscape standards and guidelines from various sources including the Miszion
Cify Landscape Plan and the Revegetation Plan originally established for the Northside Specific Plan. In
addition, all landscaping within Mission City should conform with the requirements and criteria set forth
in the City of San Diego Landscape Technical Manual and the City-Wide Landscape Regulations {see
Division 7 of the San Diego Municipal Code). Where there is a conflict between the Mission Valley
Commumnify Plan and this Specific Plan, this Specific Plan takes precedence,

A. CONCEPTUAL LANDSCAPE PLAN

The Conceprual Landscape Flan for Mission City, presented in Figure VII-1, establishes a framework for
the landscaping of future development proposals, displaying a strong, cohesive and readily identifiable
community image, tying together the varying architectural styles created by different builders in Mission
City. The primary focus of the Conceptun Landscape Plan is the landscape treatments for manufactured
slopes, streetscenes and special treatment areas. Manufactured slopes along Friars Road, as well as slopes
an the perimeter of planning areas, intemnal slopes within planning areas, and revegetated mined slopes
should all receive landscape treatments. This chapter includes a comprehensive discussion of landscaping
these arcas in Mission City. Additional areas addressed in this chapter include stroetscenes along primary
project roads (i.e., Friars Road, Northside Drive, “A” Street and Old Quarry Road), parking Jot treatments,
and erosion control measures. Finally, to provide guidance to designers seeking to implement these
landscape design guidelines, subsection G, RECOMMENDED PLANT MATERIALS, contains listings of plants
for recommended use throughout Mission Ciry.

B. STREETSCENES

The strectscene consists of the union between various elements including structures and buildings,
plantings, paving, lighting fixtures and street furniture, In Mission Ciry, the streetscape will be perceived
at three levels: 1) from the street a3 2 pedestrian, 2) from the street a5 a passenger in a motor vehicle or
nding a bicycle, and 3) from the surroundings or adjacent structures and buildings. In order to appeal to
all three perception levels, the streetscenes should incorporate detailed design elements for slowly moving
pedestrians, as well as large, bold plant masses and hardscape materials which are visible to passing
motorists traveling at high speeds.

There are primarily three distinct streetscene treatments in Mission Ciry. Thess include themed
landscaping along Friars Road, between the western project boundary and Northside Drive; on both “A™
Street and Northside Drive, north of Friars Road; on “A™ Street and Northside Drive, south of Friars Road:
and on the extension of Rio San Diego Drive. Landscaping on “I" Street and Milly Way will be the
responsibility of the City and, as such, is not discussed within this Specific Plan, In addition, landscaping
within individual residential developments within Mission City, as well as multiple use area should be
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designed and mstalled by the individual merchant builder. However, these areas must comply with the
standards and criteria established in the Mission Valley Community Plan, the City of San Diego Landscape
Technical Manual, and the City-Wide Landscape Regulations (see Division 7 of the San Diego Municipal
Code),

1.  Friars Road Strectscene

Frriars Road consists of a ten foot wide parkway on either side of the street. Enhanced landscape treatments
are planned on both the north and south sides of Friars Road, adjacent to the street right-of-way. The north
side of Friars Road [s identified as & Specinl Treatment Area and is discussed below in Subsection 4(a),
A 15-foor wide landscape setback is planned on the south side of Friars Road, adjacent to the street right-
of-way. This setback should extend from the western boundary of the Specific Plan area to Northside
Drive. The primary tree species used within this landscape setback should be large upright trees such as
Cinnamomum camphora (Camphor Tree), Lagerstroemia indica “Muskogee™ (Crape Myrile), and
Populous nigra ltafica (Lombardy Popular). Using these types of trees will reinforce the existing
landscape theme along Friars Road which has already been established by previously developed projects
located 1o the cast and west of the Mission City property. Additional trees to be used within the landscape
sethack include flowering deciduous round headed trees. The mix and sizes of the trees, as well as the
specific plant species 1o use, are contained in Table VII-1, Recommended Plam Paletre-Trees; Table VII-2,
Recommended Flant Palette - Shrubs, and Table V11-3, Récommended Plam Palette - Groundeovers/Vines,
in this Specific Plan. Figure VII-2, Roadway Landscape Cross-Sections (4), depicts the typical landscape
treatment of Friars Road,

Groundcover only should be planted within the street right-of-way and the landscape easement, provided
that turf is permitied 2t and near the A" Street/Friars Road and the Northside Drive/Friars Road
intersections. The intent is to minimize maintenance and encourage uses of plant materials that do not
require frequent and extensive watering. Turf should be limited 1o areas that have the strongest visual
impact. Shrubs should not be planted within the street right-of-way because of their potential to screen
motorists’ sight lines, and are limited to the landscape setback area Additionally, shrubs may be plamed
either in sprawling drifts and masses, or in formal rows and hedges, as desired.

Z.  ZA” Street Streetscene, South of Friars Road

Trees within the “A™ Street right-of-way, south of Friars Road, should be planted in 2 formal pattern, at
equal spacing, to create a boulevard effect. Only one variety of street tree should be used within the street
right-of-way. This tree should be a typical evergreen tree such as Podocarpus gracilior (Fem Pine).
Additional trees should be planted cutside of the street right-of-way, within the ten foot wide landscape
setbacks. The type of tree to be used within this setback should include a flowering deciduous trees with
a rounded shape such as Jacaranda mimosjfolia (jacaranda). These trees should be planted at equal
mitervals o create a tnangular spacing pattern with the trees within the street right-of-way, Please refer
to Figure VII-2, Roadway Landscape Cross-Sections (A), for a typical representation of a landscape cross-
section for “A" Street, south of Friars Road.

