LEVI-CUSHMAN SPECIFIC PLAN

Chevron Land and Development Company

Approved by the

City of San Diego

City Council,

Resolution Number R269106
August 11, 1987



LEVI-CUSHMAN SPECIFIC PLAN

Prepared for

Chevron Land and Development Company
1660 Hotel Circle North, #620

San Diego, California 92108

Prepared by

RICK ENGINEERING COMPANY
Planning Division

Water Resources Division

Civil Engineering Division

With

RECON

Urban Sysiems Associafes, Inc.
Wimmer Yamada & Associates
BECKET



TABLE OF CONTENTS

1.0 INTRODUCTION

1.1 Intent of the Specific Plan

1.2 Plan Summary

1.3 Policy Compaubility

1.4 Legal Context

1.5 Planning Context

1.5.1 Background and Sciting

1.5.2  Mission Valley Community Plan

20 LAND USE PLAN

2.1 Description of Land Usc Program

2.1.1 Mixed Use Requirement

2.1.2  Development Phasing & Implementation

2.2 Land Use Aspects of the Vehicular
Circulation System

22.1 RiverCrossings

222 Light-Rail Transit (LRT)

2.2.3  Transponation Center

224 Parking

23 Land Use Aspects of the Riparian
Revegetation Program

23.1 Flood Channel

23.2 Habitat Arcas

233  River Bulfer

2.3.4 Transition Areas

— owm w] ow] b L) L

15

15
16
16
19

19

20
20
21

21
21
21
21

2.4

24.1
242
243

3.0

3.1
RN
3.12
32
3.2.1
322
323
33
3.3.1
332
333
334
34
35
35.1
3.5.2
36
3.7
371

Land Use Aspects ol the Design
Guidehnes

Height Limits

Open Space Network

Theme Entrances

URBAN DESIGN AND
DEVELOPMENT POLICY

General Design Policics
Basic Design Themes
General Design Guidclines
Architectural Considerations
Materials and Treatments
Form and Scale
Architectural Uses

Open Space Network

River Buffer

Pedestrian Circulation
Bicycle Circulation

Project Open Space

Site Planning and View Corridors
Circulation

Public Transportation
Auto/Truck Circulation
Streetscape Elements
Landscape Design
Streetscape

a2

22
22

24

24

26
26
28
29
29
29
34
37
40
40
43
43
44
49
52
54



2.1
22
23

3.1
32
33
34
is
3.6
37
38
39
3.10
3.11
3.12
3.13

4.1
42
43
44

5.1

3.2
53
54
55

Project Development Plan
Key to Parcel Locations
Typical Project Cross Sections

Height Zones
Open Space Network
River Cross Section and Buffer

Typical Designs Adjacent to the Buffer

Pedestnan Circulation System
Bikeways

View Cormridors
LRT/Transporation Center
Mass Transit

Typical Street Sections
Conceptual Landscape Plan
Theme Entry Hicrarchy
Preliminary Grading Plan

Floodway, Existing and Proposed
Channel Design Cross Sections
Revegetated Riparian Arcas
Special Treaiment Areas

Freeway and Street System

with 1985 ADT

Proposed Cul de Sac

Caltrans Proposed Improvemenis
Vehicular Access and Circulation
Community Plan LRT Alignment

14
18
23

27
30
31
33
35
38
42
45
47
48
53
57
67

73
5
77
79

81

82

46
g8

56
5.7

6.1

Project Recommended LRT Alignment
Recommended Street Classifications

School Locations

89
92

95



372 Setbacks 55 6.0 PUBLIC SERVICES AND 94

373 Parking 55 FACILITIES
374 Open Arcas 56
3.7.5 Irrigation 63 6.1 Schools 94
38 Consarvalion 63 6.2 Park Facilities 94
3.8.1 Energy Conservation 63 6.3 Public Services and Utilities 97
382 Water Conservation 65
39  Noise Considcrations 65 7.0 COMPATIBILITY WITH 99
3.10  Earth Moving/Grading 66 APPLICABLE PLANS
3.10.1 Heed Channel i
3.10.2 Streets 68 7.1 Introduction 99
3.10.3 Site Grading 68 7.2 Progress Guide and General Plan 99
3.10.4 Slope Planting Mixes 70 7.3  Mission Valley Community Plan 100
40  RIPARIAN REVEGETATION 72 TABLES
PROGRAM
2.1 Anticipated Development Allocation 17
4.1 Existing Conditions, Programs, 72 3.1 Streetscape Plant Matrix 58
and Limitations 32 On-Site Plant Matrix 60
42 Flood Management 72 51  Project Trip Generation 91
43  Wetands Reestablishment and 74 5.2 Phasing of Transportation Improvements 93
Management
FIGURES
5.0 CIRCULATION PROGRAM 80
1.1 Vicinity Map 2
5.1 Freeway System 80 1.2 Local Sctting 6
52 Street System B0 1.3 Aerial View 8
5.3 Project Access and Parking 83 14  Ownership Boundaries and Assessor’s 9
54 Light-Rail Transit R7 Parcel Numbers
5.5  Trip Generation Estimate 87 1.5  ADT Allocation Based on 13

Interim Development Ordinance



Sk —rr
i -
—_——
r |
o |
| 1
4/ \ -~
Ll
. v
- e

LEVI-CUSHMAN
SPECIFIC PLAN CONCEPT PLAN

LEVI-CUSHMAN SPECIFIC PLAN/ 1



Pacific
QOcean

La Jalla

Pacific Beach

San Diego

Mission Beach

Ocean Beach

Point Loma

LEVI — CUSHMAN
SPECIFIC PLAN

2/LEVI-CUSHMAN SPECIFIC PLAN

Mira Mesa
2 ) .
Santee
Tierrasanta -
“IN(__PROJECT SITE B
¢ 3 =
Fa
% d sSd
\ -~ =
: _
1
/| mon ve
Spring
L Valley
National)City
Coronado
Bonita
}j; {|Chula Vista —

FIGURE 1.1

VICINITY MAP



1.0 INTRODUCTION

1.1 INTENT OF TIIE SPECIFIC PLAN

This Specific Plan proposes mixed-use development on ap-
proximately 200 acres of land in the westem portion of Mis-
sion Valley on a site currcntly occupied by the Stardust
Country Club. The land is owned by members of the Levi and
Cushman families of San Diego and leased 1o the golf club.

Because of its size, location, and single ownership, the proper-
Ly presents a unique planning and development opportunity in
Mission Valley and will create opportunities for public access
to the San Diego River through what is now privately-used

open space.

Basic uses, programs, and conditions for development of the
2000- acre Levi-Cushman property are identified in this
Specific Plan. The Plan ectablishes a framework to accom-
modate 20 years' worth of development by defining the con-
text in which future land use proposals can be evaluated. This
isaccomplished by providing anoverall physical development
plan and a scrics of development and design criteria.

In an attached text entitled "Implementation Guidelines,”
policies and criteria from the Specific Plan are collected and
reformatted for wse in ¢valuating Planned Commercial
Development (PCD) and Planned Residential Development
(PRD) applications. Ullimately, Planned Commercial
Developments and Planned Residential Developments will
detail the specific uses which occur on specific sites.

1.2 PLAN SUMMARY

To be phased over a 20-year period, development within the
Levi-Cushman Specific Plan (LCSP) area focuses residential,
retail, office, and hotel use on a newly channeled San Diego
River.

Central 1o the project will be a 12-acre island created along the
southern edge of the San Diego River. The island will be com-
mercially anchored and accommodate small-scale specialty
relailing, office, and residential uses. Muchofthe housing and
neighborhood commercial uses planned for the project are lo-
cated on the north side of the River. Most office and hotel
development is sited south of the River.

Overall, the major themes that form the basis of this Specific
Plan are:

Mixed Use. A mix of residential, retail commercial, office,
hotel, and recreational uses will be included within the project.

River Focus. The San Diego River will act as the visual focus
of development. It will be channeled to meet flood control re-
quirements and enhanced as a wildlifc and waterfowl habitat.

Uniform Design Standards and Guidelines. Consistent and

compatible design standards and guidelines will apply
throughout the Specific Plan area.

LEVI-CUSIIMAN SPECIFIC PLAN/ 3



Traffic Generation, Trallic generated by on-site development
will not exceed 67,000 Average Daily Trips (ADT), as estab-
lished by the Mission Valley Community Plan,

The Levi-Cushman Specific Plan proposes a total of 5.3 mil-
lion square fect of development. This will result in ap-
proximately 67,000 ADT when adjustments for light-rail
transit are considered. This is virtually the same number of
trips permitted under the amended Mission Valley Com-
munity Plan and the revised Mission Valley Development In-
tensity Regulatory Overlay District, Ordinance #00- 16460,
including amendments #16523, #16524, and #16880.

The "Implementation Guidelines," which summarize the
development crileria to be used in evaluating PCDs and PRDs
submitted within the LCSP project area, include maps of in-
dividual project sites.

Anenvironmental impact report accompanies the Plan and as-
sesses 1ssues related to the character and intensity of develop-
ment.

1.3 POLICY COMPATIBILITY

The land use and development program identified in this plan

will create a physical environment that

* is consistent with poals of the City of San Diego General
Plan and the Mission Valley Community Plan,

*  creales a desirabie residential environment,

*  facilitates efficient business and commercial operations,

4 /LEVI-CUSIIMAN SPECIFIC PLAN

*  creales a working environment sensitive to human nceds
and values, and

*  protects adjacent land uses - panticularly the San Diego
River corridor - from flooding.

This Specific Plan implements important goals and policics of
the Progress Guide and General Plan of the City of San Diego
and the Mission Valley Community Plan.

From the Progress Guide and General Plan:

Fostering a physical environment that enables San Diego
to fully and efficienty perform its indicated local,
regional, state, national, and international role.

Fostering a physical environment that affers San Diegans
awide range of life-styles.

Fostering a physical énvironment that is responsive 1o the
individual' s psychological, aesthetic, and physical needs.

Achievement of the planned environment thraugh efficient
use of the City's land and other natural resources so as to

maximize futiure developmental options.

Conservation of an urban environment that is in harmony
with nature and retains strong linkages with it.

When completed, the proposed development will integrate
residential, office, retail commercial, and recreational uscs
within a planned environment, By its very nature, a planned



use development provides a significant opportunity lor loster-
ing efficiency in land use and human activity as a result of
locating complementary uses in proximily to one another. Be-
cause this particular development is sited on the San Diego
River, there are special opportunitics to provide a desirable
development aesthetic that not only harmonizes with the river
corridor but also creates a dramatic blending of urban develop-
ment within a natural-appearing aquatic setting.

From the Mission Valley Community Plan:

Encourage high-quality urban development in the Valley
wihich will provide a healthy environment and offer oc-
cupational and residential opportunities for all citizens.

Provide protection of life and property from flooding by
the San Diego River.

Provide a framework for the conservation of important
wetland! riparian habitats balanced with expanded urban
development.

Facilitate transportation through and within the Valley
while establishing and maintaining an adequate transpor-
tation nerwork.

Provide public facilities and services that will attend to
the needs of the community and the region.

Provide guidelines that will result in urban design which
will be in keeping with natural features of the land and es-

tablish community identity, coherence, and a sense of
place.

These goals, intended both for the Community Plan and Mis-
sion Valley itself, have a dircct response within this Specific
Plan;

* Residential and occupational opportunities are provided
through a mixed-use development program that provides
high-quality development with living and working com-
ponents. See Section 2,1,

* A nver channel will be created through the site that is
capable of containing the U.S, Army Corps of Enginecers’
49,000- cfs flood. Sec Scction 2.3.

Conservation and enhancement of the San Diego River
wetlands and riparian habitat is a major product of this
Specilic Plan, See Section 2.3.

* Inter- and intra-valley transportation service is an impor-
tarit element in the success of the project, Sce Section 2.2,

*  Public facilities and services required by the community
- including police, fire, and utility service - are discussed
in Section 6.0 and detailed within the Implementation
Guidelines.

*  Guidelines for urban design that are compatible with the

Mission Valley Community Plan are included in Section
3.0 of the Speeific Plan.

LEVI-CUSHMAN SPECIFIC PLAN/ 5
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1.4 LEGAL CONTEXT

The authority for and scope of specific plans is defined in the
Califomia Govemment Code, Title 7, Division |, Article 8,
Scction 65450 et scq, Under these provisions, specific plans
may be prepared for the "systematic implementation of the
general plan,”

Government Code Section 65451 provides that:

(a) A specific plan shall include a text and a diagram or
diagrams which specify all of the following in detail:

(1) The distribution, location, and extent of the uses of
land, including open space, within the area covered by the
plan.

(2) The proposed distribution, location, and extent and
intensity of major components of public and private
transportation, sewer, water, drainage, solid waste dis-
posal, energy, and other essential facilities proposed 1o be
located within the area covered by the plan and needed 1o
support the land uses described in the plan.

(3) Standards and criteria by which development will
proceed, and siandards for the conservation, develop-
ment, and utilization of nawral resources, where ap-
plicable.

(4) A program of implementation measures including
regulations, programs, public works projects, and financ-

ing measures necessary o carry out paragraphs (1), (2),
and(3).

(b) The specific plan shall include a statement of the relation-
ship of the specific plan to the general plan.

This Specific Plan complies with Government Code Section
65451, and is designed for adoption as the development plan
for the Levi-Cushman propeny.

1.5 PLANNING CONTEXT
1.5.1 Background and Setting

At approximately the geographic center of the City of San
Diego lies the Mission Valley planning arca where, until the
1960s, agriculture and sand and gravel extraction were prin-
cipal land uses,

The first major urban development in Mission Valley came
with the Mission Valley Shopping Center, approved in 1958,
During the late '50s and throughout the 1960s, Hotel Circle -
a commercial development fringing the north and south sides
of Inierstate 8 - became an important commercial, recreation,
and visitor-oricnted area,  Other significant projects con-
structed in Mission Valley during that period included San
Dicgo-Jack Murphy Stadium, completed in 1967, and Fashion
Valley Shopping Center, built in 1969, During the early
1970s, the religious order of the Poor Sisters of Nazareth sold
much of the land surrounding Mission San Dicgo de Alcala.

LEVI-CUSHMAN SPECIFIC PLAN/ 7
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By the mid-70s, Mission Valley was firmly established as an
urban center in San Dicgo.

One of the consislently imporiant clements in the history of
Mission Valley is the San Diego River. Initially, the river was
a source of fresh water. Subsequently, it grew in importance
as a scenic recreational asset. Today, however, the river has
little visual prominence in San Diego and its impact is felt al-
most exclusively as a result of intermittent fMooding and
property damage. Significant flooding occurred most recent-
lyin 1978, 1979, 1980, and 1985.

The Mission Valley Planning Area, as defined by the San
Diego Planning Department, exiends from Interstate 5 on the
west 10 approximately Fairmount Avenue on the east. Cover-
ing more than 2,000 acres, the Mission Valley Planning Arca
is the nexus of major freeways in the City - Interstates 8, 5,
8035, and 15 - and State Route 163.

At present, Mission Valley contains a mix of retail, hotel,
recreational, and office/commercial development, industrial
uscs, sand and gravel operatons, and residential and institu-
tional uses. In and among developed uses is a considerable
amount of vacant land and such interim land uses as parking
lots and golf courses. A visually striking impression of Mis-
sion Valley emerges [rom its discontinuous development:
major regional shopping centers are adjacent to pantially
developed parcels adjacent Lo sand and gravel operations or
vacani land. The sense of discontinuity is even further
heightened by the juxtaposition of different architectural
styles.

10/LEVI-CUSHMAN SPECIFIC PLAN

Two major new developments within Mission Valley have
been approved by the City Council and several are in the plan-
ning stages.

The Specific Plan for the First San Diego River Improvement
Project (FSDRIP) covers an area of approximately 254 acres
lying roughly between State Route 163 and U.S. Interstale
805. Approved by the San Diego City Council in November,
1982 (amended July 1983 and April 1986}, the plan calls for
five major private developments adjacent to a new flood con-
trol channel. Development includes residences, commercial
offices, commercial retail uses, and a visitor-oriented hotel.

The Nornthside Specific Plan, approved in November, 1984,
proposes development of a 24 1-acre site just east of I-805 and
northof I- 8. The project includes residential, commercial of-
fice, hotel/molel, and specialty commercial use.

Planning efforts are also underway for office, hotel, and
residential development on eight separate sites within Mission
Valley owned by Atlas Hotels. Three of those sites lie im-
mediately adjacent to the Levi-Cushman project.

InJanuary of 1986, work began ona plan forthe Wamer Ranch
property, a parcel of approximalely 36 acres, which abuts the
western boundary of the Levi-Cushman Specific Plan area.

Figure 1.4 shows ownership boundaries and Assessor's Par-
cel Numbcers for property in the immediate vicinity of the
LCSP site.



The westem portion of Mission Valley is typical of the entire
planning area in that it combines residential, office commer-
cial, retail commercial, and recreational uses with underutil-
ized and vacant land arcas. In this westem part of Mission
Valley lies the Levi-Cushman property - the 200 acres current-
Iy used as the Stardust golf course and driving range - which
i the subject of this Specific Plan.

The project area consists of a relatively level valley floor that
gradually slopes up from the San Diego River. Atihe present
time, the property provides virtually no riparian habitat or
vegetation. Pnimary features of the site are a small channel for
the San Diego River running through the approximate center
of the goll course, and the course itself. Matural features and
structures ar¢ visible from throughout the propeny and include
views of natural slopes on the nonh and south sides of the val-
ley as well as distant views down the center of the valley to
the east and west, The project area itself is highly visible from
the mesas and slopes on the north and south sides of the val-
ley.

Surrounding the project site is the heavily used Interstate 8 on
the south, the River Valley Golf Course on the west, multi-
family residential units on the north, and broad asphalt park-
ing arcas serving Fashion Valley shoppers on the east.

1.5.2 Mission Valley Community Plan

The Mission Valley Community Plan (MVCP), adopted by the
City Council on June 25, 1985, recognizes several significant

issues 1o be considered in the planning and development of
Mission Valley: environmental quality, development inten-
sity, circulation, and urban design.

The environmental quality concemns expressed within the
Community Plan and Wetlands Management Plan principally
involve the use, impact, and enhancement of the San Diego
River. There is a strong emphasis on the need 1o revitalize the
river corridor and give it greater prominence within the San
Dicgo environment.

Development intensity and circulation are directly linked in
the Community Plan inasmuch as the basis for regulating the
intensity of development is the finite traffic capacity on the
projected circulation system (freeways and surface streets), In
the Community Plan, the capacity of the future circulation sys-
tem is calculated based on the forecast upgrades lo Mission
Valley streets, freeways, intersections, and interchanges. That
capacity is translated into a maximum number of vehicle trips.

In June of 1985, the San Diego City Council adopted the Mis-
sion Valley Development Intensity Regulatory Overlay Dis-
trict Ordinance which divides Mission Valicy into 13 districts.
Under this approach, the Levi-Cushman project is allocated
approximately 67,000 ADT.

Figure 1.5 portrays the computations used to derive the ADT
allocation for the project site based on the interim ordinance.

To understand what ADT means in terms of actual develop-
ment, the Mission Vallcy Community Plan indicates that each

LEVI-CUSIIMAN SPECIFIC PLAN/ 11



single-family housc gencrates 10 trips a day; cach holel room,
10 trips: every thousand square feet of a communily commer-
cial shopping cenier, 70 wrips; every thousand square feet of 2
large oflice complex, 16 trips; and so on, Overall, more than
30 distinct "vchicle generation rates” were included in the
Community Plan and incorporated into the ordinance.

Changes 10 Lhese Lrip generation rates were proposed by the
City's Transportation and Traffic Engineering Division and
have since been adopted by the City Council. The specific
changes approved for the Levi-Cushman project include a 20
percent reduction in the hotel generation rate due to vacancy
{now 8 trps per room); a 30 percent reduction for linked retail
trips (now 49 trips per thousand square feet); and a 4 percent
reduction in all generation rates in areas served by LRT. These
adjusted ADT rates are used throughout this Specific Plan to
compute the traffic generated by development within the Levi-
Cushman project area.

Another device used in the Mission Valley Community Plan
to relate vehicle trips to land development is the Equivalent
Dwelling Unit, or EDU. Initially, the City Planning Depart-
ment determined that 10 ADTs were equal to | EDU. Thus,
a single-family dwelling was equal 10 1 EDU, a hotel room 1
EDU, shopping centers 7 EDU per thousand square feet, cic.
Under the Mission Valley Community Plan, 67,000 ADT
translated to 6,700 EDU.

This 10:1 equivalency between ADT and EDU changed when

the number of ADT assigned particular uses was adjusted by
the City's Transportation and Traffic Engineering Division,

12/LEVI-CUSHMAN SPECIFIC PLAN

Because np generation figures were Jowered (e.g., a hotel
room is now calculated to gencrate 8 trips instead of the pre-
viously assumed 10 trips), the 67,000 ADT allocated to the
Levi-Cushman propenty will support 7,594 EDU,

Background to the change in trip gencration rates is discussed
in the Circulation seclion of this Specific Plan and fully
detailed within the Transportation Appendix of the LCSP en-
vironmental impact repor.

All references within this Specific Plan to the Mission Valley
Community Plan and the San Diego River Wetlands Manage-
ment Plan refer to the document adopted by the City Council
on June 25, 1985.
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2.0 LAND USE PLAN

2.1 DESCRIPTION OF LAND USE PROGRAM

Figure 2.1, Project Development Plan, identifies the project
boundary, river cormidor, circulation system, major Develop-
ment Areas, and sub-area parcelization.

Development on the 200-acre Levi-Cushman Mission Valley
property will blend residential, retail, office, hotel, and recrea-
tional uses in a visually striking and environmentally sensitive
waler-oriented urban setting. Project design will allow for the
development of urban densities and intensitics adjacent to a
biologically viable wildlife and waterfowl habitat arca.