Turf is appropriate for use within the street nght-of-way and the landscape setbacks. Shrubs should be
limited to use within the landscape setback arcas and may be planted cither in formal hedges or informal
drifts, as desired. Groundcovers should consist either of finely textured plant materials such as Clytasoma
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callistegioides (Violet Trumpet Vine), or Delosperma “Alba™ (White Trailing Tee Plan), or Gazania
splendens (Gazania), ot Lantana montevidensis (Lantana), or Western flortbunda (Japanese Wisteria),

3. et g ria

The portion of “A™ Street north of Friars Road includes a five-foot parkway on one side of the road with
a 16-foot-wide landscape sethack with ameandering sidewalk abutting and running paraliel to the east side
of the roadwaty, The street right-of-way should be planted with formally spaced cvergreen trees, while the
landscape setback should contain lowering decidusus round-headed trees planted in groupings of two,
three and five. It is intended that medium sized evergreen trees be used as the sireet trees. Typically, only
one or two species of trees should be used within the street right-of-way. The suggested evergreen tree
species that may be used is the Podocarpus gracilior (Fem Pine). The landscape sethack should be planted
with two or more species of trees to create visual interest along the strect; these trees should be planted in
groups of two, three or more trees. The roadway medians at the entrance of “A™ Street should be
landscaped with flowering deciduous trees with a rounded shape such as Jacaranda mimosifolia
{jacarande). These flowering trees should serve as a colorful visual sccent at the entries. Figure V1I-3,
Roadway Landscape Cross-Sections (B), illustrates a typical landscape cross-section of “A™ Street, north
of Friars Road.

Gmundmmﬂmﬂdbcummmwlnﬂuhmmmumminimium
maintenance. Groundeovers should be selected for durability, appearance, texture, growth habits, and
ability to resist droughts. Turf may be used at the intersection of Friars Rosd/“A" Street, leading into the
gated entry. Shrubs should not be planted within the street right-of-way to minimize potential interference
with motorists’ sight distance.

In addition, enhanced paving should be provided on the portion of “A" Street which Hes north of Friars
Road. This hardscape aren may consist of colored concrete, stamped concrete, brick or stone pavers, or
other similar materials which are approved by the City of San Diego for use in sireets.

4. Northside Drive Streetscene, North of Friars Road

A ten-foot wide landscaped parkway is located on either side of Northside Drive, north of Friars Road.
In addition, an 18 foot wide landscape setback with a meandering sidewalk should be provided on the west
side of the street. The street trees within the right-of-way should be planted in & formal, evenly-spaced
pattern to creste a boulevard effect. Appropriate tree species within the right-of-way include evergreen
street trees such as Podocarpus gracilior (Fem Pine). The trees within the landscape setback are intended
lo be planted in groupings of twe, three or more trees. The landscape sethack should be planted with
flowening deciduous round headed trees (see Table VII-1, Recommended Plant Paleite - Trees). Figure

VII-3, Roadway Landscape Cross-Sections (B), Ilustrates & typical landscape cross-section for the portion
of Northside Drive located north of Friars Road.

Groundeovers, other than turf, should be planted within the street right-of-way and the landscape setback.
Groundeovers should be selected for durability, appearance, texture, growth habits, and ability to resist
droughts. Turf should be limited primarily to the Friars Road/Northside Drive intersection where it will
have the largest impact. Limited use of turf is encouraged because turf requires intensive maintenance and
frequent watering. Shrubs should be planted in drifts within the landscape setback areas; no shrubs should
be permitted to be planted within the street right-of-way for safety reasons.
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5. Old Quarry Road Streetscene

There is a ten foot wide landscaped parkway on either side of Old Quarry Road. A total of 4% feet
adjacent to the curb should be landscaped with groundcovers, turf and trees. No landscape setback is
planned or required along Old Quarry Road. No shrubs should be permitied within the street right-of-way
0 a2 not 10 visually obstruet motorists” sight lines. Trees should be planted at regular intervals to create
& boulevard effect. Street trees which should be selected include Koelrenteria hipinnata (Chinese flame
tree) and Liguidambar styraciffua “Falo Alic ™ (American sweet gum). Figure VII-4, Roadway Landscape
Cross-Section (C), depicts a typical landscape cross-section of Old Quarry Road.

6. ide

This portion of Northside Drive consists of a ten foot wide purkway with adjacent manufactured slopes
rising up to the building pads on both sides of the Northside Drive right-of-way. The planting area within
the right-of-way consists of a five-foot area adjacent to the curb. Next, there is a five foot wide sidewalk,
then the manufactured slope which varies in height. The plantings on Morthside Drive, south of Friars
Road, should be acsthetically compatible with the landscaping in the existing office park located on the
cast side of Northside Drive. Currently, portions of the existing office park landscaping consists of clusters
of eucalyptus trees underlain by Delosperma ‘Alba’ (white trailing ice plant), interspersed with msssings
of Acacia redolens (acacia) shrubs,

Trees used along Northside Drive, south of Friars Road, should be arranged in large groupings of two, three
and five trees with an undercover of shrubs and groundcover. The trees should include groupings of
cvergreen trees such as Podocarpus gracilior (Fern Pine), interspersed by large groupings of flowering
deciduous round-headed trees such as |, Jacaranda mimosifolia (Jacaranda). Turf, if used at all, should be
limited, primarily to near the intersection of Friars Road/Northside Drive, Plantings on both the east and
west side of Northside Drive should use similar plant materials in order to tie the office/business park
parce| with the Multiple Use area. A typical landscape cross-section for the portion of Northside Drive
located south of Friars Road is shown in Figure V1I-5, Roadway Landscape Cross-Sections (T,

7. Rio San Diego Drive

Trees within the Rio San Diego Drive right-of-way should be planted in a formal pattem, st equal spacing,
to create a boulevard effect. The planting area within the right-of-way consists of a five-foot area adjacent
to the curb. The street right-of-way should be planted with a typical medium sized evergreen troe, such
as Podocarpus gracilior (Fem Pine), Groundeovers, including turf, is appropriate for use within the street
right-of-way and should consist of those recommended in Table VII, Recommended Plant Pallete -
Groundeovers/Vines. No shrubs should be planted in the street right-of-way to minimize potential
interference with motorists line of sight. Please sec Figure V14, Roadway Landscape Crass-Section (C),
for a typical landscape cross section for Rio San Dicgo Drive.