Physically, the mixed-use project will be characterized by:

A well-landscaped urban development with high-rise
structures at the periphery and lower-rise struclures near
the river comdor,

A channelized and natural-appearing San Dicgo River
which provides new wildlife habitat, serves as a flood con-
trol facility, and supplics new public recreation areas,

A 12-acre island created along the south shore of the San
Diego River which features a dramatic theme tower; and

A narrow canal on the south side of the island providing
a waterside environment for retail, office, and pedestrian
LSes.

The San Diego River effectively divides the project latcrally
into northemn and southem sections. The two sections are
joined on the east and west by major roadways and, in the cen-
ter of the project, via a pedestrian bridge.

Overall, there is a greater concentration of residential uscs
north of the river, with office and retail development clustered
southof the river, Retail uses are planned both north and south
of the river,

Of the total 135 acres in the project planned for development,
some 77 acres lie north of the San Diego River, Here, residen-
tial uses are expecicd to dominate, with offices, community
commercial uses, retail stores, and hotel rooms occupying the
balance of the site.

Approximately 53 acres planned for development lie south of
the San Diego River. Office and retail will be the principal
uses on the 12-acre island, with office and hotel uses dominat-
ing the developable area south of the river.

The bridge from the north shore to the island is for pedestrian
access and transitshuttles and will feature temporary commer-
cial stands and stalls 10 enliven the route and encourage
pedestrian use. It will be designed as a 100-year crossing of
the nver and constructed to allow limited vehicular access for
public transit within the project (e.g., jitney service, “elephant
trains") and emergency vehicle access. The bridge s expected

LEVI-CUSHMAN SPECIFIC PLAN/ 15



to have a width of 30 feel to accommodate pedestrians, tran-
sit, and emergency vehicles. Commercial nodes may add up
1o 20 additional feet 1o the bridge width, resulting in a maxi-
mum width of 50 fect at any one point.

The island created along the south shore of the river will be
separated from land on the south by a 40-foot-wide canal. The
canal will b¢ a man-made lake physically isolated from the
river, but will portray a strong illusion of continuity with the
river, Pedestrian walkways - a "Riverwalk" - and retail stores
will be developed on either side of the canal, and it is an-
ticipated that paddleboats or similar water-oricnted rides
would be made available.

Table 2.1 indicates the types of land use anticipated within the
project by square feet, EDUs, and ADTs. Because develop-
ment will be implemented through PCDs and PRDs, applica-
tions for use may show a variation of up to 5 percent in the
number of ADTS and up 1o 15 percent in the residential units,
hotel rooms, and square footages portrayed in Table 2.1. In
no instance, however, will total development exceed the max-
imum of 67,000 ADT.

2.1.1 Mixed Use Requirement

Of importance to the entire concept of this development is the
functional integration of uscs, i.e., its mixed-use character. It
is anucipated, for example, that a hotel may be located next to
a retail commercial building or next to a building that houses
retail, office, and residential uses. Dynamic inleraction
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among uses - and pedestrian connections to facilitate that in-
teraction - will energize the entire development and play an
important role in reducing auto dependency.

Each Development Area must contribute to the overall mixed-
use character of the project. Mixed use means:

(a) a structure housing multiple uses, e.g., office and retail;

(b) astructure housing a single use sited on a parcel of land
with one or more other structures housing asingle but dilferent
use, with all such structures linked at the pedesinan level;

(c) a structure housing a single use sited on a parcel of land
with onc or more other structures housing multiple uses;

(d) a structure housing multiple uses sited on a.parccl of land
wilh one or more other structures housing multiple uses.

To assure amixed-use project, each Development Arca within
the LCSP shall contain at least three distinct land uscs (e.g.,
residential, hotel, retail, office), with no single land use ac-
counting for more than 65 percent of the square footage within
that Development Area.

2.1.2 Development Phasing and Implementation

Overall project phasing is described in the Implementation
Guidelines and will be keyed primarily to market demand and
availability of infrastructure.



TABLE 2.1
ANTICIPATED DEVELOPMENT ALLOCATION®

Residential” Hotel® Retail Office Total
DEVELOPMENT AREA 1
Dwelling Units 60
Hotel rooms 500
K SqFt 78 375 100 500 1,053
EDUSs 48 500 700 800 2,048
ADTs 480 4, (0} 4,900 8.000 17.380
DEVELOPMENT AREA 2
Dwelling units 300
Hotel rooms 250
K Sqlt 390 250 50 691 1,319
EDUs 240 250 350 1.106 1,946
ADTs 2,400 2,000 2,450 11,056 17,906
DEVELOPMENT AREA 3°
Dwelling units 969
Hotel rooms 250
KSqFt 1,260 250 50 1,391 2,889
EDUs TI5 250 350 2225 3,600
ADTs 7.327 1,680 2,058 20,604 31,669
TOTALS
Dwelling units 1,329
Hotel rooms 1,000
K SqFt 1,728 751 200 2,582 5,261
EDUs 1,063 1,000 1,400 4,131 7.594
ADTs 10,207 7,680 9,408 39,660 66,955

MNoles:

& - ADT figurcs m this table reflect: 8 trips per mult-family residential unit; 8 trips per hotel room; 49 trips per thousand square feel of
community commercial center; and 4 percent overall reduction for light-rail ransit, See Circulation Section for details. Actual
development may show a varistion of up to 5 pereent in the ADT figures portrayed by Development Area, though the wial will not
exceed 67,000 ADT. Development may not exceed units, rooms, or norresidential square footage by more than 15 percent per
Developmunt Area,

b - Residential units are caleulated at 1,300 square feet each,
¢ - Hotel rooms are calenlated at 750 square feet each,

d - Light Rail Transit sdjustments equal four percent of the cumulative AIYT. LRT adjusiments are made for the entire projectin DA
3, after construction of the LRT has begun into Mission Valley,
LEVI-CUSHMAN SPECIFIC PLAN/ 17
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I is anticipated that construction will stari in Development
Area | (DA 1), where approximately 20 percent of the total
project square footage is planned. The balance of develop-
ment will be shared between DA 2 and DA 3. In the 20 years
required to complete the project, building may at times occur
simultanicously in all Development Areas.

The Levi-Cushman Specilic Plan will be implemented by
PCD and PRD development applications that define use loca-
tons and structures within each Development Arca. Develop-
ment Areas are the minimum unit for which PCD and PRD
applications can be submitted.

Every PCD or PRD submitted under the LCSP must provide
an accounting for land use and ADTs within the project arca
ko assure that mixed-use requirements are being met and that
the maximum number of ADTs is not being exceeded. This
will be accomplished by requiring that all PCD or PRD ap-
plications identify the numberof ADTs, residential units, hotel
rooms, and square feet of development associated with each
land use type within the Development Arca being processed.
as well as a summary of ADT’s, units, rooms, and square
footage of previously approved and future Development
Arcas.

2.2 LAND USE ASPECTS OF THE VEHICULAR
CIRCULATION SYSTEM

A discussion of the circulation and traffic system for the Levi-
Cushman Specific Plan appears in Section 5 of this Specilic
Plan.

With the exception of Camino de 1a Reina, major streets in the
project are identified with letter designations only, Atthe ime
planned development applications are submitted, street names
will be proposed which relate to the final name sclected for
the overall devclopment.

Freeway interchanges with Interstate 8 will be necessary al
both Fashion Valley Road and Strect A. It is recognized that
neither Parcel A nor Parcel S can be developed until the design
of these interchanges is completed. Consultation and coor-
dination among Levi-Cushman, Caltrans, and adjacent
property owners beganin 1985 but, because of complex design
issues associated with the interchanges, design studies have
procecded slowly, Only when the design of the interchanges
at Fashion Valley Road and Street A are completed can
development proceed at Parcels S and A, respectively, See
Figure 2.2 for parcel locations.

2.2.1 River Crossings

Three river "crossings” are anticipated as part of the project:

(a) Fashion Valley Road: The existing Fashion Valley Road
will be upgraded from a 1-year to a 10-year flood level cross-
ing of the San Diego River. Ultimately, the road will run from
Friars Road on the north to connect with Interstate 8 on the
south. Asit crosses the niver, Fashion Valley Road will be in-
undated at the time of a 100-year storm and cause a slight back-
waler upstream.

LEVI.CUSHMAN SPECIFIC PLAN/ 1%



(b) Streer C: Street C right-of-way begins at Friars Road on
the north, leads onto and of f the island, and then lerminates at
Street B on the south. It is intended as a pedestrian bridge as
it crosses the San Diego River and will be designed as a 100-
year flood level crossing. The pedestrian bridge will accom-
modate limited public transit and emergency vehicle access.

(c) Street A: Strect A will be a new connection between Friars
Road and Hotel Circle North, Designed as a 100-year flood
level crossing of the river, the road will incorporate a weir
structure (o assure a perennial body of water within the project
area.

2.2.2 Light Rail Transit (LRT)

Location of the LRT, as pan of the overall San Diego LRT
system, is proposed in the median of Camino de la Reina. A
major stop is proposed at the intersection with Street C where
the LRT would interface with other transportation modes.
However, final alignment of LRT facilities will be established
by MTDB during final enginecring studies.

2.2.3 Transportation Center

At the interscction of Camino de la Reina and Street C, a
transportation cenier is planned. The transportation center
will act as a focus for the various transit systems on the site
and will serve as one of the major entrances to the project.

The concept for the center involves having the LRT drop
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below grade as it approaches Street C, with a surface level
overpass continuing to carry other private vehicular traffic.
Passengers would board and alight the LRT and other public
camiers from the below grade station.

Waiting arcas and retail services appropriate to the transit rider
will be provided at the Transportation Center, with parking
facilities integrated into the overall structure. Access Lo both
the open space and developed areas of the project will be in-
corporated into the Transpontation Center design through a
senies of pedestrian and bicycle paths.

2.2.4 Parking

Most parking will be accommodated through on-site parking
structures. By interconnecting parking facilities, traffic load-
ing on surface streets will be reduced. Through use of shared
parking facilities {e.g., hotel and office use), it may be possible
to reduce the total number of parking arcas, At least 75 per-
cent of all required parking for a project will be provided in
archiiccturally-integrated structures. The balance will occur
in surface parking areas.

Since vehicular access to the island will be limited principal-
ly to traffic on Street C south of the island, parking for the
shops, restaurants, and other retail uses on the island will be
dirccled to intercept parking facilitics off the island. Parcels
F, G, P, and B will all contain parking lacilitics lor vehicles
otherwise destined for the island.



As a rule, parking garages will be located under or between
buildings. Tops of parking structures will be landscaped or
used for recreational purposes such as lennis cours or res-
taurants. Parking will not be permitled on roof surfaces. All
required parking will be provided on-site and on-street park-
ing will be prohibitcd.

2.3 LAND USE ASPECTS OF THE RIPARIAN
REVEGETATION PROGRAM

A discussion of the MNood management and environmental
aspects ol the San Diego River is contained in Section 4 of this
Specilic Plan,

2.3.1 Flood Channel

A flood control channel that varies between 400 and 450 feet
wide and is approximately 26 feet deep will be construcied to
carry the 100-year flood projected by the U.S, Army Corps of
Engincers (49,000 cubic feet per second).

The channel will be soft-bottomed and natural appearing, with
amaximum slope ratio of 2.5:1. Undernomal conditions, the
waler surface area of the charnmel will be approximately 300
feet wide. Indesigning the channel, the flood Mow from State
Route 163 to the ocean was computer modeled with the HEC
2 program under the guidance of Dr. Howard Chang of San
Dicgo State University.

Fashion Valley Road and Street A will be designed 1o pond
the San Dicgo River at an clevation of approximately 13 feet

during dry weather conditions.

2.3.2 Habitat Areas

Edges and the banks of the river channel will provide riparian
woodland, wetland marsh, and other habitat areas,

Consistent with the Mission Valley Community Plan, three
habitat islands are included in the LCSP to increase the total
area of wetland vegetation,

2.3.3 River Buffer

A 25-foot wide buffer will be located on each side of the river
throughout the project. The buffer will contain a plant barrier
to prevent direct access to the river and habitat areas, and may
also contain pedestrian and bike paths, landscaped areas, and
passive recreational areas.

2.3.4 Transition Areas

Fashion Valley Road is designed as a 10-year flood level
crossing. Inthose years when low excecds that design level,
river water will spill over the road and beyond the banks of the
channel in an area on the castemn end of the project. In this
designated floodway transition arca, no structural develop-
ment is permitted that would be endangered by such flows.
Recreational and/or open space uses or LCSP entry monu-
ments are considered appropriate uses so long as they conform
to City flood control regulations. Consistent with that require-
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ment, uses within the transilion areas may include parks, park-
ing arcas, playing ficlds, par courses, or other recreational
uses.

2.4 LAND USE ASPECTS OF THE DESIGN
GUIDELINES

The LCSP is intended as a multiple-use urban project, with
design standards and policies commensurate with urban uses.
Urban design criteria and development policies are contained
in Section 3.0 of this Specific Plan,

2.4.1 Height Limits

Basic LCSP development policies permit buildings up to 250
leet at the periphery of the site and require building heights to
decrease and slope toward the river. At the center of the
development, onthe island, atheme toweris proposed that will
rise dramatically and scrve as the visual focus for the entire
project. A sculptural form such as the Seattle Space Needle
provides one possibility for the theme tower.

2.4.2 Open Space Network

Open areas within the Specific Plan include the river, the river
buffer, parks, scibacks, hiking/biking/walking trails, theme
enirics, plazas, and privaicly maintained open arcas within
cach parcel. These arcas will total a minimum of 75 acres.
Overall, a fNMoor area ratio (FAR) of 0.6 results from the
proposed development of 5.3 million square feet on 200 acres.
Building bulk on each parcel will be a conseguence of
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development intensity, height limit, ot coverage limits, and
setback requircments,

2.4.3 Theme Entrances

Major landscaped entrances will be created at several points
on the perimeter of the project 10 announce and enunciate the
dominant themes and images of the development, Water will
be an element of each of these major entrances,
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3.0 URBAN DESIGN AND DEVELOPMENT POLICY

3.1 GENERAL DESIGN POLICIES

Urban design deals with all aspects of urban life, from the
sociology of the strects (o the vitality of public spaces, from
the creation of built environments o the management of these
environments. Built environments define and articulate open
space. For thal reason, buildings that delincate quality urban
open space must be of a form, mass, textre, color, and orien-
tation that support the desired urban character, Within the
Levi-Cushman Specific Plan arca, a series of basic design
themes are established. At the time of the first PCD/PRD sub-
mittal, these themes will be refined and detailed as part of a
project design manual that covers architectural design,
streetscape design, street planting, signage, floodway chan-
nelization, and a grading and crosion-reduction program.

Animponant environmental concern that has directly affected
design of the entire project involves development adjacent 1o
the floodway. The San Diego River Wetlands Management
Plannotes that a "design sensitive zone" extends 150 feet from
the wetlands cormidor and requires special consideration 1o
protect the wildlife value of the wetlands comidor.. To mini-
mize impacts of development on the wetlands corridor, the
Wellands Management Plan requires:

*  Abuffer area between the wellands corridor and develop-
ment along the entire length of both sides of the river;
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*  Passive public recreation along the river corridor, includ-
ing pathways located along the edges of the wetlands;

*  Rellective plate glass must not be used on buildings which
face the river;

* Lighting for safety must be dirccted rather than general
and should not illuminate habitat arcas; and

*  Buildings should be designed so that the skyline slopes
toward the wetlands, allowing a wider flight path for birds.

These criteria were directly employed in the overall project
design and, when appropriate, are specifically addressed by
design policies.

3.1.1 Basic Design Themes

River Corridor: The San Diego River will act as the central
focus of the entire LCSP development. Views will be
preserved throughout the sile into the enhanced wildlife and
waterfowl river habitat.

Valley Senting: To ccho the natural character of the Mission
Valley selling, building heights will be temraced, with the
largest and 1allest structures gencrally located away from the
San Diego River, at the perimeter of the development.



View Corridors: Preservation of the river cormdor as the
central view of the project and maintenance of view cormidors
throughout the project will serve to provide a visual openness
to the development and will unify the river focus and urban
character of the project.

Open Space Network: Within the LCSP area, open space
areas will be interspersed throughout the site and linked to one
another. Open areas will be defined and accentuated with
comer monuments (entry signage), a central theme tower, an
island, bridges, fountains, pools, and appropriatcly placed
building - elements that will unify the project and make the
cntire mixed-use development visually whole and economi-
cally viable. Maintenance of all open areas will be funded by
property Owners,

The Island: The island (Parcel D) will be located on the south
shore of the river and will serve as the prime activity center of
the project arca for retail and restaurant uses. It will provide
a sense of central place for pedestrian use within the develop-
ment.

Theme Tower: A dramatic tower is proposed to rise from the
island to serve as the central focal point of the development
and dircct pedestrian usage to the island center.

Pedestrian Bridges: A major pedestrian bridge will span the
San Dicgo River and link the north side of the river to the is-
land. The bnidge will be a highly active pedestrian route lined
with temporary and varicd retail uses such as food and Mower
kiosks. It will also provide transit and emergency vehicle ac-

cess to the island, A series of small bridges will cross a man-
made canal south of the island and link with development
south of the river. The canal will be lined on both sides with
a highly urbanized riverwalk.

3.1.2 General Design Guidelines

Adapted from the San Dicgo City Zoning Ordinance, Sections
101.0900K, 101.0910D, and 101.0920D:

(a) All development shall read as part of a single comprehen-
sive project.

(b) All development shall conform to the adopted plans of
applicable govemment agencies.

(c) All developmeni plans shall provide for necessary circula-
tion, open space, and off-strect parking requirements.

(d) All developments shall be functionally harmonious with
existing or proposed adjoining uses.

(c) All internal street systems shall be designed for safc and
cffective flow of vehicles without having a disruptive effect
on facilitics or common areas.

(N All facilities and structures shall be well-oriented to the
topography of the site and well-integrated with the natural
landscape features inherent (o the site.
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(g) All recreational and common areas shall be linked through
an open space network.

32 ARCHITECTURAL CONSIDERATIONS

The design crileria and objectives included in this Specific
Plan are intended lo define and guide development in order to
create a visually and functionally integrated urban environ-
ment.

While detailed architecture will be defined at the time of the
first PRD/PCD submittal, signature characteristics of the
project will be its profuse landscaping and building forms that
are contemporary, simple, and constructed of quality
materials. Classic and functional architecture will extend
throughout the project area. Rellective glass will not be used
in any manner prohibited by the Mission Valley Community
Plan.

Consistent architectural themes will be emphasized
throughout the development indesign, color, and finish as well
as signage and landscaping. This consistency of themes will
serve (o unify the development, giving it a distinctive and
widely recognized identity. The architecture should be har-
monious within the project and complementary to the whole
of Mission Valley. Tall buildings will enhance view cormidors
and provide ground-level landscape areas. These open arcas
can host shopping, eating, drinking, browsing, and other
pedestrian activities.
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Height limits are defined within three height "bands” moving
away [rom the river channel, as shown in Figure 3.1, The in-
tent is to echo the valley form by having heights increase from
the center of the project (the San Diego River) to the periphery
(Friars Road, Street B). On the island, low-rise development
will have a maximum heighl of 42 feet, except [or the theme
tower which will have its height determined during the review
of the PCD for Development Area 1. A stepped-back profile
is required of structures in the midzone, where height maxi-
mums range from 42 feet to 140 feet, At the perimeter zone,
the third zone away from the channel, structures up to 250 feet
will be allowed.

3.2.1 Materials and Treatments

*  Construction materials shall convey the character of an
urban project and reflect the Mission Valley setting.

*  Special attention shall be paid to roof area treatment and
matcrials in all buildings. Mechanical cquipment shall be
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enclosed. Pitched or other special roof forms are
preferred when roofs are not intended for human activity,

*  Design features shall be incorporated in all structures Lo
increase visual interest at street level.

* Transition element plant materials and/or berms shall be
used wherever structures interface with the ground plane
to create interest and o integrate the site with architectural
forms with the site,

3.2.2 Form and Scale

*  Structures shall create transitions in form and scale be-
tween large buildings and adjacent smaller buildings.

*  Building massing shall present a cluster of related forms
with landscaped open areas as an integral part of the site
plan, to create courtyards and plaza areas between build-

ings

*  Buildings shall ierrace down to the river, 10 major streets,
o major view cormndors, and o open areas 10 maintain a
comfornable scale relationship.

*  Buildings shall be designed 1o create visual interest by
varying form and facade to avoid monotonous block-like
impact, Varying building levels and planes can create a
visually satisfying structure and help define view cor-
ridors.
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3.2.3 Architectural Uses

*  Parking garages shall be provided as an integral pant of
cach new development, under or adjacent to each strue-
ture, therchy providing the most efficient and direct ac-
cess, Ground-level spaces will be utilized for retail
activity whenever feasible,

*  Mid-nsc and low-risc residential buildings shall make ex-
tensive use of balconies, decks, and roof terraces. Flat
roof areas shall be designed for human use as terraces.,

* Reflective glass shall not be used on building facades
visible from the riverand should not be used on buildings
visible from the freeway.

*  Safety lighting adjacent to the river comidor must be
direzted lighting as opposed to general lighting to prevent
illumination of habitat arcas.

3.3 OPEN SPACE NETWORK

To assure an open character within the project, major open
space use arcas will be created and linked to one another 1o
form the Open Space Network, concepually described in
Figure 3.2, This open space network is defined in three parts:

River Open Space (40 acres) is composed of the San Diego
River channel which will be designed and constructed 1o meet
flood control requirements. See Flood Management, Section
42

Recreational Open Space (11 acres) includes four park areas
and the river bulfer,

Landscape and Project Open Space (25 acres) includes build-
ing setbacks, theme entry arcas, individual parcel open arcas,
pedestrian and bike paths within developed project areas,
floodway transition areas, plazas, and the pedestrian bridge.

The landowner and/or project tenants will bear financial
responsibility for constructing all elements of this open space
network and assuring its maintenance in perpetuity. Anopen
space casement will be granted to the City for River Open
Space and a public access easement will be granted for Recrea-
tional Open Space.

Separate components of the Open Space Network are dis-
cussed below. Within individual parcels, the amount of open
space is inversely proportional to the height of structures: the
higher the structure, the greater the open space.

3.3.1 River Dulfer

A continuous minimum 25-foot wide buffer area will be
created along both sides of the river channcl. It will always
include a vegetative bamer and may include a pedestrian path,
a bike path, landscaped areas, and passive recreational areas.

Flexibility in the design of the buffer shall be permitted to
provide various use configurations. In no case, however, shall
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the paved pontion of pedestrian and/or bike path within the 25-
foot buffer exceed 10 feet in width,

Within the buffer, a vegetative barrier to prevent physical ac-
cess to the river shall be planted along the entire river's edge.
It will have a minimum width of 5 feet and a maximum under-
story height of 4 feet. In conformance with the MVCP, the
barrier will be planted with native riparian species including
thomy shrubs such as wild rose and blackberry, other native
shrubs of the coastal scrub community, and native trees, par-
ticularly riparian woodland species. See On-Site Plant Matrix
for a list of permitted barmer trees, shrubs, and ground cover.

Visnal access through the vegetative barrier will be provided
through overstory breaks along at least 20 percentof the niver's
edge and will be coordinated with view corridors. None of
these breaks shall be more than 50 linear feet in length.

Breaks in the barmier will consist of areas with only low plant-
ings (i.e., no trees, only low shrubs and ground cover) 1o allow
pedestrians visual access 1o the river. Suggesied localions are
shown on Figure 3.11 by the view armows located along the
river.

*  To the maximum exicnt feasible, rees presently locaied
on site will be relocated or used in place to accelerate the
sense of matunty of project landscaping.

*  Within the first 20 fect of the buffer, as measured from the
top of the river channel, only native plants may be used.
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Uses Adjacent to the River Buffer

A 50-foot building setback from the river channel is required
throughout the project, excepton the istand where the sethack
is 30-feet. While the first 25 feet of the setback will be used
as Lhe buffer, the remaining pertion of the setback will fre-
gquently be designed to look as if it were actually part of the
buifer. Pedestrian and/or bike paths can meander within the
buffer and setback areas, and may include passive recrea-
tion/view areas and landscaping which transitions from the na-
tives used near the river to the omamentals typical of the
development arca.

The river bulfer is designed 1o border the San Diego River
channcl. At the eastern end of the project, the floodway fans
out adjacent to Fashion Valley Road (See Figure 4.4). Within
this "transition area," no uscs or permaneril structures are per-
mitted which would impede the flow of water during flood
conditions and all uses are subject Lo review by the City En-
gineer for compliance with applicable flood control regula-
Lions.

Typical uses permitted within the transition areas include
roads, theme entrics, passive use areas, picnic areas, benches,
view/rest arcas, pathways, jogging trails, bikeways, nature
trails, fitness courses, golf courses, and other passive recrea-
lion areas.
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3.3.2 Pedestrian Circulation

The cntire project will be designed to accommodate foot-traf-
fic, with linked pedestrian walkways, paths, and sidewalks to
permit access from one part of the project (o any other part
(see Figure 3.5). A continuous pedestrian and/or bike path
will be located on both sides of the river and will connect with

Davelopmant
Roadway Arga

i
Cevelopmani !E;I Park-
Area F 2| way

X

SEPARATE PEDESTRIAN AND
AUTOMOBILE ACCESS

pedestrian/bike paths on property cast and west of the site.
Sidewalks will also connect to the community-wide pedestrian
network.

The central bridge across the San Diego River will function

not only as a pedestrian link from the transportation center to

the island urban core but also as an active urban space

Pedestrian Pathways

*  Widihs of pedestrian paths located within a public street
right-of-way shall be determined by the classification of
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the adjacent street and shall be separated from the strect
by a landscaped strip.

- When adjacent to a major street, the pedestrian path shall
be 10 feel wide and the landscaped strip § feet wide.

— When adjacent to a four lanc collector street, the
pedestrian path shall be 8 feet wide and the landscaped
strip 6 fect wide.

— When adjacent 1o a two lane street, the pedestrian path
shall be 6 feet wide and the landscaped strip 5 feet wide,

Widths of pedestrian paths which lie ourside a public
street right-of-way shall be no less than 6 feet wide except
when they occur in the river buffer. While the pedestrian
path along the river will be at least 10 feet wide, when it
is located within the river buffer, the paved surface area
must not exceed 10 feet in width,

All pedestrian paths that are at least 10 feet wide shall be
known as primary pedestrian paths.

~ A primary pedestrnian path shall run continuously along
the San Diego River channel and be located within the re-
quired sethack from the River.

— All primary pedestrian paths shall have adequate light-
ing and signing to provide for the safery of the users.
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- All primary pedestrian paths shall have adequate
gradients for handicapusage, per requirements of Title 24,

Desired Access

* Development oriented to the river shall have major
pedestrian access from public streets, even in areas where
parking lots are located between the building and the
Streel.

* Separate intemal circulation paths shall be provided 1o
minimize conflicts between pedestrian, bicycle, and
automobile traffic. Insome instances, joint pedestrian and
automobile access will be provided within the project.

Pedestrian Linkages

* Safe and conveniemt pedestrian movement shall be
provided within, to, and from parking areas and also to
surrounding projects and valley-wide pedestrian and
public transit systems,

" Pedestrian paths located within the river buffer shall link
1o the community-wide trail system.

*  The pedesirian path system shall connect recreational uses
to one another and link recreational areas 1o all other use
arcas, Primary access to buildings fronting on the river
shall not be from the pedestrian path within the bulfer.
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* Allmajorresidential, retail commercial, recreational com-
meredal, and office commercial developments must have
direct pedestnian links into adjacent open space parcels,

Pedestrian Crossings and Infersections

* On-grade street crossings shall be developed at major
street intersections, designed in accordance with ap-
plicable City standards.

*  Internal pedestrian paths may cross streets only at-grade
at inlersections and must have pavement markings such
as patterned walkways, bamers, elc.

¢ Grade-separated pedestrian connections (bridges) would
be permitted mid-block and may be appropriate belween
parcels or at streets (o promote intra-project linkages.
Connections should be designed to be safe and atlractive
and well integrated into the urban scene.

Pedestrian Bridge

The Street € bridge which spans the San Dicgo River shall
function primarily as a pedestrian crossing, but also permit
limited public transit and emergency vehicle access o the is-
land.

* Thetraveled way of the pedestrian bridge shall notexceed
a width of 30 fect.

*  Four commercial nodes shall be planned adjacent to the
traveled way of the bridge. These nodes are 1o be the site
of lemporary commercial stands and stalls intended o en-
liven bridge activity. Commercial nodes are not 1o add
more than 20 feet to the traveled way of the bridge.

3.3.3 Bicycle Circulation

The primary bikeway system proposed for the LCSP area is
shown in Figore 3.6. Bikeways will link retail commercial,
residential, and open space arcas within the project as well as
10 the commumnity-wide bikeway system,

Because bicycle paths will connect with the city-wide system,
a cyclist can ride through and then beyond the project. A
variety of views and biking experiences will be provided along
the bicycle system that encourage the rider to stop, relax, and
browse before comtinuing on his/her joumey.

(a) Bicycle paths are facilities scparate from roadways used
for two-way bicycle travel. They shall have aminimum width
of eight feet, When merged with a primary pedestrian path,
the combined width shall be a minimum of ten leet except
when the ped/bicycle path occurs in the river bulfer when ils
width shall be a maximum of ten feet. Bicycle paths shall con-
form 1o the Mission Valley Community Plan.

(b) Bicycle lanes are striped or marked lanes in the roadway

designated for preferential onc-way use. Bicycle lanes within
the LCSP areas will be six fect wide and are proposed in Friars

LEVI-CUSHMAN SPECIFIC PLAN37
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FIGURE 3.6



Road, Fashion Valley Road, Camino De La Reina, Street B,
Street A, and Strect D,

(c) Bicycle routes are signed bikeways shared with
pedestrians or motor vehicles with no specially marked lane.
Widihs of routes vary based on vehicular traffic, road condi-
tions, etc. Bicycle routes are proposed in the portions of Strect
C between Camino De La Reina and the south side of the canal
to serve high- intensity uses such as the island center and other
open space ancas via the pedestrian bridge and island loop.

Additional bicycle access from project arcas to the primary
system must be accommodated on local streets and private
roads, wilh no special lanes or signing,

Bikeway Design

* A minimum two-foot horizontal and a minimum eight-
foot vertical clearance to obstructions shall be provided at
the outside edges of all bicycle paths. When a bicycle path
is combined with a pedestrian path, the horizontal and ver-
tical clearances are only necessary along one side of the

path.

*  Drainage inlet grates, manhole covers, etc., on all
bikeways shall be designed and installed in a manner that
provides an adequate surface for bicyclists,

* Uniform signs, markings, traffic control devices, elc.,
shall conform to the requirements of the "California High-
way Design Manual,” July 1983.
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*  All bikeways shall have adequate lighting and signing 1o
provide for the safety of the users as determined by the
City Engincer.

*  Commercial and residential buildings shall provide sccure
bike racks to encourage bicycle use.

Lockers, showers, and changing facilities shall be encouraged
at major developments in order to promote the use of bicycles
and hikeways by employees.

3.3.4 Project Open Space

Projectopenspace is any privately constructed and maintained
outdoor space articulated for human use and/or relaxation. It
includes but is not limited to courtyards, plazas, promenades,
scating areas, recreational areas, parks, viewing areas, path-
ways, trails, children’s play areas, and picnic areas. Project
open space must occupy atleast 10 percent of each parcel, ex-
clusive of buffer arca.

Shared development of project open space areas between ad-
Jjacent parcels is encouraged.

*  Usable open spaces such as mini-plazas shall be created
between buildings to avoid a visval tunnel effect and
should be linked to major open space arcas.

*  Private recreational and urban plaza areas shall be visual-
ly (through umobstructed views) and/or physically
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(through pathways) linked 10 open spaces as pan of the
area-wide open space system.,

*  Recreation uses shall be provided within private develop-
menis and may include swimming pools; tennis, basket-
bail, volleyball, handball, shuffleboard, and badminton
courts; children's play areas; and picnic facilities.

3.4 SITE PLANNING AND VIEW CORRIDORS

A major urban design feature of the LCSP is the 12-acre is-
land and theme structure proposed for the island. The theme
tower, an exception to the rule that all tall structures be located
away from the center of the project, is expected to be similar
in character to structures like the Seattle Space Needle. lis
height may exceed the 250-foot project maximum, although
that determination will be made at the time the theme tower
design is submitted for PCD approval. The tower will be a



focal point for the entire project and serve as a landmark to
give orientation for direction and distance.

Because of the variety of parcel sizes and uses throughout the
project, special atlention must be given to the siting of each
structure.

In site planning for the project, considerable emphasis is
placed on establishing view comidors both within the specific
plan arca and alsointo the site from adjacent rmadways. These
views are as seen from automobiles and by pedestnans at the
strect level. These are the most critical view comidors due to
the pedestiian orientation of the site.  Availability of views
from I-8 cannot be known at this time, due to the uncenainty
of the character of development between the freeway and the
LCSP area, but an attempt will be made to provide a view from
I-8 into the river through Parcels A and B, Cor D. Views into
the site will still exist from the hillsides above Friars Road and
above 1-8, but these views will be primarily from private
development areas. View corridors as seen from structures
into the river comridor are also shown in Figure 3.7. View cor-
ridors will occur from Friars Road through Parcels L, K and
O, EorF, 1o the river.

Large plazas and courts within the project are expected to have
visual “terminations” such as sculpture and/or other ar, the
theme tower, special buildings, and landscape forms. The ad-
dition of water features such as pools, fountains, and artificial
strcams should also be utilized to provide visual focal points.
These water features will be used to integrate the river with

the proposed development by carrying the river corridor feel-
ing through to the interior.

Buildings must reflect the visual corridor objectives by or-
ganizing in a pattern which emphasizes these focal points.
Providing interior view opportunities will define the urban
character of the project through a variety of spaces linked by
walkways and plazas, and then articulated by overhead struc-
tures and bridges which frame views and create a changing
spatial experience for pedestrians.

Site Planning

*  Tall buildings shall be located north of outdoor plaza
areas, wherever possible, 1o maximize sun in the plazas.
The most successful outdoor plaza spaces are usually
found to the south and west of high-rise structures,

*  Buildings shall be oriented to make the most efficient use
of a site, provide landscaped open areas for human use,

and preserve view corridors to the river.

*  Buildings shall be designed and devcloped with heavily
landscaped, park-like terraces and roofscapes.

*  Buildings shall be sited 1o consider intemnal views to the
river as well as views looking outward from the site.
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Views and View Corridors

*  Viewstoand from the residential and commercial portions
of the LCSP area to the rest of Mission Valley and the San
Diego River shall be maximized.

*  Views into the project from major local streets and the
hillsides above Friars Road shall be provided into the site.

*  Views from Fashion Valley Road, Camino De La Reina,
and Street A to the theme tower and the island develop-
ment shall be created.

* Al least two vicw comidors shall be created from Friars
Road 1o the river which provide views through Parcels L
and K.

*  Ground-level view corridors shall be provided from
public streets. This will require that space between build-
ings be developed into landscaped links to the major open
space areas,

* Tomaintain views to and across the river, building heights
shall generally be lower adjacent to the river, then step-
ping up as they move away from the river corridor.

*  Roof arcas of large low-rise buildings which can be seen
from above shall be designed to enclose mechanical
cquipment and use color, pattemn, roof forms, materals,
and plantings to have a positive visual impact.

3.5 CIRCULATION

Within and adjacent to the LCSP project area, goods and
people will move via light-rail transit, bus, automaobile, truck,
mini- bus (jitney), bicycle, and by foot. Anintegrated circula-
tion system is critical to the success of the project and design
objectives have been prepared Lo foster coordination among
the system elements, Background to the circulation system is
in Section 3.0.

3.5.1 Public Transportation

Light-rail transit (LRT) is incorporated in the plan following
a generally east-west alignment in the median of Camino De
La Reina. The exact alignment will be determined by the
Metropolitan Transit Development Board.

* The LRT right-of-way will be reserved for 15 years at the
time of recordation of the first final map in Development
Area 2. An extension period of up to 5 years will be
provided if the LRT is not constructed within the 15-year
period and it is shown that substantial progress on im-
plementation has been made.

* A below-grade LRT stop is proposed within a transporna-
tion center located at the intersection of Parcels F, G, J,
and K. Autotraffic will be carried on an overpass of Streel
C. The transpontation center will be integrated into the ar-
chitectural design of the multi-use developments on those
parcels.
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The plaza arca located at the depressed LRT level shall in-
corporale landscaping, newsslands, kiosks, ticket booths,
clc.

Direct pedestrian walks from transit stops (bus or LRT)
shall be provided to high activity arcas where there is a
concentration of commercial, office, parking, or recrea-
lion,

Access from the LRT station to the project will be
achicved through the use of portals, amphitheater-effect
steps and ramps, ramped plazas, or all of these.

Inorderto facilitate pedestrian movement, strong relation-
ships shall be established between high activity parcels,
such as those incorporating retail and office use, and tran-

Trellis Struclure
Al Bus Stop Bench

Newspapar
Vending Machines

Fedeastrian
Access

TYPICAL BUS STOP PLAN
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sit stops. Considerations include reasonable walking dis-
lances, tree-shaded walks, etc.

Friars Road will be used as the major bus and/or shuttle route
serving the project area,

Bus stops shall be integrated with buildings, pedestrian
areas, urban plazas, LRT, and shuttle bus service to
provide easy pedestrian access from bus stop to destina-
tion. Bus stops shall be provided as required by MTDB.

Outdoor bus stops shall be designed o provide sheller
from harsh weather.

Bus stops shall be properly signed to be readily identifi-
able to pedestrian and bus passengers.

Bus stops shall be designed to maximize security features
and be located close to wraffic signals and pedestrian
crosswalks.

The proposed bus and/or shultle route to serve the project
area should be part of the Mission Valley intra-valley shut-
tle service.

3.5.2 Automobile/Truck Circulation

Three auwtomobile/truck circulation systems will be con-
structed in accordance with City standards within the project:
public, service, and emergency systems. The public and ser-
vice systems consist primarily of vans, autos, and service
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trucks. The emergency system deals with fire, police, and am-
bulance vehicles. Public streets will be designed to accom-
modate use by all such vehicles.

Objectives to be achieved in the design of the vehicular cir-
culation system include:

Vehicular Considerations

When feasible, vehicular access should be provided
through shared driveways at property lines.

Emergency services vehicles (i.e., police, fire, and am-
bulance) shall have complete access to all structurcs
within the project arcaas required by the City of San Dicgo
safety codes,

Driveway entrances lo parking arcas should minimize dis-
turbances to the pedestrian continuity of the sidewalk
areas.

Parking Requirements and Ratios

On-street parking will be prohibited.

At least 75 percent of all parking required for a project
will be accommodated in architecturally-integrated park-
ing structures.,

At least 50 percent of the parking required for the island
shall be met by garages off the island.
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* Consolidated parking areas, as proposed within the Mis-
sion Valley Community Plan, shall be developed within
the LCSP area.

*  Parking requirements will be established based on uses
shown within each PRD or PCD.

*  Parking shall not be permitted on roof surlaces, including
the roof of parking structures,

Parking Design Criteria

*  Parking structures should be placed below grade and be-
tween or under buildings to reduce the visual promincnce

devoled 1o parking.

——— Gite Ling
Frorn Street

Genlie Mcundiﬁg
With Landscaping

)

Parking Below Grade

PARKING AREAS PLACED BELOW GRADE
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Parking areas shall not be located adjacent to the niver cor-
ridor nor shall surface parking areas be visible from the
river corridor.

Parking areas shall be interconnected when possible in
order *o minimize the use of public streets by people look-
ing for a parking place.

Parking facilities shall be designed in consideration of fu-
ture Iand use expansion. Initial parking facilitics could be
imerim-use surface lots capable of eventually accom-
modating parking structures. Surface lots could also
reserve land for future development, Landscape and bul-
fering requirements for interim-use lots will be the same
as [or permanent lots.

Large exposed parking areas shall be depressed, screened,
and/or bermed to reduce their visibility,

Large parking arcas will generally feed offintemal project
streets rather than a public strect area. This simplifies in-
gress and egress and provides drive vp and drop off ac-
cess.

The usc of public rights-ol-way for the loading and un-
loading of goods will be discouraged by providing ade-
quate delivery arcas.  Off-street loading and unloading
bays shall be provided for commercial and retail develop-
ments.

3.6 STREETSCAPE ELEMENTS

"Streetscape” involves the paving, street fumilure, plantings,
structures, and buildings associated with public or private
streets. The total effect of these physical elements creates a
built environment that strongly influences the activities taking
place within the street arca.

Streetscape is perceived from three basic levels:
pedestrianybicyclist, vehicular, and structure. Speed of travel
distinguishes pedestrian from bicyclists and from vehicular
strectscape; elevation differentiates perception from that at
ground level. The clements of the strectscape perceived from
the above levels consist of:

(a) Street furniture which comfons, services, and directs: {ire
hydrants; phone kiosks and booths; bicycle racks: newspaper
racks; planters; tables; trash bins; bollards; seats/benches, rail-
ings; balustrades; tree guards; and drinking fountains.

(b} Spatial, visual, and coverage elements are the major ele-
ments utilized to create outdoor spaces: plantings, overhead

structures; topography; and visual or functional components.

{c) Surfaces include paving (used as focus, accent, interface,
edpe); tree grates; and utility covers,

(d) Controls include light standards; stop lights, parking
signs, and traffic bollards.
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(e) Graphics include directional, informational, and traffic
control signage; art; and sculpture,

(f) Architccrural elements include space articulation; forms
and shapes; lransitions in form and scale; indoor and outdoor
relationships; visual connections; and adjacent styles.

Objectives 10 be achieved in the development of the
strectscape include the following:

Provide a visually pleasing, harmonious, and secure en-
vironment for private investment,

Enhance major views,

Complement adjacent uses through the scale and charac-
ter of the strect scene.

Locate transportation nodes conveniently to cffectively
move pedestrians, goods, and vehicles throughout the
arca.

Improve the quality of the environment by incorporating
watcr features into the street scene.

Arrange centers or groupings of activitics to facilitate ac-
cess and minimize conflicts between them.

Provide a pedestrian network that includes spatial and
design qualities that allow the pedestrian to feel that the
space was created for him.

SHLEVI-CUSHMAN SPECIFIC PLAN

Create an indoor/outdoor relationship between major in-
tenior spaces and major ouldoor spaces or streetscape.

Provide an integrated vehicular transportation and
pedestirian circulation system with minimal conflicts be-
tweensystems (vehicular, pedestrian, service, and transit).

Provide local points.

Provide lighting that respects the functions and hierarchies
of various street and activity centers.

Design fire hydrants to have a trim sculptured look, clear-
ly visible, but not obtrusive (no yellow color).

Construct benches to be warm, inviting, vandal-resistant,
and contoured for human comfort. No advertising should
be allowed on them.

Install trash receptacles throughour, including bus shel-
lers.

Intcgrate public telephones into the street scene and locate
on or adjacent to a structure,

Provide traffic signal structures which are compatible
with the adjacent strect fumniture,

Allow newspaper vending machines only in groups of
uniformly designed units and locate in logical areas such
as bus stops and near hotel lobbies.



Utilize bollards as a safety separation between vehicles
and pedestrians.

Locate carefully items such as mailboxes; fire-call boxes;
traffic speed and dircctional signs; traffic signal boxes;
and electrical transformers. Coordinate matenals and
color within the streetscape.

Create inconspicuous or concealed accent lighting,
wherever used.

Provide barmer-free design amenities for the handicapped.
Provide for group and individual social interaction.

Provide streetscape elements to support public events,
food vendors, sidewalk cafes, and street entertainment.

Signage

All signage and graphics for the Levi-Cushman Specific Plan
shall conform Lo city codes. Objectives to be achieved in the
development of strect signage and graphics include:

Coordinate all graphics (sign design and sign location) for
public signing within the project. Assure consistency rela-
tlive to type, style, form, color, and maierials. Sign sizes
should relate to the other design elements of the project.