C. PARKING LOT LANDSCAPING

Round-headed trees, rather than upright trees, should be used in parking areas and lots, These trees are
intended to provide & natural vegetative canopy 1o portions of the parking lot which will help to shield cars
and pavement from the hot sun. At Jeast 50 percent of the trees used in each parking lot should be
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evergreen trees. Eucalyptus trees and other typically “messy™ trees should be limited to the perimeters of
parking lots and should not be permitted within parking sisles. Also, plant materials with known surface
root problems should not be used in vehicular use area. In addition, parking lot trees should have mature
height and spread of at least 30 feet. Trees should be selected and muintained such that scaffold branches
are & minimum of 60 inches above the finish prade sz measured at the rumk: this distance will allow far
parking undemeath the trees And lastly, trees should be long-lived (40 years o more), relatively clean,
require little maintenance (e.g., trees should be structurally strong, insect and disease resistant, and require
little pruning). For additional criteria regarding parking lot landscape requirements see Sections 142.0406,
142.0407 and 142.0408 in the Sarn Diego Municipal Code Land Development/Zoning Code Update.

Parking lots which are directly vigible from Friars Road should be screened from the views of passing
motorists and pedestrians, Acceptable screening techniques include using 30-inch high solid block walls,
low carth berms, landscaping (at least 30-inches high at maturity), or combination thereof, 1o partially
screen parked motor vehicles. Landscape materials should be carefully selected and walls and berms
designed 0 as not to obscure views of buildings in the Multiple Use area, particularly retail structures.

Landscape improvements, including, but not limited to, plants, berms, signs, and structures should be
selected, positioned, and maintained to avoid obstructing views of motorists near intersections of parking
Iot aisles, drives and pedestrian walkways.

Loading docks and parking areas in the Multiple Use area and the Office/Business Park area should be
scroened from ground level views if they face Friars Road, Northside Drive, “A™ Street or *I" Street.
Acceptable screening techniques include walls, earth berms, landscaping, or combination thereof. Special
attention should be given to muking sure the sereening used is aesthetically pleasing and in harmony with
the overall theme of the development.

D. SPECIAL TREATMENT AREAS

The Mission City Specific Plan provides for special landscape treatment in several locations within Mission
Ciry. These “Special Treatment Areas™ can be subdivided into Slope Treatments, Trail Features, the
Mission City Paseo, Land Use Transitions, and the San Diego River/LRT Buffer. The locations of Special
Treatment Arcas are identified in Figure VI1-6, Location of Special Treatment Areas, and described below.

1. Slope Treatments

Special slope treatments will occur along roadways of high visibility, along the perimeters of planning
areas, and as imernal and revegetated mined slopes. As described below, these special treatment slope
areas are essential project elements which frame the development area, enhance the pedestrian experience,
and promote the aesthetic features of the development.

a) Friars Road Slope Treatment. The Mission City Specific Plan calls for a varied slope
treatment along the north side of Friars Road, west of Northside Drive. A manufactured siope
approximately 35 feet in height will provide an clevational sepamtion between the heavily traveled
Friars Road and residential development in Planning Arcas 1, 4a and 5. The manufactured slope
along the north side of Friars Road, east of Northside Drive, will be uniform in design, at a 2:1
slope ratio and landscaped with evergreen trees such as  Eucalyprus nicholii (Nicholas willow
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leafed peppermint) and Schimes molie (California pepper wree). The slope should be planted in
sporadic drifts of shrubs along the slope. Groundeovers, excepting turf, should be planted on the
slope as well.

West of Northside Drive, however, this Specific Plan calls for a varied slope treatment, enhancing
views and providing interest to vertical elements of the landscape plan. The Special Treatment
Area along this portion of Friars Road should utilize a varied slope ratio of 1%4:1 to 3:1 within a
244z defined area as shown below,

The slope face should be undulated with varied contours and the top and toe of slope should be
rounded to soften and blend the manufactured landform. To further reflect a natural site feature,
landscaping should occur in informal clusters 1o resemble natural groves of trees. In particular,
sporadic clusters of evergreen trees such as Ewcolypius micholil (Nicholas willow leafed
peppermint) and Schimet molle (Califomia pepper tree) should be planted on the lower hali of the
slope along length of the slope. A senies of smaller trees should serve as background trees. These
trees should be informally spaced and should be located primanily in the lower 273 of the slope.
The typical background trees may consist of medium deciduous round headed trees such as
Lagerstroemia indica “Muskogee " (Crape Myrtle). The upper 1/3 of the slope should be fairly free
of trees in order to accommodate view opportunities from residential lots in Planning Areas 4 and
5.

b) Planning Arca Perimeter Slopes. A Special Treatment Arca has been idemified for perimeter
slopes which define the planning areas in Mission Ciry North. These slopes range in height of five
to thirty feet and should be constructed with maximum slope ratios of 2:1. Contour grading is not
a requirement of thess slopes; instead, special landscape treatments should be wtilized to import
a feeling of variation m termain.  This should be accomplished by planting trees, shrubs and
groundcovers in informal clusters and groupings which undulate across the slopes.  Flowering
deciduous round headed trees should be planted in the Jower 5 of the slopes, while small-medium
round headed evergreen trees should be planted on the upper % of the slopes. Special
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consideration should be given to clustering trees o allow for view opportunities through the trees
from the residential lots at the top of the slopes. Shrubs and groundcovers should be designed in
informal drifts. Turf is not permitted on Planning Area Perimeter Slopes for maintenance and
erusion-control reasons.

1 i ) MANUFACTURED SLOFE BEVELUFMENT FAD

-
PLANNING AREA PERIMETER SLOPES @

¢) Planning Area3 and 4 Internal Slopes. Internal slopes created in Planning Areas 3 and 4 will
provide elevational separations and topographic reliel to residential development in these arcas.
These slopes will be constructed at heights of between ten and twenty feet and at 3 maximuom
slope ratio of 2:1. Intemnal slopes will be essential in extending project landscape elements through
development areas and will provide a pleasant backdrop visible from within and outside residential
units, Landscaping of internal slopes should consist of flowering deciducus round headed trees
near the base of the slopes, with small-medium round headed evergreen trees planted in the upper
2 of the slope. Trees should be plamed in informal groupings of two, three and five trees. Shrubs
and groundeovers should be designed in informal drifis. Turf is not permitted on these intemnal
slopes for maintenance and erosion-control reasons.
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d) Revegetated Mined Slopes. Mined Slopes cxtending to heights in excess of 175 feet rim
development areas in Mission City North, In sccordance with the approved Reclamation Plan, the
landscaping on these slopes should be divided into upper slope landscaping and lower slope
landseaping. The upper slopes should be hydroseeded with a drought resistant native and
naturalized seed mix. The seed mix for the these arces should consist of groundcovers, shrubs and
small broadheaded trees. This seed mix should not include heavily flowering species to provide
& transition to the native plant communities adjacent to the top of the slopes and to not attract as
much attention. In order to preserve the view potential of both the off-site and on-site residential
arcas, the seed mix should not include any large tall growing tree species. Rather, the seed mix
should include large shrubs and low growing trees which will be visually compatible with adjacent
arcas of native vegotation.

The lower portions of the slopes (approximately the bottom 60 feet or so) should be sceded with
a mix of groundcovers, shrubs and tall canopied trees. The seed mix should contain colorful
flowering groundcovers such as gazania and sweet alyssum, as well as large flowering shrubs such
#s rockrose and penstemon mix. Also included in these plantings should be rapidly growing tall
canopied trees which will eventually provide visual screening and scale of the large slopes for off-
site views, such as drivers on the 1-805 and 1-8 freeways.

All species to be used in the reclamation effort should be either native or naturalized drought
resistani species capable of surviving and thriving on litile or no supplemental watering. Each seed
mix should contain one or more nurse crop species such as Plantago indica to provide quite
vegetative cover until the slower germinating species have sprouted. Nitrogen fixing legumes such
as rose clover also should be included in some of the seed mixes, thereby providing valuable
nitrogen for successive plantings.
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Landscape treaiment of the mined slopes acts as a connecting clement throughout development,
linking bands of landscaping throughout development areas with natural open space areas off-site
1o the north. Successful revegetation of mined slope will ensure integration into the built
environment a5 a positive landscape feature,

Trail Features

Mission City promotes an expanded system of pedestrian trails to link adjacent neighborhoods and the
various land uses which will occur within the project. Trail linkages will also connect with adjacent land
uses, including the Qualcomm Stadium and the Mission Valley West LRT, adding 1o pedestrian access
opportunities for residents, visitors and workers within Mission City. As described below, in addition to
the Missian City Trail, other trail features which will occur as part of development in the Specific Plan area
will further enhance the pedestrian experience.

&) Mission Cify North Trall System. As described clsewhere in this Specific Plan, the Mission
City Trail will begin at the Mission Clify Private Recreation Complex, meander through Mission
Ciry North and traverse Mission Clfy South through the Mission City Promenade and along “A™
Street and ending at the San Diege River/LRT in the southem portion of the Specific Plan area,
In Mission City North, portions of the trail follow “A" Street and Northside Drive and are depicted
in the streetscape cross sections for those roadways (See Figure VII-3, Roadway Landscape Cross-
Sections (BJ). Mission City trail will cross the central portion of Mission City North as a cight-
foot-wide path on a bench along an internal slope separating Planning Areas 3 and 5. In Mission
Clry South, the Mission City Trail will occur as three linkages, adding to portions of the Trail in
Mission City North and providing continuous pedestrisn/bicycle sccess from all areas in Mission
City to the LRT/San Diego River corridor. Trail connections from the Friars Road under crossing
will oceur within the Mission City Promenade, Pedestrian sidewalks within landscape parkways
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along “A™ Swreet will connect the Mission City Promenade linkage 1o the LRT. From the adjacen
River Run residential arca, trail improvements will occur within a 12-foot wide easement.

Along these trail segments, landscaping should include informal clusters of trees in groupings of
two, three or more. Typically, groundcovers should include a mix of bath flowering and non-
fiowering plant materials. Treatments of the trail linkage in the Mission City Promenade may
focus on hardscape features, rather than plant materials, to create a lively pedestrian scenc. Some
areas along the trail, particularly in areas where the trail system widens into a small open space,
should be planted in turf to allow for dog walking, frishee throwing, benches, etc.. Shrubs should
be limited to use in non-turf arcas and should be planted in small groups of five or more shrubs.