Maintain the proper scale and character of all street signs
and graphics with adjacent buildings. Sign sizes should

r
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be subdued relative to the other design elements of the
project and have simple forms and shapes.

*  Individual rather than multiple sign supports should be
utilized, especially for major identification signs. Sup-
ports should be black, dark brown, orother dark flat colors
to mimimize visibility.

* Information should be located on a single sign rather than
utilizing multiple signs.

*  Coordinate graphics of street signing within the project
area (in the design of the signs themselves and in their
location). Sign locations should be prominent in order to
establish a clear directional identification,

*  Coordinate private development signing for directional
signing, idemifying entrances, etc., with consistency of
the urban theme throughout the project.

*  Emphasize the use of logo designs in building identifica-
tion signs.

*  Limit the amount ol information bits occurring on any one
sipn,

*  Minimize the number of colors ulilized in any one sign.
Usc light ordark letters on a solid contrasting background.

*  Limit Ireestanding signs lo have a maximum size of 150
square feet,
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*  Prohibit signage immedialtely upon the top or roof of any
Structure,

*  Prohibit flashing signs, stroboscopic, rotary beacon, chas-
ing lights, or zip light sources,

37 LANDSCAPE DESIGN

Landscaping is of major importance in establishing the design
characterof the specific plan area and will promote continuity
and compatibility throughout the project. These guidelines
provide for a well maintained and organized appearance in
areas not covered by buildings or parking: enhancement and
preservation of existing sile character; minimization of ad-
verse visual and environmental impacts; and promotion of
water conservation. The Conceptual Landscape Plan, Figure
3.11, illustrates the recommendations for the most visible
areas of the development. Stregt trees, shrubs, and ground
covers for public rights-of-way and theme entrances are to be
taken from the Streetscape Plant Matrix, All other trees,
shrubs, and ground covers are to be taken from the On-Site
Plant Matrix, including plants for private development arcas
and the vegetative barmier. All landscape design must satisfy
at least the minimum requirements of Chapter X, Anicle 1,
Division 7, of the San Diego Municipal Code entitled "City-
Wide Landscape Regulations,” its technical supplement, and
landscape standards of the Mission Valley Community Plan.

There are three distinctive "theme entry” situations within the
L.CSP sile: major theme eniries, secondary theme entries, and
minor theme entries, Figure 3.12. A distinctive hierarchy in
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the design of these entries must be achieved sensitive treal- * Rights-of-way on the circular island road (Strect C) will

ment of the landscape, water features, and monuments, be of one tree type.

3.7.1 Streetscape * To maintain vehicular sight distances and public safety,
trees shall not be planted within 25 feet of any intersec-

General design crileria pertaining 10 streetscape character tion nor within 10 feet of streetlights, fire hydrants, and

within the LCSP arca will be found in the preceding section, driveways.

Section 3.6. The information within this section is specific to
Landscape Design. All street trees will be derived from the *  Trees and other plants shall be the dominant clements of
Strectscape Plant Matrix, Table 3.1, and must be used in ac- the major entry statements.

cordance with Figure 3.11, Conceptual Landscape Plan.
* Plantings designed for major entries must relate directly

Streetscape Design to adjacent plantings as well as provide a strong focal ele-
ment, If an entry monument or sign is used, evergreen

*  Street lrees shall be long-lived (60 years or more), strong,
insect and discase resistant, deep-rooted, tolerant of strect
environments, low-maintenance, and low-water-use, if

possible, To avoid a monoculture of trees and to promote Q . gl | A . . W g -'
a street hicrarchy: A S e A PR, S A &)

Decorative Paving

, , o i ]
— Medians and rights-of-way of all east-west collector gt x ..
streets will be of one tree type. o ok [tanad m
. 5 .-:-_.. -, 3 -' : h‘.‘ "‘ « I, . . f
— Medians and rights-of-ways of all north-south collecior < AN T AT
strects will be of one tree type different from that of the AN ﬁ -E =< .
cast- wesl streets. il W WG "z Landscaped
. B ﬁ' s "Theme Entry
: Maintain Open Views

* Righis-of-way on all residential access roads will be of : _ n Vie:
: For Visual Identilication
one tree type different from thal of east-west or north- And Sighl Dislance

south collector strects. TYPICAL LANDSCAPING AT MAJOR INTERSECTIONS
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shrubs and vines shall be used as a backdrop to soficn
cdges. Low plantings of ground cover or amnual color can
be used in the foreground.

The plant usc and sclection matrix has been prepared for in-
clusion into the LCSP streciscape scene. The varicly of tree
matcrials has purposelully been kept shont 1o maintain con-
linuity throughout the project. A single species will be chosen
for each street,

Existing Trees

Existing on-site tree specimens will be analyzed on an in-
dividual basis for preservation intheir present orina new loca-
tion. Efforts will be made 1o retain specimen trecs,

3.7.2 Selbacks

The setback arca between public streets and the buildable par-
cel arca will be fully landscaped except for driveways, urban
plazas, and pedestrian and/or bike paths.

*  Berms will be used, whenever feasible, to screen un-
desirable views and provide a gentle undulation to the site.
A 2:1 maximum side slope shall be ulilized.

' Street trees shall be located adjacent to the curb and shall
provide pedestrian scale and scparate pedestrian from
vehicular activily without reducing the required sidewalk
arca.

*  Except for the vegetative barrier, all planting within set-
backs shall be from the On-Site Plant Matrix,

3.7.3 Parking

Parking garages and surface parking shall be visually screened
by landscaping. The following guidelines should be applicd
to parking areas within the LCSP arca:

*  Surface parking areas shall be broken into sections which
contain a maximum of 100 cars. Each parking area is to
be separated by landscape buffers. Exclusive of setbacks
from public streets, aminimum of 10 pereent of the park-
ing area shall be landscaped.

*  Trees and shrubs may be combined with earthen berms to
screen surface parking and parking structures from ad-
Jacent view corndors, development, streets, and river
Views.

* Cascading-type plant matcrials may be used in edge
planters along each level of parking.

*  Round-headed, shade-producing trees from the On-Site
Plant Matrix are to be used on surface parking areas 1o
reduce solar glare and provide variation in character,

*  Trees shall have a mature height and spread of at least 30

feet. They should be long-lived (60 years or more), clean,
strong, low-maintenance, and insect and discase resistant,
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3.7.4 Open Areas (including pedestrian areas)

View Corridors

* A major objeclive of the landscape development should
be to frame identificd view corridors - especially up and
down the river) - while providing the necessary erosion
control and visual requirements.

<

A

' -r:h'lu‘" ar .nf-'-:._.; I

SCREENING OF PARKING AREA
ADJACENT TO STREETS

Streel Walk Barm

Parking

SCREENING OF PARKING STRUCTURE
ADJACENT TO STREETS
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*  To allow visibility at pedestrian fevels, landscaping
maltenals in the ground-level view comidors will include
only tall trees with canopy vegetation, rather than short,
dense trees.

*  Toscreenunsightly orundesirable views nearaslope area,
large, dense shrubs shall be massed near the top of the
slope, not the toe.

Landscape Design Requiremnents

*  All areas not paved or built upon must be landscaped with
trees, shrubs, and/or ground cover. Low-water-use plants
and ground cover shall be used.

*  Other than those areas 1 close proximity 1o the river or
major streets, undeveloped arcas need not be fully
landscaped, Asa requirement, these arcas shall be seeded
with a low-water- use ground cover mixture, which may
be used in combination with existing trees. (Hydroseed
Mix D is recommended. sce Slope Planting Mixes found
under Erosion Control in Section 3,10.3.)

*  All graded slopes shall be promptly revegetated with
ground cover, shrubs, and trees within Y0 days of comple-

tion of grading.
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Landscape Design Criteria

Trees from the On-Site Plant Matrix should be provided
in sizes which mect or exceed requircments of current
city-wide landscaping regulations.

The project shall ulilize landscaping materials compatible
with the native vegetation along the river comdor, In the
arca of highest development imensity, the San Diego
River vegetation shall be brought into the common open
space created by surrounding buildings.

The use of turf for strictly visual reasons shall be mini-
mized because of relatively high water use and main-
tenance costs, except when required for recreation areas
or theme entries. At theme entries, use of turf is limited 10
50 percent of Lhe total area,

Use of cool scason grasses shall be limiled to highly
visible project entrances and arcas intended for active
recreation.

Large walls or fences shall be visually softened with large
shrubs or small trees.

3.7.5 Irrigation

All irrigation systems are to be helow ground, automatic,
and fully in compliance with building code requirements.
Usc of water-conserving systems such as drip irrigation,
moisture sensors, and low gallonage heads is required.

All irrigation systems shall have scparate water meters.

All backflow control devices shall be located or screencd
50 that they are not visible from public streets or parking
areas.

Spray from irrigationheads onto parking areas, drives, and
walks shall be eliminated or minimized.

Habitat areas in the riparian zone will be watcred with a
combination of overhead spray imigation for hydroseed-
ing and individual drip emitters for each shrub and tree.
The system will be installed permancnily, but will only
operate for an initial vegetative establishment period.

38 CONSERVATION
3.8.1 Energy Conservation

All new construction shall comply with building energy ef-
ficiency standards set forth in Title 24 of the California Ad-
ministrative Code, Sections 1401 through 1410.

Windows, skylights, light wells, and similar features shall
be used to maximize natural lighting in work areas during
daylight hours.

Low-wattage light fixtures, dimmerswitches, zoned light-

ing banks, and time-controlled lighting for public areas
shall be used in the LCSP area.
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Vestibule use al entryways should be considered in order
to reduce heat and cold infiliration into buildings.

Cogeneration or district heating and cooling facilities
usage will be encouraged.

Overhangs or canopies shall be used to shade direct sun
and reduce heat gain,

Deciduous trees shall be used in south-facing and west-
facing outdoor arcas around buildings 1o provide solar ac-
vess during winter months and shade in hot summer
months.

Large surface parking arcas should be located 1o the cast
and nonth of adjacent buildings 1o reduce solar reflection
on buildings.

Building design should permil intedor penetration of
natural light up to 20) feet within a building. Where inte-

-
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GLASS AREA ON BUILDING
ORIENTED TO THE SOUTH



rior areas are greater than 20 feet from windows. then sky-
lights, light wells, interior courts, or similar architectural
features should be provided.

3.8.2 Water Conservation

Water conservation can be achieved through the instatlation
of pressure and flow reducing mechanisms within the water
distribution system itself, The following objectives are water
saving devices which have been deemed most appropriate and
feasible to meet the water savings goal:

*  Conscrve waler through the use ol ow-flow shower heads
and faucets, low-flow toilets, cycle adjustment dish-
washers, pressure regulators (maximum of 60 psi), hot
water pipe insulation or instantancous water heaters,
automatic sprinkler systems with limers, and standard
water meters and house connection pipe sizes (no oversiz-

ing),

*  Conserve water through the use of low-water-use plant
material.

*  Conserve water through the use of drip-irmigation systems
for tree plantings.

Use of reclaimed water is encouraged.

3.9 NOISE CONSIDERATIONS

As development occurs within the LCSP arca, the noise en-
vironment will be altered. The traffic volumes on roads will
increase as a result of traffic generated by development within
the specific plan area and by adjacent devclopments. Noise
generated by the increased number of vehicles will also in-
crease. The developments located adjacent to Friars Road
could be subjected to noise levels in excess of City standards.
Future development plans for the specific plan area should
therefore contain measures to reduce potential noise effects
through either site design or the construction of noise barriers,
including the following:

* Anacoustical analysis shall be prepared for all the areas
proposed for residential development at the time Planned
Development permits are processed.

* Noise mitigation measures, including but not limited 1o
walls, berms, setbacks, and orientation, shall assure that
noise levels will not exceed standards set by the General
Plan of the City of San Diego.

*  Conformance with Section 24-2501 of the State Building
Code, which applies 1o dwellings other than detached
single-family homes shall be maintained.

*  Careful site planning shall be utilized to reduce potential
noise elfects, panticulardy of outdoor recreation areas.
Locating land uses such as garages or parking lots im-
mediately adjacent to Friars Road and other noise pro-
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ducers and sciting development back from the sircet
would help to accomplish this objective.

In all areas adjacent to Friars Road, cither setbacks or
elevation diflcrences sufficicnt for noise buffering will be
maintained. Accurate rcadings for noise levels shall be
determined for all proposed development along Friars
Road priorio site design to determine if increased seibacks
and/or olTscts are necessary for noise mitigation.

Berms are the preferred noise auenuation method along
Friars Road. In arcas where berms are not feasible for
noise attenuation, walls may be used for the same purpose.
The character of these walls should create visual interest
by offsets in lacade to avoid strictly linear walls and there-
fore relieve monotony and allow incorporation of
landscaped recesses.

When perimeler walls are used in the project, these walls
will be of a strong, simple, unadomned character with a
minimum 8" thickness and maximum 6’0" height.

Tops of all perimeter walls should be kept horizontal.
Where grade changes occur, the walls should stop and in-
corporate i short retum, Spaces between walls should be
heavily planted.

-
=% i5aY oy
Wmughl Iron—;
z'l,

For Safety

Maximum Height 6-0"
SECTION

, " Vary
Mimimum B Setback

3.10 EARTH MOVING/GRADING

Grading within the project arca will occur in a sequence deter-
mined by the overall phasing of development, although grad-
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ing for the river channel will be an carly element of the
development program. A preliminary grading study, Figure
3.13, indicates that imported fill material will be necessary 1o
achicve the grade relationships identified in the Specific Plan,
Existing loosc and porous soils will be removed and recom-
pacted as required by the soils cngineer prior 1o subsequent
placement of 1ill materials. Suitable fill materials will be im-
ported {rom off-site as required to construct fills per plan. Sur-
charge may be required in some areas to expedite
consolidation of subsoils. A complete earth-moving and grad-
ing program will be provided with the first PCD/PRD submit-
tal.

3.10.1 Flood Channel

The proposed (lood channel involves excavation to as low as
cievation 5 (mean sca level datum), Off-site grading will
occur west of the project 1o accommodate Street A. Design
proposals will be coordinated with Wamer Ranch propeny
owners on the westem boundary of the project area, It is an-
ticipated that all material excavated will be suitabie for fill on-
sile ardl in roadway arcas.

Channel slopes will be curvilinear in order to create a natural
sciting. Slope protection will be provided where required in
arcas of high velocity during ood stage. Slopes will general-
ly be 2.5:1 in the main channel. Grading in the [lood channel
will require some work below the existing groundwater level
and will involve resirictions regarding work during the rainy
scason.
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The flood channel through the project is coordinated with but
designed to be independent of upstream and downstream
development. If development downstream of the project has
not cccurred by the time the channel through the LCSP arca
is completed, then a drainage swale will connect the western
end of the new channel to the castem end of the existing chan-
nel.

3.10.2 Streets

Major street grading for Street A, Camino De La Reina, and
other on-site collector streets will be accomplished according
to City of San Dicgo grading specifications to provide a
suitable roadway subgrade. All slopes adjacent to roadways
will be 2.5:1 or flatter and curvilinear in form to blend in with
existing topography and the proposed site grading. Grading
will be necessary off-site to the west whenever the connection
of Camino de la Reina with Napa Street occurs to permit LRT
use.

3.10.3 Site Grading

Site grading will consist of normal cut and fill grading opera-
tions and will be constructed according to the recommenda-
tions of a qualified soils engineer to provide suitable building
sites for designated land uses. Grades will generally be dic-
tated by architectural considerations but must also be estab-
lished to maintain building sites above the 100-year (lood level
and provide a suitable grade relaticnship to the adjacent road-
ways. Grading for the flood control channel will provide fill
materials for street construction. Suilable erosion control



techniques will be used 1o maintain existing drainage facilities Erasion Control

in operation during all construction operations.
*  Measures shall be taken during construction to control

It is anticipated that all slopes will be curvilinear in form and runofT and erosion from construction sites. Filler fabric

mcel the stability requirements of the soils engineer and the fences, heavy plastic earth covers, grave! berms, or lines

City engincer, of straw bales are a few of the techniques which shall be
considered.

Slope Treatment

* In general, sharp, angular forms shall be contour graded Smooth Smooth

to reflect the natural terrain. All graded slopes shall be Transition Transition
landscaped. Where appropriate, buildings should be sited

to conceal graded slopes.

*  Nocut or fill slopes of any type will be siceper than 2.5:1
with smooth vertical transitions.

——— —— —

" . " . Maximum Cul Or Fill Slopes
* Cut slopes over ten feet in vertical height will be serrated R

to provide a more suitable surface for revegetation, as
determined by EQD.

Hydroseed low-water use natives and
naturalized seed mix with straw on cut and

Building .~  Till slopes. No irrigation required, Smooth
Pad - Transitions =

i, Smooth Transilions Between Changes In Slope
e s
TEMPORARY RECLAMATION PLANTINGS
ON CUT AND FILL SLOPES SLOPE TRANSITIONS
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Hydroseed |ocw-water use native
and naluralized seed mix with
punched in® straw.

Seed mix lor upper

slopes will consist of
groundcovers, shrubs and
small broad-headed !raas,
Aequires temporary irrigation,

Lower slapa requires
permanen| irrigalion
and a sead mix with tall
canopy Iree species.

PERMANENT PLANTINGS ON FILL SLOPES

Hydroseed low-water use nalive and
naiuralized mix on "serrated’ slope.

Seed mix lor upper slopes will include
ﬁruundcnuars‘ shrubs and small broad-
eaded Irees. Requires tempaorary irrigation,

Ea[fq_:l mix for lower slopes

will include groundcovers,

shrubs and \all canopied lrees.
Requires permanent irrigation wiin
ow precipitation rale heads,

Varies

‘r:. ":}:-__3-'."&1‘5}::. I..‘ ",
PERMANENT PLANTINGS ON CUT SLOPES

T0/LEVI-CUSHMAN SIPECIFIC PLAN

*  Resurfacing of parking lots and roadways should take
placc as soon as practicable and not at the completion of
construction,

*  Phasingof grading will take place so that prompt revegela-
tion or construction can control erosion.

3.10.4 Slope Planting Mixes
Hydroseed Mix A
For usc on temporary slope areas of greater than 5:1 slope:

Ertogonum fasciculatum
Eschscholzia californica
Lupinus succulenius
Plantago indica

Salvia mellifera
Trifolium hirtum "hykon”

Hydroseed Mix B
For use on lower portions of permanent slopes:

Acacia cultriformis

Baccharis pilularis ssp. consanguinea
Callistemon citrinis

Cistus corbariensis

Encelia californica

Eriogonum fasciculatum
Eschscholzia californica



Eucalyptus cladocalyxt Hydroseed Mix D

Eucalyptus polyanthemos
Fremontodendron mexicanwm For use on temporary flat arcas not exceeding 5:1 slope:
Hererameles arbutifolia
Parkinsonia aculeata Bromus mollis
Prunus caroliniang Bromus rubens
Rhus laurina Eschscholzia californica
Schinus terebinthifolius Lupinus succulentus
Plantago indica
Hydroseed Mix C

For use on upper portions of permanent slopes:

Acacia cultriformis

Acacia longifolia

Baccharis pilularis ssp. consanguinea
Cistus villosus

Encelia californica
Eriogonum fasciculatum
Eschscholzia californica
Eucalyptus lehmanni
Fremontodendron mexicanum
Lupinus succulentus

Mimulus puniceus

Plantago indica

Rhus integrifolia
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4.0 RIPARIAN REVEGETATION PROGRAM

4.1 EXISTING CONDITIONS, PROGRAMS,
AND LIMITATIONS

The Riparian Revegetation Program for the Levi-Cushman
property implements the goals of the San Diego River Wet-
lands Management Plan, Appendix G of the Mission Valley
Community Plan:

..o define @ means of maintaining and improving the
overall quality of the wetlands associated with the San
Dicgo River while allowing for development in Mission
Valley. The intent of the plan is to establish a framework
for accomplishing this goal by incorporating biological
considerations into planning for development and flood
management on the river. (MVCP, p. G-9)

The San Dicgo River Riparian Revegetation Program for the
Levi-Cushman property consists of:

(a) A redesign of the floodway Lo incorporate a 100-year flood
control channel from Fashion Valley Road to the west end of
the Levi-Cushman property at Street A,

{(b) A revegetation plan for the cstablishment of wetland
habitats;

{c) A management, maintenance, and monitoring plan for the
Mood contral channel; and

TZ/LEVI-CUSHMAN SPECIFIC PLAN

(d) A scriesol improvements to the visual quality of the San
Diego River.

The San Dicgo River floodway lics entirely within the boun-
darics of the existing golf course and encompasses ap-
proximately half of the Levi-Cushman property. This
effectively limits development to a few narrow strips of land
on the north and south of the Moodway. No native wetland
habitat cxists on the property outside the narrow channcl of
the river itsell. At Fashion Valley Road the San Diego River
floodway is approximately 800 feet wide but narrows quick-
ly to a width of some 400 feel. At the west end of the proper-
1y it broadens again to 800 feet.

42 FLOODMANAGEMENT

Reducing flood risk to both existing and proposed develop-
ment in Mission Valley is a pimary component of the Riparian
Revegetation Program. This will be accomplished by chan-
nelizing the Moodway of the San Diego River between Fashion
Valley Road and Street A with a natural-appearing walcrway
with vegetated slope arcas.

A peak water flow of 49,000 cfs was estimated by the U.S.
Army Corps of Engineers for the niver based on development
of the entire watershed to its maximum potential. The flood
control channel designed as part of this project will convey a
peak discharge of 49,000 cfs without raising the calculated
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surface of the existing 100-year flood level upstream or
downstream of the project. To accomplish this, the existing
Noodway will be narrowed to a width of approximalely 450
feet. Maximum depth will be approximately 26 fect, with the
tops of the channel banks one foot above the level of 4 100-
year flood. The channel will be 11.pezoidal with 2.5:1 slopes.
The arca of floodway within the specific plan will be reduced
from approximately 106 acres to 39 acres,

Because of the imponance of minimizing damage to landscap-
ing and limiting erosion of banks during flood conditions, the
channel has been designed to maintain maximum Now
velocities below seven feet per second in the vegetated por-
tion of the channel. A minimum water depth in the project
arca of six fect will be maintained by a weir structure incor-
porated into the road crossing at the western end of the proper-
1y. A drop structure to the west of Fashion Valley Road will
acl as an energy dissipater [or flow onto the property, Riprap
or other slope protection will be provided where flow
velocities are calculated to be most severe and where erosion
could be expected 1o occur. This condition is anticipated ncar
Fashion Valley Road, at the upstream "nose” of the river is-
lands, along pier embankments, and along the channel banks
near Streel A, In all cases, riprap will be earth covered.