MISSION CITY TRAIL CROSS SECTION (D

(NORTH OF FRIARS ROAD)

b) Mission City Trail Access Nodes at the Friars Road Undercrossing. As Mission City Trail
meanders through Planning Ares 3, it arrives at an access node, north of the Friars Road pedestrian
under crossing, where special landscape treatment provides for a resting place or meeting area in
a manner which invites passage by trail users. In this area, landscape should consist of informally
spaced flowering round headed trees and shrubs. These access nodes should be landscaped with
turf, with flowering groundcovers used around the perimeters of the spaces. The conceptual design
of the access nodes and the Friars Road undercrossing can be seen on Figure VII-7, Mission City
North Trail/Pedestrian Access.

On the south side of the Friars Road pedestrian undercrossing, pedestrians will be received in a
similar enhanced environment where jandscaping should consist of large expanses of turf with
formally spaced trees arranged in lines around the edges of the turf areas. The turf areas should
be predominantly geometric in shape. Shrubs, il used at all, should be limited to formal hedges.
The intent is to give the south access node a more formalized appearance in keeping with the
higher intensity of the uses on the south side of Friars Road. This Special Landscape Treatment
will blend imo the hardscape features of the Mission City Paseo, (See description of the Mission
Clity Paseo, below), Together, the northern access node, the southern access node and the Mission
City Paseo create a pleasant pedestrian experience inviting use in & safe environment,
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¢) Mission City Trail Arrival at LRT. At a much more informal scale, the Mission Ciry Trail
Hﬂvﬂhhmﬂmmnfhw:?hnmﬁﬂMnﬁmﬂnmjnﬂhhm
as that afforded trail users north and south of the Friars Road pedestrian under crossing. In this
arca, # low maintenance landscape treatment should convey a feeling of excitement as the
pedestrian arrives al the lush landscape edge namml corridor created by the San Diego River
mmmmﬂmmmhwu:wmmdmm
LRT platform provide opportunities to enjoy the out-of-doors while awaiting a trolley, This ares
could also be the location of vendor carts underscoring the arrival plaza and creating a lively
pedestrian scene. This mound should be planted with 2 mixture of large evergreen upright trees
and flowering deciduous round headed trees. The Open canopy trees should be planted in an
hfmmdmmgunmﬂ&hupmuupﬁmmdmﬂuuﬂummﬂﬂpuimﬂwmmunhﬂ
adjacent San Diego River, while providing shade for pedestrians and LRT riders.

MISSION CITY TRAIL ARRIVAL ATLRT (O
e

3.  Mission City Paseo

As shown in Figure VII-8, Mission City South Commercial Center Paseo, the Mission City Paseo is
planned as a public use core area for Mission Ciry South. It should eonnect with the LRT/San Diego River
sorridor as a scparate trail linkage or as 2 continuation of other trail linkages planned for Mission City
South along side “A”™ Street. At a width of approximately 50 feet, the Mission Ciry Paseo is designed to
mecroach inte the Multiple Use area, providing open space and passive recreational activities for the
sommercial patrons, office workers and residents. The Paseo iz intended to allow integration of
ustomobiles and pedestrians in a safe manner. Street crossings of the Paseo are permitted. Parking arcas
nay occur within the Pasec a5 an clement of sdjacent land uses or as on-street parking spaces. This area
mmmMiﬁgmmMﬂmmﬁmmmmm The
Mission City Paseo may also include an area for public events and push carts. The grassy arcas and
sedestrian hardscape will serve as places where residents and employees of project area businesses will
se eble to take advantage of eating lunch, people watching and enjoying the sctivities in the area,

pared for: H.G. Penton Campany VIL18 April 21, 1998
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4.  Land Use Transitions

Land use transitions arc Special Treatment Areas which provide for the integration of adjacent land uses
in & manner which minimizes conflicts. As described below, they will accur in three specific locations
within Mission Clty: 1) Residential / Private Recreation Complex Interface: 2) Planning Area 6 / Stadium
Interface; and 3) Off-site Residential / Planning Area 6 Interface.

a) ResidentialPrivate Recreation Complex Interface. Land use transitions adjacent to the
Mission City Private Recreation Complex occur along the northern interface of Planning Areas 2
and 3 as shown in Figure VII-6, Locations of Special Treatment Areas. In these areas, special
landscape treatment will ensure transition of residential land uses and the Private Recreation
Complex. This interface will consist of a 15-foot wide landscape setback to be provided on the
private recreation complex property. The landscape sethack should include plantings of informal
trees, shrubs, and groundcovers. Turf also is permitied within the landscape buffer. The trees
should consist of a mix of: 1) flowering deciduous round headed trees and 2) flowering medium
evergreen round headed or upright trees.

In addition, an optional wall or fence may be constructed on the residential property line if desired
for security, noise, or privacy reasons. This wall or fence, if constructed, should be six feet in
height. The wall/fence may be constructed either az an open fence, & solid block wall, or a
combination solid wall base with an open fencing top.

for: HG. 121, 1998
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b) Planming Area 6/Stadium Interface, Planning Area 6 in Mission City is planned for a variety
of uses, including commercial, residential, scientific rescarch and development and office/business
park. The Mission City Tentative Map will result in the construction of & manufactured slopes
approximately 25 feet in height along the edge of Planning Area 6 adjacent to the Qualcomm
Stadium parking lot. Special slope landscaping should consist of a grove of small-medium round
headed evergreen trees which will provide an aesthetic buffer to the stadium parking lot. These
trees should be spaced evenly in & pattern reminiscent of & citrus grove. Evergreen trees are used
o provide year-round visual screening,

¢) Off-Site Residential/Multiple Use Interface. The multiple use area identified for Planning
Area 6 within Mission City South is planned to develop with a variety of land uses. It is anticipated
that predominant land uses will be retail commercial, residential and/or business park. Adjacent
to Planning Area 6's west border is the existing River Run residential development. A special
treatment of the interface between Planning Area 6 and the offsite residential development will
vary depending on the actual multiple uses developed in this portion of Planning Area 6. For
example, where residential land occurs in Planning Area 6 abutting the River Run development,
the land use transition should involve a landscape setback with informal groupings of large
evergreen upright trees used on the western portion of the sethack. The eastern portion of the
setback should include medium deciduous round headed trees. Undemeath the trees, there should
be a mix of groundcovers and informal drifts of shrubs. Turf is permitted near to the residential
buildings on-site and on level areas, but should be limited on slopes. A six-foot high solid block

wall should be constructed on the project perimeter boundary is encouraged (o separate on-site
residential uses from adjacent off-site residential uses.
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If non-residential land uses accur along the interface of Planning Ares 6 and the adjacent River
Run residential development, the fand use transition should involve a building setback and
landscape buffer. This setback should include a row of tall evergreen upright trees in the western
portion of the landscape setback, with small-medium round headed cvergreen trees in the eastern
portion the castern side of the sethack. A mixture of shrubs and groundcovers should be used
underneath the trees. Turf is not permitted within the landscape setback. On the eastern side of
the landscape setback, there will either be a delivery access road or parking areas. A six foot high
solid block wall should be constructed on the project perimeter boundary o separate on-site
commercial uses from the adjacent existing off-site residential uses.

LT kL
WA TL LA RS

OFF-SITE RESIDENTIAL / MULTIFLE AREA INTERFACE I

5. LRT Interface

A portion of Mission Cify’s southern border is proximate to the Mission Valley West LRT. In this area,
the Mission Valley West trolley tracks separate the river from development areas. A landscape and
hardscape plaza will ocour in this area. The landscape area should include informal plantings of trees and
the access trail from River Run, Trees should include a mix of medium deciduous round headed trees and
small-medium round headed evergreen trees. Shrubs should be planted as informal hedges or groupings
in a manner which allows views and access to the LRT/San Diego River corridor. A wvariety of
groundcovers are permitted, including wrf.

E. BRUSH MANAGEMENT

A brush management program will be instituted along revegetated mined slopes which abut residential
development planned for Planning Areas 1, 2 and 4 in Mission City. No brush management will be
required in Planning Areas 3, 5 and 8 in Miszion City Morth or in any planing area within Mission City
South. The purpose of the brush management program is to reduce the risks of wild fires while minimizing
visual, biological, and erosion impacts to existing slope areas. The brush management program shall be
in conformance with Section 6 of the City of San Dicgo Landscape Technical Manual and *Appendix [1A™
of the Uniform fire Code.

In accordance with the City's Landscape Technical Manual, a zonal spproach to reducing fiel loads will
be applicd to revegetated mined slopes adjacent to residential development in Planning Areas |, 2 and 4.
Table 5 of the Landscape Technical Manual shows a total Brush Management Zone of 50 feet in depth
required for low fire hazard areas, establishing the following zones for brush management in Mission Cin:

Prepared for: H.G. Fonton Company Apell 21, 1998
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1. Domestic Planting Zone

Within the immediate property area of residential development along the eastern edge of Planning Areas
1 and 2 and the western cdge of Planning Area 4, planting shall be carefully placed and shall consist of
species which do not readily cateh fire.

2. Zonel

Zione | would occur between the wall of any habitable building and the 1oe of the revegetated mined slopes
adjacent 10 Planning Areas |, 2, and 4. Zone | provides the greatest potential for the maximum fire
protection. In all situations, Zone | shall be & building sethack ares established in eonjunction with
processing of building permits in these areas and shall be recorded as an easement. Zone | could contain
parking areas, vehicular access roads and ancillary structures (such as trellises, gazebos, pool pump houses
and spas), as well as permanently irmgated plamting. All ancillary uses in Zone | thall be non-habitable
and shall require approval by the City’s Fire Marshall. Planting in Zone 1 would consist primarily of
trrigated, fire retardant vegetation. Plants shall irrigated and weeded.

The project may employ architectural features which would allow a ten-foot reduction in width for Zone
| as defined by the Landscape Techmical Manual, Section 6.6, SethacksZone Reductions. The
architectural features which would need 16 be employed include:

[ | Roofs of fire retardant construction. 'Wood shake or shingles, whether fire retardant treated
or untreated, are not permitted.

[ | Eaves and overhangs of onc-hour fire resistant walls for any portion of a structure located
within the minimum setback distance, established in tables of the City's Landscape
Technical Manual.

[ ] Eave vents covered with wire screen not to exceed 1/4 inch mesh.

| | The ten-foot reduction in the width of Zone | based on the above eriteria would still resultl
in 2 total brosh management width of 50 feet. The total width of the brush management
nreas would remain the same due to increases within Zone 1 az a result of Zone )
decreases.

3. Zonel

Zone 2 is an average of 20 feet in width and occurs along the face of the revegetated mined slopes. This
zone is mtermedinte between the revegetated slopes and the fire retardant planting in Zone 1. Vegetation
in this area will be routinely thinned and pruned to continue the control of low fuel loads.

4. Zoned

Within Zone 3, thinning and pruning will also be implemented, although to a lesser extent that in Zone 2,
in order to control the growth of woody and highly flammable plant materials. Zone 3 would be 0 1o 20
feet in width and would only be required if Zone 1 is reduced in width due to the employment of specific

?ﬂﬂﬂdﬁl’- H.G. Fenton © Apnl 21, 996
e VII-23 e



ﬁffﬂ{?ﬁ ffﬂ’fffﬁﬁ(ﬂ{ﬁﬂ VI LANDSCAPE ELEMENT

architectural features as described above. Thinning and selective removal within Zone 3 shall be
accomplished in a manner to create a natural appearance and ghall be repeated every three to five vears,
depending on plamt growth,

F. EROSION CONTROL MEASURES

Graded, disturbed or eroded #lopes that exceed a gradient of 6: | and that have a vertical height greater than
five feet should be landscaped and permanently imrigated. Temporary irvigation may be used where native
or naturalized plant materials are used to revegetate the slopes such as on the Revegetated Mined Slopes

Please see Figure VII-7, Special Treatment Areas Map, for the location of the Revegetated Mined Slopes
on-Site.