At Fashion Valley Road, the river crossing will be improved
to permit the flow of a 10-year flood level under the road, as
will Camino De La Reina as it crosses Fashion Valley Road.
The new crossing through the center of the property - i.c., the
bridge to the islund - will be designed above the 100-year Mood

THILEVI-CUSHINMAN SPECIFIC PLAN

level, As well, all buildable pads within the property will be
designed above the 100-year flood level.

4.3 WETLANDS REESTABLISHMENT AND
MANAGEMENT

Mitigation for development within existing floodway is
defined in the San Diego River Wetlands Management
Program:

The established FW zone boundary encompusses a sensi-
tive resource area wherein no modifications shall be per-
mitted unless mitigation is accomplished in agreement
with [the San Diego River Wetlands Management] plan.
(MVCP,p. G-17)

The purpose of mitigation is also defined and gualificd as to
intent and limitations:

The primary purpose of this [plan] is to protect, preserve
and enhance wetlands . . . , it iy recognized that the flood-
way 15 within an urban setting and must serve multiple
uses, [notf solely serve as wildiife habitat. (MVCP, p. G-
15)

The Riparian Revegetation Program developed for this
Specific Plan includes provision for a belt of continuous
riparian habitat through the Levi-Cushman propernty. A con-
ceptual wetland habitat design, depicted in Figure 4.3, shows
areas of ripanan woodland, freshwater marsh, and open water
habitats in the channel, Details of the habitat reestablishment
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program within the Noodway are contained in the Riparian
Revegetation Program, whichis included in the LCSP EIR and
in the Implementation Guidelines.

The Riparian Revegetation Program contains specific infor-
mation on habitat development goals for the flood control
channel and defines habitat species composition in the
revegetation area, planting specifications, irrigation system re-
quirements, and 4 management, maintenance, and monitoring
plan.

Included as pan of the Riparian Revegetation Program are
details conceming the management and maintenance of the
floedway and marsh habitats during and after project construc-
tion. A technical management commitiee with representatives
from the City of San Diego Environmental Quality Division,
the U.S. Fish and Wildlife Service, and the California Depart-
ment of Fish and Game, working with the project biologist,
will provide technical recommendations for autaining
specilied performance standards within the five-yearmonitor-
ing period.

Appropriate construction phasing and revegetation under the
Riparian Revegetation Program are critical 1o attaining
Specihc Plan objectives. To this end, the lood control chan-
nel will be developed in two phases, and the vegetation con-
tract will include specifications and performance standards
defined by the Riparian Revegetation Program and approved
by the U.S. Fish and Wildlife Service. Inaddition 1o conform-
ing with overall development phasing, channel construction
phasing will allow for refining the revegetation siralegy for

76 /LEVI-CUSITMAN SPECIFIC PLAN

the entire channel area based on success of the initial revegeta-
tion phase. The project biologist will be an independent con-
sultant charged with the responsibility for implementing a
monitoring program (0 assure satisfactory completion of
various tasks and phases and to provide data to the technical
management committee, Construction and revegetation of the
first phase of the channel will be incorporated into the first
development phase. Implementation of channel construction
and revegetation through the remainder of the project arca will
be triggered by any development in Development Area 3.

This revegetation plan is bascd on preliminary channel design
studics and hydrologic data; therefore, refincments may occur
at the request of the City Planning Director and Cily Manager
during the devclopment of the final Riparan Revegetation
Program.

The inention of the Riparian Revegelation Program is the
creationof wellands habitat through the reach of the San Dicgo
River that crosses the Specific Plan area. This wetlands will
be a natural lake during the dry season providing habital for a
variety of water-dependent wildlife species and a free-flow-
ing river during the wel portion of the year. The shallow water
of the dry season lake (depths of six to seven fect) should be
decp enough to inhibit filling in with vegetation, yet shallow
enough 1o allow adequate mixing to prevent degraded water
quality. Periodic dredging of the open waler channel will be
required as normal mainicnance to assure the flood con-
veyance of the facility.
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Management and maintenance of the wetlands reestablish-
ment on the Levi-Cushman property will be the responsibility
of the project proponents, although the City of San Diego may
assume this responsibility so long as it is funded by LCSP
landowners or tcnanis. A monitoring program will document
the establishment and subsequent development of vegetation
and habitat quality in the floodway five years after completion
of the revegetation plan and will serve as abasis for subscquent
maintenance recommendations.The management program
will provide for three caicgories of aclivities:

(a) Maintenance of biological resources in accordance with
the scope of the revegetation program;

(b) Maintenance of the hydraulic characteristics of the chan-
nel 1o insure adequate Mood control; and

{c) Mamicnance of acsthetic quality of the facility.

To create and maintain a viable wildlife corridor within the
floodway, habitat arcas must be protected from excessive
human disturbance. Habitat degradation can occur through
noise, visual, or physical disturbance - the same forms that also
degrade acsthetic values of the river corridor for human use.
The vegetative barricr which begins at the lop edge of the niver
channel will be planted wilh native ripanian species trees and
shrubs and function as a continuation of the wetland habitar.
Where park sites and floodway transition arcas abut the bar-
ricr. there will be an opportunity for special treatment arcas
wherenative species mingle withomamental trees and shrubs.

TRALEVE-CUSHMAN SPECIFIC PLAN
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5.0 CIRCULATION

5.1 FREEWAY SYSTEM

Figure 5.1 shows the existing freeway and street system in the
project arca. Also shown on Figure 5.1 are 1985 SANDAG
Iwo-way weckday traffic flows in the arca.

Interstate Highway 8 (1-8), located just south of the project
area, is one of San Diego's major east-west travel corridors,
It connects downtown employment centers and those north of
Mission Valley with residential areas to the east. Interstate 8,
carrying both regional and commuter traffic, has a two-way
average daily traffic (ADT) volume of approximately 185,600
m the vicinity of the project.

Primary access 10 I-8 in the project area is via two frontage
roads on either side of the freeway - Holel Circle North and
Hotel Circle South. Hook ramps provide east- 2nd westbound
access to the freeway from these frontage roads. The
eastbound on-ramp near the Mission Valley Inn transitions 1o
a connector ramp for northbound and southbound State Route
163 (SR 163) tralfic. In addilion Lo the I-8 access ramps ad-
Jacent to the Mission Valley Inn and Stardust Holel, there are
1-8 interchanges with Hotel Circle North and Hotel Circle
South-Taylor Street to the west of the project.

Imierstate Highway 5 (I-5) is located about one mile west of
the project site and is accessed via I-8 or by the Morcna
Boulevard/Tecololc Road (Sea World Drive) interchange to
the northwest, Interstate 5 18 a major north-south travel cor-

B0 LEVI-CUSHMAN SPECIFIC PLAN

ridor between the north coastal area and metropolitan San
Dicgo. Weekday volumes on the segment of 1-5 between 1-8
and the MorenafTecolote (Sca World Drive) mterchange
average approximately 150,500 ADT.

State Route 163 (SR 163) is located about 0.4 mile east of the
project arca and carries a weckday average two-way volume
of 132,000 ADT on the segment just north of [-8. Route 163
provides a north-south connection between downtown and the
residential, commercial, and mmdustrial areas north of Mission
Valley.

52 STREETSYSTEM

The Mission Valley strect system serves two regional shop-
ping centers, San Dicgo Jack Murphy Stadium, high density
residential development, office complexes, and entertain-
ment/dining establishments, Friars Road, the primary artenial
street in the valley, functions smoothly most of the time be-
cause there are few interscetions and east of Frazee Road there
is virtually no driveway access. However, some major strects
in the arca expenience congestion during the peak travel
periods because they are not built to major street standards.

East of Fashion Valley Road, Friars Road has two westbound
and three eastbound lancs and carries an average weekday
flow of 40,500 trips. West of Fashion Valley Road, Friars
Road is four lanes with a two-way lefi-rurn lane and a
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separated bike lane along the south side. Weckday tralfic
volumes average about 26,500 trips. The Mission Valley
Community Plan proposes that Friars Road between Fashion
Valley Road and Colusa Street to the west be striped for six
lanes,

The Community Plan also proposes that Hotel Circle North
and Hotel Circle South be developed as three or four-lanc col-
lector roads to provide a loop fromage road system parallel (o
[-8. However, lo comply with Caltrans’ preferred access im-
provements to Interstate 8, Hotel Circle North between
Fashion Valley Road and the extension of Via Las Cumbres
is now proposed to cul-de-sac ateachend (Figure 5.2). A new
four-lane major street, Street B, will be constructed paraticl to
Hotel Circle North between Fashion Valley Road and Via Las
Cumbres and will maintain the loop road concept of the com-
munity plan. Hotel Circle North currently has one lane of traf-
fic in each direction and a iwo-way lefi-tum lane; weekday
traffic volumes are approximately 17,000, Parking is present-
ly allowed along some parts of the street. Hotel Circle South
has one westbound and one eastbound lane with parking
presently allowed on some parts of the south side. Weckday
traffic averages 11,300 trips west of the I-8 on-ramp in front
of the Mission Valley Inn,

Colusa Street, designated in the Community Plan as a four-
lane collector road south of Friars Road, is currently a two-
lane road which terminates within the Presidio Place
residential development west of the project area.  Colusa
Street north of Friars Road is two lanes and presently carries
about 1,900 vehicles daily,

Via Las Cumbres is currently four lanes between Friars Road
and Linda Vista Road, carries 7,700 ADT on weckdays, and
terminates at Friars Road. The Mission Valley Community
Plan proposes an extension of Via Las Cumbres as a four-lane
major road between Friars Road and Hotel Circle North, This
new road would intersect the future Camino De La Reina -
which parallels Friars Road - before feeding into Hotel Circle
North.

The Community Plan also proposcs new SR 163/Friars Road
improvements that would separate the southbound-to-
westbound ramp from the traffic signal at Friars Road and
Ulric Street. Improvements planned or proposed by Caltrans
in the vicinity of the project are shown on Figure 5.3, The
feasibility of these improvements is being considered jointly
by Caltrans and the City. Implementation of these projects or
altematives will result in significant access and traflic circula-
tion improvements in the project area.

5.3 PROJECT ACCESS AND PARKING

The Mission Valley Community Plan identifies the most
serious parking deficiencies as being located "at ornear major
office complexes, restaurants . . . and in residential areas.” It
designates various sites for consolidated parking, including
one sile within the Specific Plan arca.

Development within the project will provide off-street park-
ing facilities that arc awractively designed and integrated
within the high intcnsity core arca. The parking pattern will
be created through the joint use and physical interconnection
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of parking areas and garages when feasible. Higher density
developments such as hotels and large office buildings will in-
clude parking facilities within the buildings themselves 10
allow for greater open space and landscaped area throughout
the project.

Privale vchicle access to the island from the north, as shown
on the project Circulation Plan, Figure 5.4, will be prohibited.
Access from the south is planned to be available at all times,
Few private driveways will be permitted in the project inorder
1o preserve traffic capacity yet provide convenicnt and safe ac-
cess. LRT tracks are proposed 1o be located in the median of
Camino De La Reina. Therefore, vehicular movements to and
from the access points shown on Figure 5.4 will be limited to
right tums in and out only unless the access or a strect inter-
sectionis signalized. Limiting access is necessary (o assure ef-
ficient and safe trollcy operation. Also, trolley signal
preemption will be necessary, At signalized intersections
along the trolley route, tums and movemenis across the LRT
tracks will be permitted. Signalization of intersections will
occuronly when warrants approved by the City Engineers and
Council are met. The determination of which locations will
be signalized will be made by the City Engineers in consult-
ation with MTDBE at the time site- specific development plans
are submitted to the city.

Since the proposed project has mixed uscs, some areas may
provide the opponunily for the sharing of parking. Recent
studics by the Urban Land Institute (ULI, Sharcd Parking,
1983) specifically addressed multi-use/mixed-use develop-
ments.  Studies clearly indicate that some combinations of

land uses require less parking space than the samce land uscs
would individually require at freestanding or isolated loca-
tions. Similarly, the ULI data gathered revealed that overall
external trafTic generation for mixed-use projects is somewhat
reduced from the normal traffic generation expected from in-
dividual land uses. The ULI study concluded that:

*  Hourly accumulation of parking is significantly different
for various types of land uses.

*  There are important seasonal variations which represent
another form of time differential.

*  Parking demand was not found to be sensitive to regional
factors or city size,

= Site-specific factors such as transit accessibility are more
directly related to parking demand.

*  Reductions in parking space requirements resulting from
shared parking have occurred and indicates the following
factors:

(@) Actual peak occupancy is consistently lower than
simply adding single use peak parking demands.

(b) Parking esumates based on shared parking demands

using time differentials are more reliable than simple
gross parking demand estimares.
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(c) Captive market effects aften significantly reduce re-
quirements for shared parking.

Parking for the proposcd project will be provided in accord-
ance with the City's Zoning Code and as determined by the
Department of Engineening and Development.

54 LIGHT-RAIL TRANSIT

The San Dicgo Trolley Light-Rail System opened in 1981 and
has been highly successful in attracting nidership. It current-
ly connects downtown San Diego and the South Bay area, cn-
ding at the Mexican border. Several exiensions of the sysicm
have been proposed and the Mission Valley Community Plan
shows an alignment through Mission Valley which would ex-
tend from the railroad tracks near Old Town o I-15. Asshown
inFigure 5.5, in the project area, the trolley would run a course
generally along Camino De La Reina then continue east
beyond Fashion Valley Road. Stations would be located at
Napa Street, Street C, and in the Fashion Valley Shopping
Center. A development agreement will also incorporale ap-
propriate language regarding Levi-Cushman's fair-share
responsibilities for funding LRT construction costs and par-
licipation in operating or capital costs for the intra-valley shut-
tle. Sufficient right-of-way 10 provide for the LRT will be
reserved with recordation of the first final map for Develop-
ment Area 2. The right-of-way will be dedicated when con-
struction of the Mission Valley LRT commences.

The light-rail alignment and station proposal for the Specific
Plan shown on Figure 5.6 refines the Community Plan recom-

mendations. The trolley station within the project arca is
proposed within a transpontation center which would incor-
porate parking, pedestrians, bicycles, autos, bus, and commer-
cial activily arcas. Access between the island and the trolley
station/transpontation center could be provided via a privately
operaled jitney system. LRT and jitney systems will sig-
nificantly enhance the likelihood that the mixed usc and tran-
sit trip reductions discussed in the next section of this report
will be achieved within the project arca.

5.5 TRIP GENERATION ESTIMATE

The Levi-Cushman project will generale approximalely
66,954 daily trips (sce Table 5.1). The basis for this estimate
is the City of San Diego’s Recommended Trip Generation
Rates (7-29-86) which have been adjusted to take into con-
sideration the effect of the Mission Valley LRT.

While a six percent peak period adjustment for light rail tran-
sil was initially discussed for use in this analysis, only a four
percent adjustment was actually approved and used. 1t should
also be noted that the LRT adjustment for Lhe entire site was
applied only to Development Area 3, which is expected to be
the last increment of development for the project. Since there
is currently a preliminary engineering feasibility study under-
way for the Mission Valley LRT corridor, it is expected that
thesc cstimates of transit impacts will be refined (o a greater
extent during the next several months,

Details of the ADT calculations for the Levi-Cushman
Specific Plan can be found in the "Transponation Analysis”
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mcluded as pan of the LCSP EIR. As can be observed from
Table 5.1, the expected cumulative traffic gencration cxpected
from the project after applying the revised rates is 66,954
ADT. Forthis samc area, under the Mission Valley ordinance,
a otal trip allocation of 66,880 ADT is permitted. The
proposed project is therefore almost identical, in terms of trip
generation, to that permitted by the Community Plan.

Since the expected project trip generation is about the same
(66,954 vs. 66,880) as that permitted by the plan and or-
dinance, cumulalive impacts and mitigation as identified in the
Community Plan will be applicable. Otherrelevant mitigation
progrums include the Recommended Street Classification,
Figure 5.7; and Phasing of Transporation Improvements,
Table 5.2.
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TABLE 5.1
PROJECT TRIP GENERATION

ADT Adjusied for LRT,

Development 4% LRT R/W Vacancy and Passerhy
Area Unadjusted ADT Adjustment* Trps
Use | 2 3 Rale 1 2 3 I 2 3 1 2 3

?esidentiat 60 300 969 &fdu 480 2400 7.752 0 0 425 480 2400 7327
umnits)

Hotel 300 250 250 B/ 4,000 2,000 2,000 4] 0 320 4,000 2,000 1.680

(rooms) room

Rewl 100 50 S0 49/K 4900 2450 2450 0 f 392 4800 2450 2,058

(K SqFt) SqFt

Olfice 500 691 1,391 16K BO00 11036 22256 0 01,652 8000 11056 20604
SqFt

TOTALS 17380 17906 31,669
TOTAL PROJECT GENERATION 66,954
TOTAL ALLOCATION BY REVISED INTERIM ORDINANCE 66,880

* Light-rail transit adjustment equals 4% ol unadjusted cumulative ADT.
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6.0 PUBLIC SERVICES AND FACILITIES

6.1 SCHOOLS

Mission Valley as a whole is served by eight elementary
schools, five junior high schools, and four senior high schools
located in communities bordering Mission Valley., The
specific plan arca is served by Carson Elementary School,
Montgomery Junior High School, and Keamny High School.

Although no universitics or community colleges are located
or planned within the specific plan area, National University,
University ol San Dicgo, San Diego State University, San
Diego City College, San Diego Mesa College, and Grossmont
College are relatively close (o the area,

School locations are illustrated in Figure 6.1.

The residential development proposed by the Specific Plan
would create multi-family dwelling units. Because the num-
ber of those units is uncerain, it is currently unknown if the
need 1o reopen previously closed school facilities would be re-
quired.

Student generation rates per household are not available for
the Mission Valley community because of the relatively low
number of residential units and their recent construction. Ac-
cording to the San Diego City School District, the bestestimate
for student generation would be the rate for new condominium
development in nonth University City. This rate ranges be-
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tween 0.5 and 1.5 clementary students per household and is
the lowest rate for multi-family development in the City.

Because no public schools cumrently exist or are planned
within the Mission Valley community, both the availability of
schools and the distance of the schools to residential develop-
ment arc of concern.

The developers will reach an agreement with the San Diego
City School District on the provision of private funds for
school Facilities and for access to existing facilities, if con-
sidered necessary by the school district, as a condition of ap-
proval of future Subdivision Maps.

6.2 PARK FACILITIES

The developer will comply with Council Policy 600-11,
"Credit for Park and Recreation Facilities provided by Sub-
divisions,” and accepts full responsibility for the provision of
private neighborhoed recreational facilities (Neighborhood
Parks) in accordance with the standards of the Progress Guide
and General Plan, These facilitics may include any of an ex-
tensive invenitory of facilities that are normally provided in
standard Neighborhood Parks. According to existing City
Council Policy, the developer will not be required 1o provide
standard Neighborhood Parks so long as all the facilitics re-
quired are provided in the privaic recreational facilities. This
will permit flexible development of facilities and activity



. ELEMENTARY SCHOOL
Al JUNIOR HIGH SCHOOL

FIGURE 6.1
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centers in keeping with the needs and interests of various
groups in different arcas.

This concept will apply throughour the project arca and will
assure that ecach resident has adequate privately provided park
and recreational facilities. The provision for, and maintcnance
of, these private recreational facilities will be assured by deed
restrictions on each individual parcel or by Conditions,
Covenants, and Restrictions (CC&Rs). The residential
developments could include patios, swimming pools, and ten-
nis, basketball, and volleyball counts.

The population-based standard for neighborhood parks iden-
tificd in the Recreation Element of the Progress Guide and
General Plan requires a 10-acre park for a residential popula-
tion of 3,500 to 5,000 and a community park of 20 acres for a
residential population of 18,000 1o 25,000.

With a buildout estimated at 1,329 units, the Levi-Cushman
project will generate a population of approximately 3,325,
Using City standards, this local population represents a re-
quiremient for about 7.8 acres of neighborhood park and 3
acres of a community park.

Because of the unique charagter of the LCSP project, it is in-
appropriate to treat it as if it were a traditional subdivision. As
proposed, the project area includes a total of more than 75
acres within an open space nctwork. This involves ap-
proximately

96 MLEVI-CUSHMAN SPECIFIC PLAN

River Open Space: 40 acres of river channel;

Recreational Open Space: S acres of river buffer, 6 acres of
park area (Parcels N, H, R, T);

Landscape/Praject OpenSpace: 11 acres of landscaped build-
ing sctback, 14 acres of individual parcel park/recreational
area (10 percent of parcel arca), and 14 miles of pedestrian
paths and biking trails.

Using Park and Recreation Department categorics, this means
the LCSP area provides 40 acres of river open space, 11 acres
of recreational open space, and more than 25 acres of
landscaped or project open space.

This project not only provides park and recreational facilities
equivalent 1o that required by the General Plan, but the LCSP
openspacenetwork exceeds the land area requirement for both
neighborhood and community parks, Open space and public
access easemenis will be granted in perpetuity to the City for
elements within the open space nelwork.

Funding for the construction and maintcnance of the entire
open space network will be the responsibility of the project
landowner and/or tenants. For the first five years after con-
struction of the flood control facility, the river buffer, parks,
and other areas on which open space and/or public access ease-
menis are granted, the developer will be responsible for all
monitoring and maintenance. Following that period, monitor-
ing and maintenance will be funded through one or more main-
tenance districts established within the project area.



This property is subject o payment of a park fee prior 1o the
filing of the final subdivision map in accordance with San
Diego Municipal Code Section 102.0406 ct seq.