Any graded, disturbed or eroded slopes that do not require slope revegetation thar will not be permanently
paved, covered by structures, or planted for a period of more than 90 calendar days, should be temporarily
covered with hydroseed, groundcover, mulches, jute netting or any combination thereof. Temporary
revegetation should require temporary irmigation to establish the plant material. Slopes and disturbed or
eroded areas not devoted w development or landscaping that abut undeveloped arcas where native or
naturalized plant material abut should be revegetated with native or non-invasive naturalized plants and
irrigated in sccordance with standards established in the City of San Diego's Land Development Marual,

To minimize the risk of erosion, all required revegetation should be completed within 90 calendar days
following the completion of grading or disturbance on-site. In addition, until revegetation has occurred,
all manufactured slope sreas should be covered within 30 days of completion of grading with straw mulch,
jute netting or other approved geotextile material capable of controlling surface soil erosion.

Cut slopes 2:1 and steeper (except rock areas that require blasting) that are to be planted with native plant
materials should be stepped with the vertical and horizontal faces of the steps inlercepting the theoretical
planned slope, The maximum vertical height of the steps should be 12 inches. All naturalized slopes
which are not stepped should be roughened or scarified.

Other erosion control practices which should be considered during the construction stage include!
constructing berms at the tops and/or toes of newly created or manufactured slopes to catch water and
debris; erccting temporary silt fences to catch soil and debris and prevent them from clogging up areas
downstream; and protecting storm drain inlets and graded (but unpaved) streets with sandbags.

G. RECOMMENDED PLANT MATERIALS

It is the intent of thess Landscape Design Guidelines to provide flexibility and diversity in plant materials,
while encouraging the ise of a limited palette of recommended plant materials in order to give greater
unity and thematic identify to the Mission Cify project. Therefore, rather than limit permitted plant
materials in Mission Ciry to a narrow Hist of plant species, the aim of these guidelines is to encourage the
use of a variety of plants which have been carefully selected for their landscape characteristics (e.g., form,
color, texture, etc.). Although the following plant materials are recommended for use as the dominant
plant materials in Mission City, additional plant materials not contained on the following plant palene lists
are also permitted to supplement the recommended plamt materials. These additional plants will add visual
interest and variety to the landscape.

for, HG. F
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The plants are divided into three separate listings based on ultimate size and growth habits. These listngs
are: Table VII-1, Recommended Plant Paletie - Trees; Table VII-2, Recommended Plam Palette - Shrubs:
und Table V11-3, Recommended Plant Palette - Groundeovers/Vines. In Table VII-1, the plant materials
are broken down according to their form and growth habits (c.g., large evergreen upright tree, Mowering
deciduous round-headed trees, etc.), The form and growth column is included for trees anly, since trees
have such pronounced form and growth habits, both when used as single specimens and in groups. The
next two columns include specific plant materials which meet the form and growth habit requirements.
Plants are identified by both their common and botanical names. The final column lists the percentage of
each plant material and the size container for each plant species. For example, large upright trees are
suggested for use on Friars Road and on the portion of Northside Drive, south of Friars Road. Once &
particular tree or several specics of trees have been selected |, the landscape construction drawings must
specify that at least 50 percent of the trees be grown in minimum 15 gallon containers, 25 percent of the
trees in minimum § gallon containers, and the final 25 percent in minimum one gallon containers. Larger
container sizes may be used if desired, but the tables establish minimum container sizes and minimum
percentages.

Tables Y1I-2 and V11-3 idemifies recommended plants by both their common and botanical names. The
final column in each table lists the percentage of each plant materinl and the size comtainer for each plant
species, similar to Table VII-1. In selecting container sizes for shrubs, groundcovers and vines, large
container sizes than those specified in the table may be used if desired, but the tables establish minimum
container sizes and minimum percentiges.
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TasLE VII-1
RECOMMENDED PLANT PALLETE- TREES
Prant MaTERIAL SITE

BOTANMCAL NAME COMMON NAME
Friars Road Streetscape may include such species as:
Cinmnymioniien camphors Camphar Tree
Lagerstroamia indica "Muskogee” | Crspe Myrtle 1 Chalion 2 247 R
Populer nigra ialica Lombardy Popular
“A" Street, Norihside Dirive, and Rio San Diego Drive Streetscapes may include soch speches ss:
Jacaranda mimosifolia Jocaranda 15 Gallon ko 24" Box
Padocarpan graciltor Fem Pine

O3 Quarry Road Strectscape may Include such species as:

Kowlreuteria bipinnaro Chinese Flumne Tree 15 Gallon to 24™ Box
Liguidambar styracifiua "Palo Alte™ | Ametican Sweet Gum

Friars Road Slopes

Escafypiuy nicholil Nicholax Willow Leafed Feppesmint
Lagerswoemia indica "Muskoges™ | Crape Myrtle 15 Galbon to 247 Bo
Schinuy molle California Pepper Tree

“A" Sireet and, Northside Drive, and Rio San Diego Drive Slopes may include such species as:

Gefjera parviflora

Australian Willow

Metrasidernt famentpgm

New Zealand Christmas Tree

15 Gallon to 24" Bax

Ofd Quarry Road Slopes may include such species as:

Liguidiambar sirac(flug vor. PA

American Sweet Gam

Pyrus calleryana ~“Ariwoora™

15 Gallon 1o 24" Box

Internal Manufactured Slopes may include siuch species zs:

Pivacy aldarica Afghan Pine

Platamir racemora Californiz Sycamore

(e agrifolia Const Live Oak 15 Gallon to 24" Box
Cuercus llex Holly Crak

Schinuy molle California Pepper Tree

SUGGESTED THEE SFACING:

All I gal. treed to be planted & macimum of 12 feet on center,
AllS gal. trees 1o be planted & maximum of 18 feel on center.
All 15 gal. rees to be planted a maximiam of 24 feet on center.
All 24" box trees to be planted 3 maximom of 35 feet on center.
All 36" box trees to be planted & maximum of 40 foet on center

Prepared for: H.G. Fentan Compairy
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TABLE VII-2
RECOMMENDED PLANT PALLETE- SHRUBS
PLANT MATERIAL SizE
BoraniCaL NAME COMMON NAME

Friars Road and Project Entries Streetscape/Slopes may include such species as:
Agapanthus afFicars Lily of the Nile
Ceanoifur "Ray Hartman™ NCN
Leprospernum seoparium “Ruby Glow " | New Zealand Tea Tree
Newuding domestica Hezvenly bamboo
TR For | Gallon 1o 5 Gallon
Plitasporam tobira "Wheelers Dwarf™ | Dwarf Tobira
Rhapiolepis indica "Ballerina” India Hawthome
Rhapiolepis indica “Springtime™ Indin Hawthome

“A" Strect and Northaide Drive Streetscape and Slopes may include such species as:

Ceanothus concha WNCH

Lerevillea noellll o e

Hemerocallis kybeids Day Lily

:d“',m‘h;:m“ :“:‘m = I Gallon 1o 5 Gallon
Rhapiolepiy indica “Ballerina™ India Hawthorne

Rhapiolepis indica “Springrime ™ India Hawthome

Sorelizzia reginae Bird of Paradiss

Aylosma congesnm Xylosms

Old Quarry Road Streetscape and Slopes may include such species as:

Gravillea noellii BN

Hemerocallis kybrids Day Lily

Lantana montevidentis “Canferni NCM

Phorniism Lo New Zealand Flax I Gallom to 5 Gallon
Pittosporum tobria varisgata Varieguted Tobria

Rhapiclepia majestic beauty NCN

Internal Manufactured Slopes may include such speches ns:

Aloe Species

Bougabwyilles “San Diggo Red* Bougainvilles

Ceanothus "Ray Hartman™ NCN | Gallon 1o § Gallon
Cenotlne concha NN

Cercly pocidentaliy Western Hedbud

Prepared for: H.G. Fenton Company
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PLANT MATERIAL SHE
BOTANICAL NAME CoMMON NaME
Internal Manufsctured Slopes may incliade such speches as:
Clrrts pargrueest Rock Rose
Echium fartvarim Pride of Madera
Heteromales arbutifodia Toyon
Lantang montevidensls “Corgemi ™ HCH
Limotiium peresii Sea Lavender
Rbux integrifolia Lemonade Berry
Abelia grandiflara Glossy Abelin
Ceanothuy species Wild Lilac
Civtur hybridus White Rockrose | Gallon to 5 Gallon
Cllrtus purpureus Circhid Rockrose
Caoleonema pulchrum Pink Bresth of Heaven
Fhar ovato Sugar Bush
Salvia feucophylla Purpie Sage
Trichastema lararum Woolly Blue Curls

MI 1 p].ﬂﬂhmb-nphnd: mmnriﬁumm
All S gal. shrubs 1o be planted & maximum of B feet on center

All 1 gal, groundcovers 1o be trisngular spaced at 3 feet minimum.
All groundeovers from flats to be triangular spaced at | &-tnch mintmum.

Prepared for. H.G. Fenton Company
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Table VII-3
RECOMMENDED PLANT PALLETE- GROUNDCOVERS/VINES
PLANT MATERIAL SutE
BOTANICAL NAME COMMON NAME

Project Entries and Frizrs Road Sirectscape and Slopes may include such species as:
Begormia richmondensd)
Bougainvilles "San Diego Red" Bougainvilies
Clvrosoma callistegroiden Violet Trumpet Vine Flat Sire to | Gallon
Giazanta splendis Gazania
Myoparum parvifolimm Myoporum
Lerany Seed
“A" Street, Northside Drive, and Rio San Diego Drive Strectscapes and Slopes may include euch species mi;
Clyrasema colfistagioldies Vioket Trumpet Vine
Delosperma “Alba”™ White Trailing fce Plan
Guzzanja splendens Gazania Flad Size ta | Gallon
Lantong monfevidensiz Laniwns
Western floriburda lapanese Wisizrin
Lawn Seed

Od Quarry Road Strestscape and Stopes may include such species az:

Bowgaimvillea “San Diego Red™ Bougainvillea Flat Size to | Gallon
Goranis gplenderns Gazanks- Clump form

Liswn Seed
Internul Manulsctured Slopes {Con't) may inclode such species as:
Baccharis pilularix ev. “Twin Peaks~ | Dwarf Coyote Brush

Ceanothus grivess horizontalis Carmel Creeper

Reomarinus officinalls prasranes Drwarf Rosemary Flat Size 1o [ Gallon
Ceanothus prosivans Wild Lilac

Delosperma ‘olba’ White Trailing Tce Plant

Alll ! gal. :Ih'lbl mbnphmd B
All 5 gal. shrubs 1o be planted & maxcimum of 8§ feet on center
All 1 gal. groundeovers to be trisngular spaced at 3 feet minimum.

All groundeovers from flats to be wiangular spaced at 1 8-mch minimum,

mummnl’!futﬂﬂm
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