This property is also subject to a Building Permit park fee in
accordance with San Diego Municipal Code Scction 96.0401
el 5¢q.

6.3 PUBLIC SERVICES AND UTILITIES

Sewer and water services will be provided by the City of San
Diego Water Utilities Department. Water service is available
in Friars Road at Fashion Valley Road from an existing 16"
diameter line which will be looped and interconnected to ex-
isting smaller diameter distribution lines in Hotel Circle North
through the proposed street system.

Sewerservice will be provided by the 66" diameter North Mis-
sion Valley and 27" South Mission Valley trunk scwers.
Sewer collector mains will be installed throughout the project
as required and will connect lo the existing trunk sewers.
Encroachments into sewer easements with permanent struc-
tures will not be allowed. North Mission Valley trunk sewer
may require replacement or parallcling in the foreseeable fu-
ture. Thercfore, a 50-foot-wide working easement and a new
25-foot permanent easement may be required by the City.

Existing public drainage facilities will be extended through the
project within public storm drain easements in storm drain
facilitics designed according to City engineers' requirements.
Storm drains will be installed within the project in a combina-

lion of public and privale drainage systems in accordance with
City design standards that keep building sites from looding
for up to 100-year frequency storm runofl.

Solid waste disposal for the LCSP area will be provided by the
City of San Dicgo, which uses the Miramar landfill.

Electric service will be provided from existing systems ad-
jacent to the site, primarily those in Friars Road. Initial feeds
will originate at SDG&E’s Old Town substation (Gaines at
Napa), with future feeds coming from some combination of
the Old Town substation and the Fashion Valley substation,
or a new substation not yet sited.

Existing underground telephone systems in Friars Road are
the principal source for the site. Pacific Bell's University
Central Office (Sixth Avenue at University) is where dial tone
will originate. One or more electronic equipment enclosures
located on-site will be required by the utility to enhance pair
availability.

The principal gas source [or the site will be SDG&E’s exist-
ing 20-inch transmission main in Friars Road. This main will

adequately serve the site.

Cox Cable has existing systems in Friars Road from which this
site will receive cable TV signal.

All sewer, water, gas, electric, telephone, and cable lines will
be undergrounded.
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Police and [ire protection is provided to the project area by the
City of San Dicpo Police Department Western Division at
5215 Gaines Street and the City of San Dicgo Fire Department
Station 18 at 4676 Felion Street and Station 23 a1 2190 Com-
stock Streel. A new station is proposed for construction in
1988 and will be located inthe east Mission Valley arca. While
that station can provide service to the LCSP area, an addition-
al station is also proposed in the westem Mission Valley arca
near the 1-8/SR-163 interchange.

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 and the Mission Hills Branch at 4193 Park
Boulevard.

Hospitals near the project area are Sharp Cabrillo Hospital at
3475 Kenyon; Alvarado Intemal Medical Group, Inc., at 6367
Alvarado Court; Mercy Hospital and Medical Center at 4077
Fifth Avenue; and University Hospital, UCSD Medical Cen-
ler, at 225 Dickinson Street.
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7.0 COMPATIBILITY WITH APPLICABLE PLANS AND

PROGRAMS

7.1 INTRODUCTION

The Levi-Cushman Specific Plan was prepared in accordance
with the Progress Guide and General Plan of the City of San
Dicgo, the Mission Valley Community Plan, and the govem-
ing City plans and statc law pertaining to specilic plans.

7.2 PROGRESS GUIDE AND GENERAL PLAN

The Progress Guide and General Plan of the City of San Dicgo
is the City's comprehensive plan which serves as an overall
guide to fuwre development. The General Plan includes
goals, objectives, guidelines, and standards. In additionto the
peneral plan, each of the subareas to the city has a communily
plan which provides guidelines for specific development
proposals within individual communities.

The General Plan includes two goals with respect to preserva-
tion of the natural environment. These are:

Acceptance of a land ethic that involves the balanced coexis-
tence of man, vegetation, and wildlife.

Protection of all wildlife and vegetation that does not con-
stitute a clear and direct danger to man (p. 127).

The Levi-Cushman Specific Plan calls for the preservation of
this resource and its use as an open space and passive recrea-
tion feature of the plan. Therefore, the Levi-Cushman
Specific Plan is consistent with the Generad Plan in that it will
implement General Plan goals related to preservation of the
natural environment.

The General Plan includes guidelines for development in
foodplains which emphasize preservation of natural resour-
ces and the development of park and rccreational uses
wherever possible (p. 98).

The Levi-Cushman Specific Plan calls for the creation of a
wetlands habitat area throughout the project. Passive rcerea-
tion uses will be encouraged landward from the habitar area.
Additionally, an open space system through the Levi-Cush-
marn site provides a valuable link within the San Diego River
valley subsystem. In this way, the Levi-Cushman Specific
Plan furthers the open space goals of the City's General Plan
and Open Space Plan,

The General Plan designates the Mission Valley corridor in
which this site is located as an "urbanized” arca. This desig-
nation conceives ol the arca as becoming more diversified in
land use, inemployment opportunitics, and in housing varicty,
The land use proposal of a multiple-use development on the
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site 1s similar in concepl to the General Plan's recommenda-
tion for urbanized areas in the city.

The General Planidentifies Mission Valley as a potential mass
transit corndor. The Levi-Cushman Specific Plan includes
provisions for accommodating transit proposals. According-
ly, the specific plan is supportive of the General Plan's
tnmsporiation goals.

7.3 THE MISSION VALLEY COMMUNITY
PLAN

The Mission Valley Community Plan was adopted by the San
Diego City Council in Junc of 1985, The Plan guides {uture
new development in the Mission Valiey arca, an arca of 1,982
acres bound on the north by Friars Road, on the south by a
150-fool contour line south of Interstate 8, on the cast by the
San Dicgo River east of 1-15, and on the west by I-5.

The Mission Valley plan recommends a development concept
for the entire planning arca known as "Moderate Development
- Integrated Use Emphasis.” The key features of this concept
are as [ollows:

(a) adeliberately planned multiple-use approach 1o develop-
ment;

(b} an emphasis on an integration of commercial -retail, com-
mercial-recreation, office, and resideniial uses;

100 /LEVECUSHMAN SPECIFIC PLAN

(c) encouragement of residential development in order to
complement the commercial and office development present-
ly prevalent in Mission Valley,

(d) the addition of resident-oricnted community facilities and
SETViCes;

(e) a comprehensive transportalion sysiem with an emphasis
on achieving a viable intemal circulation network; and

() a natural appcaring sofi-bottomed floodway solution to
flood protection inorderto containa 100-year flood underycar
2000 conditions.

Multi-use development is funther defined by the Mission Val-
ley Community Plan, on pages 81-88, as follows:

A “multi-use development” means arelatively large-scale real
estate project characterized by.

* two or more significant reveniie-producing uses (such as
retail, office, residential (either as rentals or con-
dominiums and which are financially supportive of the
other uses), hotellmotel, and recreation < which in well-
planned projects are mutually supporting);

*  significant functional and physical integration of project
components including uninterrupted pedestrian connec-
tions including relationships, if available, to adjacent
developments;



* development in conformance with a coherent plan (which
frequently stipulates the type and scale of uses, permitted
densities, and related items); and

public transit opportunities and commitments.

This definition cleary differentiates mulli-use development
from other forms of land use and also identifies "common
denominator” characteristics of multi-use projects with amin-
imum number of criteria.

These two or more uses should be significant (c.g., retail
should be more than site-serving convenience facilitics) and
revenue-producing (e.g., lo amortize cost over time and
provide a reason able retum). In most multi-use projecis,
revenue-producing uses consist of retail, office, residential,
and/or transicnt (hotel/ motel) faciliies. Two or more
revenue-producing uses in the project usually imply large
scale.

Another defining characteristic of multi-use development is a
significant physical and functional integration of project com-
ponents, All project components should be interconnected by
pedestran ways, although (physically) this integration can
take many forms:

* avenical mixing of project componenisinlo asingle struc-
ture, often occupying only one parcel;

* carcful positioning of key project components around
centrally-located focal points (e.g,, a shopping gallery or
hotel containing a large central courn),

* interconnection of project componentis through an
claborate pedestrian circulation network (e.g., subter-
rancan concourses, walkways and plazas at grade, and
aerial bridges between buildings, or "skyways"),

* extensive use of escalators, clevators, moving sidewalks,
bridges and other mechanical or structural means of
facilitating horizontal and vertical movement by
pedestrians.

* permanent pedestrian linkages o public transit systems.

Whatever their form, "coherent” plans for multi-use develop-
ment typically set forth at a minimum the types and scale of
land uses, permitted densities, and those areas on the site
where different kinds of development are to occur, Plans for
project entailing substantial public improvements should
specify respective responsibilitics and financial obligations
(e.g., for provision of on-sitc and off-site improvements) on
the part of public and private sectors. These documents guide
- and in the case of some projects, govern - development as to
scale, timing, type, and density of buildings and relationships
among project components, open space, and public improve-
menis on the site. This distinguishes such projects from un-
planned mixing of uses often resulting from the separaie,
unrelated actions of several different developers. In Mission
Valley, multi-use projects (in the form of specific plans) are
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proposed for the majority of the large undeveloped parcels and
redevelopable areas.

There are foursignificant revenue-producing land usces in Mis-
sion Valley, They are: 1) Commercial-Retail; 2) Commer-
cial-Office; 3) Commercial-Recreation; 4) Residential, The
four revenue-producing uses in asingle project create a "multi-
use” development usually found in a large-scale project.

Multi-use projects may also include scparate structurcs on
separate parcels of land providing that the creation of parcels
and designation of uses is the result of a plan approved for the
entire designated project and it meets the three basic criteria
for a multi-use project.

Multi-use is an option for developers. It may be applied for
through a Planned Commercial Development (PCD) Permit
orthrough a Specific Plan. In general, the Specific Plan should
be used for projects of ten or more acres. This may vary,
however, and should be determined on a case-by-case basis.
An application for multi-use project should include:

* Location, scale, size, and proposed use of all buildings.

* A schematic plan of pedestrian areas (plazas, courtyards,
ctc.) and interconnecting usable paths.

*  Vehicular access plan including streets, parking, goods

delivery, and linkages lo the public circulation system
(frceways and major surface streets).
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*  Alandscaping plan to tic the various uses together,

* A financing and mainienance plan for any and all public
facilities or improvements.

* Linkages to the public transit system.

Other land use controls as may be required (o conform to the
urban design guidelines included in the Urban Design Element
of this Plan.

This multi-use option is intended to encourage comprehensive
developments which will minimize the need for an over
reliance on automobile access and emphasize pedestrian
oricntation and proximity to public transit. Density bonuses
may be given 1o such developments if they can incorporate
some of the bonus provisions included in the Development In-
tensity Element.  Additional development intensity based
upon increased traffic generation may be permitted if it can be
shown that: 1) the additional traffic gencration can be accom-
modated; or 2) additional improvement(s can be made 1o the
circulationftransportation system which willaccommodate the
increase in tralfic generation.

Objective
* Provide new development and redevelopment which in-

tegrates various land wses into coordinated multi-use
projects.



P'roposals

*  Include a varicty of revenue-producing uses in each large
scale multi-use project.

*  Ensure functional and physical integration of the various
uses within the multi-use project and between adjacent
uses or projects.

* Combine uses within a multi-usc project 1o create a 24-
hour cycle of activity.

Development Guidelines

*  Multi-usce development projects should include all of the
following design elements:

Scparate vehicular access and delivery loading zones.
People-oriented spaces.
Compatibility with adjacent development.
Uninterrupted pedestrian connections,

*  Encourage activity on a 24-hour basis within a develop-
ment project by including one or more of the following

types of uses in addition to office and retail:

Restaurants

Theaters
Hotels
Fesidences

*  Multi-use development projects should be processed and
evaluated through the use of Planned Commercial
Development (PCD) permits and/or Specific Plans.

Land Use Mix

The Mission Valley Community Plan rccommends that the
Levi-Cushman site be developed as multiple-use according to
aspecific plan. The developmentmix as presented inthe Levi-
Cushman Specific Plan is well-mixed with residential and
nonresidential uses. Residential, hotel, retail, and office uses,
closely linked as discussed in the Urban Design and Develop-
ment section of this plan, can each utilize open space and spe-
cialty commercial resources, allowing the development (o
have activity around the clock. Also, multiple-use is desirable
from a traffic point of view since trip gencration is at diflerent
peak times and dircctions. A multiple-use project also allows
associated uscs o share parking facilities, so thal uses with
different peak hours can overflow into cach other's parking.
This creates 2@ more efficient use ol land and resolves the
problem of parking inefficiency identified in the Mission Val-
ley plan.

The Urbun Design and Development section of the Specific
Plan describes in detail the integration of the multiple-use
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development within the Levi-Cushman project arca. The
central core of office and specialty commercial uses directly
connected to residential use, hotels, the light-rail transit sta-
tion, bus lines, and the San Diego River provides the ideal
definition for a multiple-use project.

Floodplain Management

The Mission Valley Community Plan identifies the San Diego
River as a potential acsthetic and economic assct to the com-
munity, one which provides visual and physical relief from the
intensifying urbanization of the valley, This potential is onc
which has largely been ignored by existing development,
which has been oriented away from the river. In addition, the
river poses a potential flood hazard (o the surrounding area.

The San Dicgo River laterally divides the site, with the result
that much of the property falls within the floodplain fringe.
The floodplain fringe delineates the entire area of inundation
in a 100-ycar storm, as established by the Army Corps of En-
gineers in 1973, Under existing conditions, the floodplain
fringe limits the extent and nature of development which is al-
lowed unless pad arcas are created at a level two feet above
potential flooding limits. The Levi-Cushman project is chan-
nelizing a portion of the San Dicgo River and modifying the
100-year walter surface within the project. All development
in the project area inlended for permanent human habitation
will be at least two feet above this floodplain clevation,

The Mission Valley plan recommends that a lood manage-
ment facility be constructed the entire length of the San Dicgo
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Riverinthe planning area. The plan also recommends that ad-
ditional study be undertaken, including a Wetlands Manage-
ment Plan.

The floodplain fringe arcas within the Levi-Cushman site will
be developed in accordance with both City zoning and ap-
plicable state and federal regulations.
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I. GENERAL CRITERIA

A. SUBMISSION REQUIREMENTS

1) Consistency - All development within the Levi-Cushman
Specific Plan area must be consistent with the Levi-Cushman
Specific Plan (LCSP) and these Implementation Guidelines
(IG). If inconsistencies or ambiguities arise between text and
graphics in either of these documents, the more restrictive in-
terpretation shall apply unless otherwise approved by the Plan-
ning Director.

2) Processing - Plans for development within the project must
be processed under the requirements and procedures of the
City of San Diego Planned Commercial Development (PCD)
or Planned Residential Development (PRD) regulations (Sec-
tion 101.0910 and 101.0900).

3) Underlying Zoning - For development crileria not estab-
lished by the Specific Plan or Implementation Guidelines, all
PCD applications shall rely on applicable provisions of the
City of San Diego "CA" ("Area Shopping Center") zoning
regulations. For development criteria not established by the
Specific Plan or Implementation Guidelines, all PRD applica-
tions shall rcly on applicable provisions of the R-1000 zoning
rcgulations. Wherever discrepancics occur between zone
regulations and the LCSP/IG, the Specific Plan and Implemen-
tation Guidelines shall prevail,

4) Minimum Size Submittal - The minimum area for which
a PCD/PRD can be submitted is a Development Area, as iden-
tified on the Key to Parcel Locations, LCSP Figure 2.2.

5) Development Summary - Development applications must
identify the Average Daily Trips (ADT), residential units,
hotel rooms, and square feet of development associated with
each land use type within the Development Area being
processed, as well as a summary of ADTs, units, rooms, and
square footages of previously-approved and yet-to-be-ap-
proved Development Areas.

6) Programs to Accompany Initial Submittal - The first
planned development application shall be accompanied by a
series of descriptive programs which refine guidelines and
criteria appearing in the LCSP. These programs are:

Architectural Design

Streetscape Planting

Streetscape Design

Street Name Program

Sign Program

Floodway Channclization
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Earth Moving and Grading ,

Initial submittals shall contain basic criteria applicable
throughout the project area, with specific details on applica-
tion within the accompanying PCD or PRD.

7) Engineering Review - In addition to those approvals nor-
mally required from the City Engineer as part of the LCSP
development process, the following shall also apply:

a) Prior 10 approval of the first Planned Development
within the Levi Cushman Specific Plan area, the prelimi-
nary grade and alignments for all streets within the entire
LCSP area shall be approved by the City Engineer; and

b) The street system propesed for the project must be
designed to the satisfaction of the City Engineer per the
drawing entitled "Restudy Overlay to Study Plan #1"
dated June 29, 1987, or an amendment thereto which is
agreeable to the City Engineer.

8) Minor Changes - Some changes to the project design
described within the Plan are anticipated as a normal conse-
quence of detailed planning and engineering. All plans will
be subject to the review of the Planning Director and City En-
gineer to assure conformance with applicable public policies
and standards. As well, the Planning Director may approve
minor adjustments in parcel dimension, lot coverage, road
alignment, river channel alignment, and development area
acrcage without a specific or community plan amendment so
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long as those adjustments are in substantial conformance with
and meet the spirit and intent of the LCSP and IG.

B. LAND USE AND INTENSITY CONTROLS

1) Mixed Use Requirements - Each of the three Develop-
ment Areas (DA1, DAZ2, and DA3) shall contain at least three
of the following land uses: residential, hotel, retail, office. No
single land use shall account for more than 65 percent of the
square footage within that Development Area.

2) Phasing - Phasing must be established within each
Development Area so that no more than 80 percent of the al-
lowable square footage of any land use can be approved un-
less construction commences on at least two other land uses.
Maximum square footages arc shown in Table 2.1 of the
LCSP,

3) Reoom/Unit/SF Maximums- Development shall not vary
more than 15 percent from the following levels of use in each

000'S OF 50 FEET
RESIDENTIAL HOTEL OF DEVELOPMENT
UNITS ROOMS RETAIL___OFFICE

DA1 60 500 100 500
DAZ 300 50 50 691
DA3 969 230 20 1391
PROJECT
TOTAL 1329 1000 200 2582



Development Arca (DA). An increase in development in one
DA shall be balanced by a reciprocal decrease inuse in another
DA to assure that project development totals remain un-

changed.

4) ADT Maximums - Each Development Area within the
project shall not exceed by more than 5 percent the following
ADT levels, and in no case shall the 200-acre LCSP area
generate more than 67,000 ADT:

DAl 17,380

DA2Z 175906

DA3 31,669 (Includes2700 trips as LRT allowance;

see IG Section 1/G4( for conditions)

5)Floor Area Ratio - The Floor Area Ratio (FAR) for the en-
tire project is 0.6. Maximum FAR's withineach Development
Area are:

DA 1 050 (1.1 million square feet/53 acres)

DA 2 0.65 (1.3 million square feet/47 acres)

DA3 0.70 (2.9 million square feet/100 acres)

C, PROJECT THEME ELEMENTS:

Each major theme element noted here shall be separately
evaluated for conformance with LCSP policy and develop-
ment criteria.

1) The Island - Parcel D shall be designed as an island and
shall serve as the prime activity center for retail, office and
restaurant uses. It is to be the focus of public use for the entire

project.

2) Pedestrian Bridges- A pedestrian bridge shall be designed
to span the San Diego River and link the north side of the river
to the island. The bridge is to be lined with temporary and
varied retail uses such as food and flower kiosks, A series of
small bridges shall be designed to cross the artificial canal
created south of the island and link with development south of
the nver.

3) River Channel and Buffer - The San Diego River chan-
nel corridor shall be designed to accommodate a 49,000 cfs
flood level and significantly enhanced as a wildlife and water-
fowl preserve. Human use of and direct physical access to the
riveris prohibited. A continuous river buffer shall be provided
immediately adjacent to both sides of the channel.

4) Open Space Network - All major open space use areas,
including pedestrian and bicycle paths, shall be linked to one
another throughout the project area. Pedestrian and bicycle
paths shall link with the community-wide trail system.

5) Architectural Consistency - All development plans shall
read as pant of a single comprehensive project. Consistent and
compatible architectural design, colors, finishes, signage and
landscaping shall be used.

6) Sloping Heights - Height policies permit tall buildings at
the periphery of the project and gradually decreasing building
heights as development moves closer to the river, This echos
the natural character of the Mission Valley setting.
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7) Continuity of Edges - At the perimeter of the LCSP
project arca, development including but not limited to the river
buffer, pedestrian/bike paths, and strectscape fumishings shall
be continuous and/or functionally harmonious withexisting or
approved uses on adjacent parcels.

8) View Corridors - The San Diego River shall be the central
focus and view corridor for the project. Other view corridors
shall be provided from pedestrian and vehicular ways.

9) Theme Tower - A dramatic theme 1ower is proposed for
the island. It shall serve as the major focal point for the project
and will direct pedestnian usage to the island center. The
theme tower is not subject to height limit imposed on island
development and its height will be established during the PCD
review of Development Area 1.

10) Transportation Center - Within the northeast portion of
the LCSP area, a transportation center will focus public tran-
sit (stops for LRT, buses), private transit {intra-valley shutle,
taxi cabs, jitneys), traveler-oriented services (visitor accom-
modations, restaurants, ticket booths), and vehicle parking
facilities. Pedestrian walkways and bike paths shall connect
the transportation center with all other portions of the project.
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II. DEVELOPMENT CRITERIA

A. HEIGHTS

Throughout the project, building profiles are generally
designed to slope toward the river. See Height Zones, LCSP
Figure 3.1, and height envelopes diagrammed on Parcel Sum-
mary Maps. Building heights along the river channel will
generally be one or two stories, then step up as they move away
from the river. Three height zones are applied within the
project:

1) Perimeter Zone - Within this zone, heights range from a
maximum of 250 feet al the perimeter of the project to a max-
imum of 140 feet, Parcels S and A have only a 250 foot height
maximum and do not have sloping height requirements since
an interchange with Interstate 8 will be constructed on an as-
yet unknown portion of these parcels. A simple height maxi-
mum i therefore established to preserve development options.

2) Mid Zone - Heights range from a maximum of 140 feet to
a maximum of 42 feet. The maximum height of 140 feet ex-
tends across 50 percent of the mid zone parcels between
Camino De La Reina and the river and between Street B and
the canal. From this 50 percent point, the height envelope
slopes down to 42 feet along the river and canal.

3) Low Zone - Heights are permitted up to a maximum of 42
feet, except for the theme tower whose height will be estab-
lished during the PCD review of DA 1.

B. LOT COVERAGE MAXIMUMS AND
LANDSCAPING MINIMUMS

1) Maximum Coverage - The portion of a parcel which may
be covered with structural development shall vary based on
permitted heights:

a) Penimeter Zone - No more than 40 percent of the gross
area of each parcel within the Perimeter Zone may be
covered by structural development.

b) Mid Zone - No more than 50 percent of the gross area
of each parcel within the Mid Zone may be covered by
structural development.

¢) Low Zone - No more than 60 percent of the gross area
of each parcel within the Low Zone may be covered by
structural development.

2) Minimum Landscaping - The area within each parcel
which is restricted from coverage by structural development
shall be inversely proportional to the height (i.e., Perimeter
Zone - 6 percent; Mid Zone - 50 percent; Low Zone - 40 per-
cent), This area shall be fully landscaped with living plant
material and permanenily maintained, except that driveways,
urban plazas, street fumiture, active and passive recreational
uses, and pedestrian and/or bike paths shall be permitted.
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C. SETBACKS
1) Minimum Requirements -

a) From the top of the river channel (typically the edge
of the floodway) - 50 feet except on the Island where it
shall be 30 feet.

b) From the top of the canal - 20 feet.
¢) From Friars Road - 50 feet

d) From Fashion Valley Road, Camino De La Reina,
Street A, Street B, Street C (except between the river and
the canal) and Street D - 30 feet.

On north-south public streets designated as view cor-
ridors, setbacks shall be increased by two feet for each
story that the building exceeds three stories in height 1o
promote views to and from the river corridor. With the ap-
proval of the Planning Director, 2 building step-back may
be substituled in lieu of this increase in setback.

¢) From all intemal public streets - 20 feet.

f) From adjacent parcels - 20 feet except when a parcel
is developed in conjunction with an adjacent parcel at
which time the required setback is 0 feet.

2) Measurement - All setbacks from public streets shall be
measured from the property line.

LEVI-CUSHMAN SPECIFIC PLAN
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3) Permitted Use - All setbacks shall be fully landscaped
with living plant material and permanently maintained, except
that driveways, urban plazas, street fumiture, picnic areas,
viewing areas, hiking and jogging trails, and pedestrian and/or
bike paths shall be permitied.

D. ARCHITECTURE

An Architectural Design Program shall accompany the first
planned development application and shall be based on the
LCSP Urban Design and Development Policy, Section 3.0.
The Architeciural Designprogram shall contain design criteria
for the entire project area regarding;

*  Architectural character, including overall design, scale,
massing, color, and finish;

* Functional relationships between buildings and exterior
spaces; and

*  Construction materials.

At the time applications are submitted for PCD/PRD process-
ing for each DA, architectural site plans (plan views, eleva-
tions, landscaping) shall be provided for each parcel.

E. SITE PLANNING FOR VIEWS

1) Orientation - Buildings shall be configured (o optimize
MIVEr Views,



2) Grouping - Groups of buildings should be sited to maxi-
mize landscaped open space areas and preserve view cor-
ridors. Development along Friars Road shall not be so closely
spaced as to create a block wall effect prohibiting views into
the project and acting to visually enclose the street.

3) View Corridors and Sight Lines - Views toward the river
shall be provided throughout the project based on the iden-
tification of View Comidors, LCSP Figure 3.7,

a) Nornh-South Street View Corridors - Ground level
view corridors shall be provided along all north-south
public streets to the river.

b) Through-Parcel View Comidors - At least two ground
level view comidors shall be provided between Friars
Road and the river which permit views through parcels.
One of these views will be provided through Parcels L and
O, and another through Parcels K and E or K and F.
Another view corridor shall be designed from Interstate 8
through Parcels A and C or Parcels A, B, and D into the
river.

¢) Sight Lines -

Views shall be provided into the site from Interstate 8 and
hillsides above Friars Road.

Views shall be provided from Fashion Valley Road,
Camino De La Reina, and Street A to the proposed theme
tower and island.

Views shall be provided from the transportation center at
Camino De La Reina and Street C to the river corridor.

F. OPEN SPACE NETWORK

The LCSP open space network is composed of the river cor-
ridor, river buffer, pedestrian bridges, park and openuse areas,
floodway transition areas, theme eniries, project open space,
pedestrian paths, and bikeways,

1) General Requirements

a) Construction and Maintenance - The landowner and/or
project tenants shall bear financial responsibility for con-
structing the open space network. Funds for maintenance
shall be guaranteed through creation of onc or more main-
tenance districts for areas where public access or open
space easements are granted. Project open space and
private recreational areas shall be constructed and main-
tained by owners' associations or by individual owners or
tenants, Landscaping of all raised strect medians and areas
between curbs and sidewalks which lie within public
rights-of-way will be provided by the developer and main-
tained though a maintenance district.

b) Recreational Emphasis - Recreational uscs shall be
provided within private developmenis and may include
swimming pools; tennis, baskeiball, volleyball, handball,
shuffleboard, and badminton courts; children's play areas;
and picnic facilitics.

LEVI-CUSHMAN SI'ECIFIC PLAN
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¢) Linkage - Private outdoor recreation and urban plaza
areas must be physically or visually linked to a project-
wide open space system. Open space areas beiween
buildings shall be developed into landscaped links to the
Major Open Space ancas.

d) Clustering - Struciures should be clustered o maxi-
mize open spaces and open use areas.

2) River Channel

a) Design - The first project development application
shall be accompanied by a detailed design for channeliz-
ing the floodway of the San Diego River between Fashion
Valley Road and Street A with a natural appearing water-
way and vegetated slope areas. The floodway channel
shall be capable of conveying a peak discharge of 49,000
cfs without raising the calculated surface of the existing
flood level either upstream or downstream of the project
and shall be designed to function with or without develop-
ment of adjacent upstream or downsiream properties. Sec
Channel Design Cross Sections, LCSP Figure 4.2

b) Flood Control Compliance - River channel design
shall be reviewed for compliance with applicable flood
control regulations and policies by the Floodway Manage-
ment Section of the City of San Diego Engineering and
Development Division.

¢) Revegetation/Wetland Program Compliance - The
Riparian Revegetation Program included within these Im-
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3)

plementation Guidelines shall govern the improvement,
maintenance, management, and monitoring of wetland
habitat within the channelized portion of the San Diego
River which lies in the LCSP project area. All mitigation
conditions identified within the LCSP EIR shall apply o
this project, including requirements for use of rip-rap and
synthetic mesh netting on ponions of the flood control
channel to minimize erosion and ensurc slope stability,
and mitigation to prevent runoff from the entire site from
entering the flood control facility. Delailed conditions are
specified within the EIR.

d) Open Space Easement - An open space easement shall
be granted for that area of the San Diego River covered
by the first phase of construction of the channelized Aood-
way at the time of recordation of the first final map for
Development Area 1. An open space easement shall be
granted for that area covered by the second phase of con-
struction of the San Diego River channelized floodway at
the time of recordation of the first final map for Develop-
ment Area 3.

River Bulfer

a) Location and Components - A river buffer witha width
of 25 feet shall be located immediately adjacent to the top
of the river channel (typically the San Diego River 100-
year floodway), and shall include a vegetative barrier no
less than five feet wide with an understory growth no
greater than four feet high which denics access inio the
river. The river buffer may also include a pedestrian and



bike path, landscaped areas, and passive recreational
areas. Within the first 20 feet of the rier buffer, as
measured from the top of the channel, only native vegela-
tion shall be planted. Since the setback requirement along
most of the river is 50 feet, it is expected that portions of
this setback will be designed to merge with and visually
appear to be an extension of the buffer. Therefore,
flexibility in the design of the buffer shall be encouraged
to assure a variety of buffer configurations. See River
Cross Section and Buffer, LCSP Figure 3.3, and Typical
Designs Adjacent to the Buffer, LCSP Figure 3.4,

b) Vegetative Barrier -

« Plants within the vegetative barrier shall be limited to
those identified in the On-Site Plant Matrix, LCSP
Table 3.3, as suitable for barrier vegetation. Additions
may be made to this plant list at the discretion of the
Environmental Quality Division,

»  Abreak in the plant overstory shall be provided along
at least 20 percent of the barrier lo permit views into
the river. These view breaks shall be aligned and
coordinated with view corridors, but in no case shall
the view break be greater than 50 linear feet.

¢) Pedestrian and Bicycle Path - A primary pedestrian
path and a bicycle path shall be included within the river
buffer and/or within the 50-foot setback from the river,
designed to standards described in Sections F9 and F10
below. In no case, however, shall the paved area devoted

to a combined pedestrian/bicycle path within the buffer
exceed 10 feet in width.

d) Public Access Easement - A public access easement
shall be granted for the niver buffer and the pedestrian and
bicycle paths located within 50 feet of the river channel at
the time of recordation of the first final map for each
Development Area.

4) Primary Pedestrian Bridge

a) Location - A bridge oriented primarily for pedestrian
use shall continue the right-of-way for Street C, span the
San Diego River, and link the transponation center to the
island.

b) Use - The bridge shall be designed for pedestrian use
but shall also accommodate limited public transit and
emergency vehicle access to the island. Retail commer-
cial uses shall be permitted on the bridge so long as they
are mobile in character, directed to pedestrians using the
bridge, and include but are not limited to temporary food,
flower, and general merchandise vendors.

¢) Design - The traveled way of the bridge shall not ex-
ceed a width of 30 feet and shall be designed to provide
pedestrian, limited transit, and emergency vehicle access.
Up to two commercial nodes shall be permitted on each
side of the bridge adjacent 1o the traveled way. Each node
shall add no more than 20 feet 10 the width of the bridge
nor have a net use area greater than 800 square fect. At no
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point shall the maximum overall width of the bridge ex-
ceed 50 feet The bridge shall be designed with the min-
imum practical number of vertical supports.

5) Parks and Open Use Areas

a) Locarion and Use - Parcels N, H, R, and T, or other par-
cels providing no less than six acres with at least 1700
linear feet adjacent to the river channel, shall be desig-
nated for park and open use.

b) Special Treatment Areas - Parcels designated for Park
and Open Use which lie adjacent to the river channel shall
employ landscaping which transitions from native
riparian plants within the vegetative barrier and buffer to
omamental vegetation. Use of meandering pedestrian and
bike paths is appropriate within Special Treatment Areas.
See Special Treatment Areas, LCSP Figure 4.4.

¢) Public Access Easement - A public access easement
shall be granied for Park and Open Use Areas which lie
within a particular Development Area at the time of recor-
dation of the first final map of that Development Area.

Floodway Transition Areas

a) Location and Use - Overflow from a 100 year storm
is expected west of Fashion Valley Road adjacent to the
San Diego River channel. Within these Floodway Transi-
tion Areas, no uses shall be permitted which impede the
flow of water during flood conditions. Permitted uses in-
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clude but are not limited to theme enlry areas, parks, park-
ing areas, roads, pedestrian paths, bikeways, playing
fields, golf courses, par courses, picnic arcas, rest/view
areas, and similar recreation uses. See Special Treatment
Arcas, LCSP Figure 4.4

b) Compliance - Uses proposed within Floodway Transi-
tion Areas shall be reviewed for compliance with ap-
plicable flood contrel regulations by the Floodway
Management Section of the City of San Diego Engineer-
ing and Development Division.

7) Theme Entries

a) Location and Use - Ten sites are designated within the
LCSP area which are to serve as landscaped entries into
the project. Entrics shall announce and enunciate
dominant themes of the development with monumenta-
tion, vegetation, and signing. Theme entries may include
fountains, pools, or other water elements. See Theme
Entry Hierarchy, LCSP Figure 3.12.

b) Types - Three types of theme entries are designated.

» A major theme entry includes monumentation and is
measurcd by a radius of 120 feet from the comer
where the eniry is located.

= A secondary theme entry incorporates some water or
monument features and is measured as a radius of 90
feet from the comer where the entry is located.



= A minor theme entry includes monument features and
is measured as a radius of 45 feet from the entry
COmer.

8) Project Open Space

a) Recreational Canal

Location and Design - A privately constructed and main-
tained artificial canal bordering the south side of the is-
land shall visually but not literally connect to the river
channel. Bridges over the canal will link the island tonear-
by development.

Use - Recreational use of the canal may include but is not
limited to paddleboats and water taxis.

Waiter Quality - A water quality monitoring and main-
tenance program for the closed-circulation canal system
shall accompany plans for development of the canal.

b) Individual Parcels

Minimum Area - At least ten percent of the buildable area
of each parcel (the development area as defined on Parcel
Summary Maps) shall be devoted to outdoor space in-
tended for human use and/or relaxation, This area is con-
sidered free of structural development and shall be
included when calculating the percentage of parcel arca
necessary o satisly the Minimum Landscaping require-
ment of IG Secction 1I/B2.

Uses - Project open space includes but is not limited to
courtyards, plazas, promenades, seating areas, recreation-
al areas, pedestrian and bicycle paths, parks, viewing
areas, children's play areas, and picnic areas.

9) Pedestrian Paths

a) Location - Pedestrian paths shall be located throughout
the project area, connect all uses to one another, and link
to the community-wide pedestrian and public transit sys-
tems. Development adjacent to the river channel shall not
directly abut the primary pedestrian path located within
the required setback from the river. Safe and convenient
pedestrian movement shall be provided from parking
areas to surrounding projects. All uses must have direct
pedestrian links into open space arcas. See Pedestrian Cir-
culation System, LCSP Figure 3.5.

b) Design Standards -

Width When Adjacent a Public Street - Widths of
pedestrian paths located within a public street right-of-
way shall be determined by the classification of the ad-
jacent street and shall be separated from the street by a
landscaped strip.

»  When adjacent to a major street, the pedestrian path
shall be 10 feet wide and the landscaped strip 8 feet
wide.

LEVI-CUSHMAN SPECIFIC PLAN
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= When adjacent to a four lane collector street, the
pedestrian path shall be 8 feet wide and the landscaped
strip 6 fect wide.

*  Whenadjacent io atwo lane street, the pedestrian path
shall be 6 feet wide and the landscaped strip 5 feet
wide.

Widths When Not Adjacent a Public Street - Widths of
pedestrian paths which lie outside a public street right-of-
way shall be no less than 6 feet wide except when they
occurin the river buffer. While the pedestrian path along
the river will be at least 10 feet wide, when it is located
within the river buffer, the paved surface area must not ex-
ceed 10 feet in width.

Lighting - Primary and secondary pedestrian paths shall
have adequate lighting and signing to provide for the
safety of users during nighttime hours.

Gradient - All primary pedestrian paths shall have ade-
quate gradients for handicap usage, per requirements of
Title 24.

Crossings - On-grade crossings shall be developed at
major street intersections in accordance with applicable
City standards,

LEVI-CUSHMAN SPECIFIC PLAN
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10) Bikeways

a) Location - Bikeways shall be located throughout the
project area, connect uses to one another, and link to the
community-wide bikeway system designated on Friars
Road. See Bikeways, LCSP Figure 3.6.

b) Design Standards -

Bicycle Paths - Bicycle paths are two-way facilities
separate from roadways. When designed exclusively for
bicycles, paths shall have a width of eight feet with a two-
foot shoulder on gither side, A minimum eight-foot verti-
cal clearance to obstructions shall be provided at the
outside edge of the bike path. When a bicycle path is com-
bined with a pedestrian path, it shall be ten feet wide with
the two-foot horizontal and eight- foot vertical clearance
required only on one side of the path. See Typical Designs
Adjacent Lo the Buffer, LCSP Figure 3.4.

Bicycle Lanes - Bicycle lanes are striped or marked lanes
in the roadway designated for preferential one-way use.
Bicycle lanes shall be six feet wide. See Typical Bikeway
Cross Sections, LCSP page 39,

Bicycle Routes - Bicycle routes are signed bikeways
shared with pedestrian or motor vehicles with no special-
Iy marked lane. Widths of routes vary based on vehicular
traffic and road conditions.



¢) Conformance - At the time of construction, bikeway
signs, markings, traffic control devices, etc., shall con-
form to the requirements of the MVCP bikeway design
standards.

d) Bike Racks - Commercial and residential buildings
shall provide secure bike racks.

G. CIRCULATION
1) Integrated System

Anintegrated circulation system shall be provided inthe LCSP
project area which accommodates bicycles, buses, Light Rail
Transit (LRT), and both private and commercial vehicles.

2) Transportation Center

a) Location and Use - A transportation center shall be
developed within the LCSP project which includes public
transit stops, services for travelers, and parking facilities.
Proposed at the intersection of Parcels F, G, J, and K, the
transportation center will be the LRT station within the
project. See LRT/Transportation Center, LCSP Figure
18,

b) Timing - Design of the Transportation Center shall be
submitted with the planned development application for
DA 2.

c) Architectural Integration - The transportation center
shall be integrated into the architectural design of develop-
ment on Parcels F, G, J, and K.

d) Below Grade Access - Concept designs indicate the
LRT will run below the Street C intersection at Camino
De La Reina.

3) Public Transit/Bus

a) Route Location - Friars Road will be the major bus
and/or shuttle route serving the project area. Final deter-
mination of bus stop locations must be made in conjunc-
tion with MTDB. See Mass Transit, LCSP Figure 3.9.

b) Bus Stop Design -

= Bus siops shall be integrated into or constructed as
part of pedestrian areas, urban plazas, and LRT and
shuttle stops for the convenience of transit patrons and
to provide shelter from harsh weather.

»  Bus stops shall be designed to maximize security fea-
tures and located close to traffic signals and pedestrian
crosswalks.

=  Bus stops shall be properly signed to be readily iden-
tifiable to pedestrian and bus passengers.

LEVI-CUSHMAN SPECIFIC PLAN
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4) Public TransiVLRT

a) Location - The light rail transit route through the
project is proposed within the Camino De La Reina right-
of-way. See Vehicular Access and Circulation, LCSP
Figure 5.4.

b) Right-of-Way Reservation - A 35-foot wide right-of-
way will be reserved for the LRT for a 15 years period at
the time of recordation of the first final map in DAZ. An
extension of up to 5 years will be provided if the LRT is
not constructed within the 15 year period but it is shown
that substantial progress on implementation has been
made.

¢) Station Reservation - A portion of the transporation
center will be reserved for an urban LRT station for a 15
year period at the time of recordation of the first final map
in DA2. An extension of up to 5 years will be provided if
the LRT is not constructed within the 15 year period but
it is shown that substantial progress on implementation
has been made. A maximum 60-foot by 360-foot right-of-
way reservation for the station will be provided.

d) Right-of-Way and Station Dedication - Dedication of
a right-of-way for the LRT trackage and station shall take
place at the request of MTDB upon commencement of
construction of the Mission Valley LRT only if the final
alignment of the LRT has been approved by the
Metropolitan Transit District through the LCSP project
arca. The precise dedication of the LRT right-of- way will
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depend on final engineering and design. Inno event shall
the right-of-way be greater than then 35 foot reservation.
Any portion of the original reservation which becomes ex-
cess after the final engineering and design shall reven
back to the LCSP project.

e) LRT Track and Station Construction Costs - The cost
of initial construction of the LRT trackage and the LRT
station lying within the LCSP project arca will be borne
by LCSP area owners and/or tenanis, At their option,
owners and/or tenants may construct these facilities using
plans approved by MTDB and the City Enginecr.

f) ADT Adjustment - Because the reservation and dedica-
tion of the LRT right-of-way and station will have a posi-
tive impact by reducing traffic in Mission Valley, the
LCSP project shall receive an allowance of 2700 ADT 1o
be applied in DA3 in exchange for said reservation and
dedication. This will permit atotal 0f 31,700 ADTin DA3,

5) Auto/Truck Circulation

a) Street Classification - Street classifications are as
proposed in Recommended Street Classifications/West
Mission Valley, LCSP Figure 5.7.

b) Street Design - Street section design shall be as shown
in Typical Street Sections, LCSP Figure 3.10.



¢) Emergency Access - Emergency service vehicles must
have complete access to all structures and adequate
vehicular turning radii in areas of public concentration.

6) Parking

a) Streel Parking - Only off-street parking shall be per-
mitted within the LCSP project area, On-streel parking is
prohibited.

b) Structured Parking - At least 75 percent of all parking
required for a project shall be accommodated in architec-

turally- integrated parking structures,

c) Island Parking - Atleast 50 percent of parking required
for development on the island shall be met by parking
facilities off the island. Those facilities shall be located
on Parcels F, G, P, and B. At least 50 percent of the park-
ing required for development on the island - whether
pravided on or off the island - shall be accommodated in
parking structures.

d) Consolidated Parking Areas - Consolidated parking
areas as proposed within the Mission Valley Community
Plan shall be developed within the LCSP project area.

e) Interconnections - Parking areas and parking structures
should be interconnected with one another when feasible.

f) Access - Large parking areas of over 120 cars should
feed off internal project streets.

g) Loading/Unloading Bays - Off-street loading and un
loading bays shall be provided.

h) Perimeter Landscaping - Perimeter of parking garages
and surface parking areas shall be screened with

landscaping. See Landscaping Design, IG Section [I/H3d.
i) Surface Parking Areas

Location - Surface parking shall not be located adjacent
to nor be visible from the river corridor.

Design - Permanent surface parking areas greater than one
acre in size shall be depressed below the level of the public
street and/or fringed with earthen berms, Surface parking
areas shall be broken into sections which contain a maxi-
mum of 100 cars. Each parking section is to be separated
by landscaped buffers atleast 10 feet wide and a minimum
of 10 percent of the surface parking area (exclusive of set-
back) shall be landscaped. No parking stall shall be located
more than 30 feet from a tree.

j) Parking Structures
Location - Parking structures shall not be located adjacent

to the river corridor.

Design - Parking structures shall be provided as an integral
part of each new development, Parking structures should
be placed below grade and between or under buildings to
reduce their visual prominence. Parking is not permitted
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on roof surfaces. Tiered parking structures shall not be
greater than two stories in height unless permitted by the
Planning Director.

H. STREETSCAPE AND SIGNAGE

A complete streetscape and signage program shall accompany
the first planned development application. The Streetscape
Design Program and the Street Signage and Graphics
Program shall be based on the LCSP, Section 3.6.

The Streetscape Design program shall contain design criteria
for the entire projeci area regarding;

* Spatal, visual and functional crileria for streetscape
design;

*  Architectural criteria goveming scale, harmony and form;
* Transportation nodes and traffic relationships.

* Conceptual locations, limitations, and use of strectscape
plant materials;

*  Street fumiture, structures, lighting, and traffic control
elements;

*  Security and safety elements, including handicap access;

* Acceptable materials and colors.
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At the time applications are submitted for PCD/PRD process-
ing for each DA, informalion regarding specific streetscape
material at specific locations shall be provided for each par-
cel.

The Street Name Program program shall contain recommen-
dations for naming all streets of four or more lanes throughout
the entire project area. At the time applications are submitted
for PCD/PRD processing for each DA, names of all remain-
ing streets within that development area shall be submitted.

The Sign Program program shall contain sign design and loca-
tion criteria for the entire project arca including:

*  Materials, scale, type, style, form and colors to be used in
signs;

* Sign types and locations which are permitted and
prohibited; and

*  ‘Theme entry monument design.

At the time applications are submitted for PCD/PRD process-
ing for each DA, information regarding specific sign types,
design, and location shall be provided for each parcel.

L. LANDSCAPE DESIGN

A Strectscape Planting Program shall accompany the first
planned development application. That Program shall identify
specific street trees to be used on all major north-south and



east-west roads within the project, in accordance with the Con-
ceptual Landscape Plan, LCSP Figure 3.11.

1) General Requirements

a) Conformance - All landscape design shall mect or ex-
ceed the requirements of Chapter X, Article 1 of Division
7, of the San Diego Municipal Code, City-Wide
Landscape Regulations, its technical supplement, and the
landscape standards of the Mission Valley Community
Flan.

b) Vegetation Permitted - Except for on-site trees present
orrelocated within the site, all trees used within the project
must appear in either the On-site Plant Matrix, LCSP
Table 3.2, or in the Streetscape Plant Matrix, LCSP Table
3.1, and shall be used in accordance with the Conceptual
Landscape Plan, LCSP Figure 3.11.

¢} Screcning -

» Berms should be used to screen undesirable views.
Berms shall have a 2:1 maximum side slope and a
minimum height of 30 inches.

= Toscreen unsightly or undesirable views near a slope
area, large dense shrubs shall be massed near the top
rather than the toe of the slope.

= Large walls or fences shall be visually softened with
large shrubs or small trees.

2) Streetscape Plantings

a) Characteristics - All street trees shall be long-lived (60
years or more), deep-rooted, low-maintenance, strong, in-
sect and disease resistant, and tolerant of street envi-
ronments.

b) Median and Rights-of-Way Tree Types -

s Medians and rights-of-way of all east-west collector
streers shall be planted with trees of one type. Atleast
50 percent shall be a minimum 24-inch box size.

« Medians and rights-of-way of all north-south coll-
ector streets shall be planted with trees of one type
different from that of the east-west strects. Atleast 50
percent shall be a minimum 24-inch box size.

« Rights-of-way on the circular island road (Parcel D,
Street C) shall be planted with trees of one type.

= Rights-of-way onall residential access roads shall be
planted with trees of one type different from that of
east-west or north-south collector streets.

c) Sight Distances - Trees must not be planted within 25
feet of any intersection nor within 10 feet of street lights,
fire hydrants and driveways. Determination of adequacy
of sight distances shall be made by the City Engineer.
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3)

d) Streetscape Plant Hierarchy - At the intersection of
various plantings, the following hierarchy shall apply:
Buffer planting always takes precedence; theme entry
planting takes precedence over other types of vegetation;
east-west street plantings takes precedence over north-
south street planting,

Surface Parking Planting -

a) Coverage - In addition to required setbacks from
public streets, a minimum 10 percent of any surface park-
ing area shall be landscaped. See Circulation, IG Section
1/G6i.

b) Tree Type, Height, and Spread - Round-headed, shade-
producing non-deciduous trees must be used on surface
parking areas, At maturity, trees must have height and
spread of at least 30 feet.

c) Characteristics - Trees must be long-lived (60 years
or more), deep-rooted, clean, low-maintenance, strong,
insect and disease resistant, and tolerant of streef environ-
ments.

d) Screening - Trees and shrubs should be combined with
berms to screen surface parking areas from adjacent view
commidors, development, streets, and river views. Screen-
ing shall be a minimum of 30 inches in height.
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4) On-Site Planting
a) Graded Areas -

= Areasthat are graded but not paved or built upon must
be landscaped within 90 days of completion of grad-
ing with low- water-use groundcover mix.

= Graded slopes musl be revegetated with groundcover,
shrubs, and trecs within 90 days of completion of con-
struction.

b) View Comdors - Landscaping should frame view
corridors, especially to the San Diego River. Trees within
identified view comidors shall include only tall canopy
trees rather than short, dense trees.

¢) Turf Areas - Use of turf is to be minimized except for
recreational areas or theme entries. At theme entries, use
of turf is limited 1o 50 percent of the total area. Cool scason
grasses shall be limited 1o highly visible project entrances
and arcas designed for active recreation.

5) Landscaped Area Within Street Rights-of-Way -
When pedestrian paths are located within public street rights-
of-way, a landscaped area shall separaie the pedestrian path
from the street.

a) Adjacent to Major Streets, the ten foot pedestrian path
shall be separated from the curb by an eight foot
landscaped strip;



b) Adjacent to Four-Lane Collector Strects, the eight foot
pedestrian path shall be separated from the curb by a six
foot landscaped strip; and

¢) Adjacent to Two-Lane Streets, the six foot pedestrian
path shall be separated from the curb by a five foot
landscaped strip.

6) Irrigation

a) Subsurface System - All irrigation systems must be
automatic, below ground, and fully in compliance with
building code regulations.

b) Conservation - Waler-conserving irrigation systems
shall be used, including drip systems, moisture sensors,
and/or low gallonage heads.

c¢) Metering - Separate water meters must be provided on
all irrigation systems.

d) Screening - Backflow control devices must be screened
from public view.

e) Overspray - Irrigation overspray into paved areas shall
be minimized.

f) Vegetative Bamricr/Wetland Habitat - Habitat areas in
the riparian zone shall be watered with a combination of
overhead spray imrigation for hydroseeding and individual
drip emitters for cach shrub and tree. The system will be

permanently installed although operated only for the time
necessary for the vegetation to establish, as determined by
EQD.

J. ENERGY CONSERVATION

1) Compliance Requirements - All new construction shall
comply with building energy efficiency standards set forthin
Title 24 of the California Administrative Code, Sections 1401
through 1410.

2) Architectural Methods

a) Daylight Emphasis - Windows, skylights, light wells,
and similar features shall be used to maximize natural
lighting in work areas during daylight hours.

b) Light Fixtures - Low-wattage light fixtures, dimmer
switches, zoned lighting banks, and time controlled light-
ing in public areas shall be used throughout the LCSP
project.

¢) Shade - Overhangs or canopies shall be used 1o shade
direct sun and reduce heat gain.

d) Vegetation - Deciduous trees shall be used in south-
facing and west-facing outdoor areas around buildings to
provide solar access during winter months and shade in
summer months

LEVI-CUSHMAN SPECIFIC PLAN
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K. WATER CONSERVATION

1) Mechanisms and Fixtures - Low-flow shower heads and
faucets, low-flow toilets, pressure regulators, sprinkler system
timers, etc. should be utilized.

2) Landscaping - Low-water-use plant material and drip ir-
rigation systems shall be used.

L. NOISE ATTENUATION
I} Acoustical Analysis

a) Noise Readings - Noise level readings shall be taken
for all development along Friars Road prior to site design.

b) Acoustical Analysis - An acoustical analysis shall be
prepared for all areas proposed for residential develop-
ment at the time Planned Development permits are
processed.

2) Mitigation

Noise mitigation measures including but not limited to walls,
berms, and seibacks shall assure that noise levels to which resi-
dents are exposed will not exceed standards set by the General
Plan of the City of San Diego.

In all areas adjacent to Friars Road, either setbacks or cleva-
tion differences sufficient for noise buffering will be main-
tained. Accurate readings for noise levels shall be determined
for all proposed development along Friars Road prior to site

LEVI-CUSHMAN SPECIFIC PLAN
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design to determine if increased setbacks and/or offsets are
necessary for noise mitigation.

Berms are the preferred noise attenuation method along Friars
Road. In areas where berms are not feasible for noise attenua-
tion, walls may be used for the same purpose. The character
of these walls should create visual interest by offsets in facade
to avoid strictly lincar walls and therefore relieve monotony
and allow incorporation of landscaped recesses.

When perimeter walls are used in the project, these walls will
be of a strong, simple, unadomed character with a minimum
8" thickness and maximum 6'0" height.

Tops of all perimeter walls should be kept horizontal. Where
grade changes occur, the walls should stop and incorporate a
short retum. Spaces between walls should be heavily planted.

3) Code Conformance - Conformance with Section24-2501
of the State Building Code, which applies to dwellings other
than detached single-family homes, shall be maintained.

M. GRADING METHODS

An Earth Moving and Grading Program for each Development
Area shall accompany the first planned development applica-
tion for that Development Area. The Program shall detail a
grading and erosion control program in accordance with Earth
Moving/Grading, LCSP Section 3.10, including rough grad-
ing program for the entire project; phasing of grading for lood



channel, streets, and parking lots; and erosion control techni-
ques.

At the time applications are submitted for PCD/PRD process-
ing for each DA, grading plans shall be provided for each par-
cel.

N. PUBLIC FACILITIES AND IMPROVEMENTS

The following Schedule of Public Facilities and Improve-
ments identifies on- and off-site improvements, methods of
financing, and anticipated phasing for facilities associated
with the Levi- Cushman Specific Plan. Actual share of costs
is identified in Exhibit F of the Development Agreement.

The Schedule of Public Facilities and Improvements lists
specific public transit and open space network facilities which
must be provided with each phase and general public (non-
road) improvements which must be completed with all phases.
Road improvements are reproduced directly from the LCSP
EIR Table 6, “Chevron Transporiation Improvements.” The
landowner and/or project tenants shall bear the responsibility
for constructing and maintaining all public facilities listed
herein to the degree determined under the provisions of the
Development Agreement When "Subdivision Improvement”
is indicated as the method of implementation in the Schedule
of Public Facilities and Improvements, then funds for the
maintenance of these improvements shall be guaranteed
through creation of one or more maintenance districts within
the LCSP project area.

Typically, the requircment for all on-site project-related
facilities within a Development Area is triggered by the sub-
mission of a planned development application for that DA,
Major exceptions are:

1) River Channel

The detailed design for complete channelization of the San
Diego River between Fashion Valley Road and Street A shall
accompany the first planned development application. The
design shall describe the entire two-phase construction
program even though the second phase is nol expected to com-
mence until DA3.

Funding for construction of the entire channel must be assured

prior to approval of final maps for the initial development
within the LCSP project area.

Building permits shall not be issued until completion of the
flood control channel and revegetation plan adjacent to the
building site.

2.) Pedestrian Bridge

Design and construction of the pedestrian bridge which lies
within DA 1 and spans the San Diego River shall not be re-
quired as a condition of development for DA 1. Design and
construction of the bridge shall be required as a condition of
development of DA 2, or it may be required prior to the is-
suance of a building permit for DA 2 if requested by the City
(a) following approval of planned developments within DA 1

LEVI-CUSHMAN SPECIFIC PLAN
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and (b) if construction of the LRT has begun into Mission Val-
ley.

LEVI-CUSHMAN SPECIFIC PLAN
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS

DEVELOPMENT AREA 1 - ON-SITE IMPROVEMENTS

PUBLIC TRANSIT
Bus turnouts Street improvements to Subdivision Improvement
and bus stops accommodate busses as
required by the San
Diego Transit Corporation,
OPEN SPACE NETWORK
San Diego River Phase I channel improve- Subdivision Improvement
ments to 100-year Mlood
level per LCSP
River Buffer Minimum 25"-wide buffer Subdivision Improvement
with vegetative barrier
and associated uses.

LEVI-CUSHMAN SPECIFIC PLAN
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont’d

DEVELOPMENT AREA 2 - ON-SITE IMPROVEMENTS

PUBLIC TRANSIT

Bus turnouts and Street improvemenis 1o

bus stops accommodate busses as
required by the San
Diego Transit Corporation.

LRT right-of-way Provide a maximum 35'

for trackage rightof-way to
accommodate the
LRT trackage throughout
project area.

LRT right-of-way Provide a maximum

for station 60" x 360" right-of-
way 10 accommodate
LRT station,

OPEN SPACE NETWORK

River Buffer Minimum 25'-wide buffer
with vegetative barrier
and associated uses.

Open Use Areas Parcel H

Pedestrian Bridge Construct as per LCSP/IG

(Across San Diego

River)

LEVI-CUSHMAN SPECIFIC PLAN

24 IMPLEMENTATION GUIDELINES

Financine/lmolementine Method

Subdivision Improvement

Final Map Condition

Final Map Condition

Subdivision Improvement

Subdivision Improvement

Subdivision Improvement



DEVELOPMENT AREA 3 - ON-SITE

Project Name

PUBLIC TRANSIT
Bus tumouts and

bus stops

Descrioti Financine/implementing Method

Street improvements to Subdivision improvements
accommodate busses as

required by the San

Diego Transit Corporation.

OFEN SPACE NETWORK

San Diego River

River Buffer

Open Use Area

Phase 11 channel improve- Subdivision Improvement
ments to 100-year flood
level per LCSP

Drainage swale west of Subdivision Improvement
Street A to connect 1o

existing low-flow channel

if no downstream improve-

ments

Pilot channel constructed west  Subdivision Improvement
of Street A if down stream

development has not already

improved river and if Camino De

La Reina is constructed from

west project boundary to Napa St.

Minimum 25'-wide buffer Subdivision Improvement
with vegetative barrier
and associated uscs,

Parcels N, R, T Subdivision Improvement

LEVI-CUSHMAN SPECIFIC PLAN
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont’d

GENERAL PUBLIC IMPROVEMENTS WHICH MUST BE COMPLETED WITH EACH PHASE

Pedestrian Paths Construct/maintain on-site

within or pedestrian paths

adjacent to

buffer and ROW

Bikeways within Construct/maintain on-site

or adjacent to bikeways.

buffer and ROW

Landscaping Construct/maintain on-site

within ROW landscape strip between curb
and pedestrian path.
Construct/maintain on-site
landscaped medians.

Water Provide interior water
system.
Trunk water.

Sewer Provide interior sewer
sysiem.
Trunk sewer.

Storm Drainage Provide a storm drainage

LEVI-CUSHMAN SPECIFIC PLAN
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Eipancing Method

Subdivision Improvement

Subdivision Improvement

Subdivision Improvement

Subdivision Improvement

Subdivision Improvement

Water Fees/City

Subdivision Improvement

Sewer Fees/City

Subdivision Improvement



- nt"

GENERAL PUBLIC IMPROVEMENTS WHICH MUST BE COMPLETED WITH EACH PHASE

Gas & Electric Install Facilities Subdivision Improvement/SDG&E
Telephone Service  Install Facilities Subdivision Improvement/Telephone Company
Cable television Install Facilities Subdivision Improvement/CATV

LEVI-CUSHMAN SPECIFIC PLAN
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont’d
GENERAL PUBLIC IMPROVEMENTS WHICH MUST BE COMPLETED WITH EACH PHASE

Parks Park Fee/City
Schools Schools provided by the School Fees/SDUSD
San Diego Unified School
District
Fire Station Provide fire station on Development Agreement/City
west side of Rt163, near
interchange.
Miscellaneous Provide intersection Subdivision Improvement/
Road Improve- improvements, signing Development Agreement
ments and signal modifications.
MVCP Trans- Provide various road All Phases with thresholds as listed in
portation improvements listed in Table 6/LCSP EIR. Cosisharing basis
Improvements the MVCP. as determined by the City Engineer

and PFFP or Development Agreement.
NOTES AND DEFINITIONS

1. A subdivision improvement is required by the city to be complete or banded prior 10 secording of & final map.

2. A map condition is required to be accomplished to the satisfaction of the City Engineer prior to recording a final mapm

3. A final map requirement refers to & component of a final map, for instance & dedication of easement would appear on the final map document.
4. A devclopmont agreement identifies the terms of participation in specified improvement projects.

LEVI-CUSHMAN SPECIFIC PLAN
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CHEVRON TRANSPORTATION

[ 2]
» OW/OFFSITE IHPROVEHERTw e

1 AR Onsite Construct mew North/Seuth strest ng_i lane collector)
betwesn Hotel Circle Korth and ™B" Street Froating
Dev. Area 1,

I ASH Onsite Congtroct Street B am o &-lene major [rom Street C
to fashion Valley Noad, with adjscent tectative
Wap,

1 AB Onsite Congtruct Street C ms s &-lane major from the river
to Street B, with sdjscent tentative map.

I ALB Oomite®  Realign and widen Fashica Valley Roed am & d-lane

1 ASH Offsice®

1 ASE Olfaite®

I AMB Offsite"

mnjor mtreet with sll abutting isprovesents mouth of
Frinrs Road (78/98 cross-smection) te align with
reconatructed westbound [-8 off snd on  remps.
Aceess to Fashion Velley Road ahall be via & nmew
signelized intersection aboot one half wvey between
New Casino de 1s Redna apd relocated fotel Circle
Forth. This feprovesent shall be sssured prior to
spproval of the first fiosl mep for developoent mres

Kedify & pigealiss the westbound on and of [ rampa to
I-8 at Aotel Circle North and the eastbound on and
aff ramps at Hotel Circle South, concurrent with
Comwynity Flan projects 10-A mnd B-B, Realign Hotel
Cirele Morth between Camino de 1w Reics snd Faghlon
Valley Fosd and isprove the intersection of Hotel
Circle South wnd Casino de lo Relmn to & *T"
eonfiguration ss shown in concept In dppemdiz F-2,
and as described in Comsunity Plan Froject 10-A.
Additional pight-clf-wey dedication necessary [or the
teconstruction of Rotel Circle North betwsen Fasmhion
VYalley Woad and Caming de Ia FKeine to the
satisfsction of the City Englneer or as sbown in
concept in Appendiz F-2 shall be sgreed to by the
adjecent property owner.

Isprove the Fashion Yalley Rosd river crossing to
sccoomodate m 10 year design, In commection with
Coesundty Plsn project 10-A.

Widen snd wignalize the "River Valley™ project
sccess at the Hotel Circle Morth/scat westerly 1-8
raeps to provide necessary through snd turn Ianes a3
required by the City Esgineer, These Improvements
sre to be provided by "River Valley®™ or before
comncil approval of the first fioal sap for
Development Ares |,

LEVI-CUSHMAN SPECIFIC PLAN
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BEFORE THEESHOLD: CaN

OTHER PROJECTS LEVI CUSHMAN SPECIFIC PLAN ONLY

EDU SECTOR COMMENTS

0 W.hs  With first finel map of Dev, hres 1 Project Access

L] W.&, With firet fioal sap of Dev. Arem 1 Project Access

o F.A.  With [iret ficel map of Dev, Ares |  Project Access

(1] I-4  With firsr ficel mep of Dev. dres 1 Any developeent in sectors l-d
to be conditioned with pacticipation
in this improvesent, the extent of
participation to be determined by
the City Enginenr.

o 1-& With first final map of Dav. Ares ) Any derelopment in sectors -4

. to be conditioned with participstion

in thess improvements,

] 1-4  With firet finsl sap of Dev. Ares 1 Aoy developoent in sectors 1-&
to be condizioned with participstion
in this improvement.

] 3,4 Firer [insl map of Dev, drea ] Any developeent in sectors 3, 4

to be conditfoned with participstion
in this improvement.
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont’d

(PROJECTS TO BE ASSURED TO THE SATISFACTION OF THE CITY BxC Fipt.or o
- BEFORE THRESHOLD CAM BE EXCEEDED) e
UTHER FROJECTS LEVI CUSHMAN SFECIFIC PLAM OHLY
%’.- ON/OFFSITE INFROVENENT™e® BBl SECTON COSENTS
| 48D Offwite® Parclcipate in Community Plaa Transpertation
Yarious Lens, Improvement Projects MNusbers &, BB 104, 108, 11, B4
and I9A {(see tabls 2) e determined by the city
engineer.
& Friars Rosd - Restripe for six lenes, Coluss
Strest te Ulric Sereet (Fashioa Yalley Road
to Ulric Strest masursd prior to the first 400 1 First final sap of Dev. Ares | Ed-m Specific Plen Developsent
firal =ap for Developoent dres 1} plus Py ﬂ 1 ‘L“’“’r"‘;:““{ :;' sk
appropriste abuttiog improvesssts ([102/122 ll-l'lTl:i. ;:“" 2 1 of Yaliay Rd,
Cross-Sectien), e waly,
Bt Fotel Circle South - Widenm to four lanes 200 3 First ficsl ssp of Dev. Ares |
betwesn the eastbound Botel Circle raapa and
Casino de la Reina.
10s Hotel Circle Morth = Widen to four lanes 200 4  First [insl map of Dav. Ares 1
between westbound I-8 rampas snd Caninc de la
Reing.
10b Camine de la Reina = Comatruct and widen to w 2,600 i L
four lane major between Fashion Yalley Road TH0 EON. In msies 134
and SR-163,
Il Camino da 1s Reina (existing) - Wides to four 400 4 W00 E.D.U, 1n sectar 4

lanes betwesn Hotel Circle North snd Avenids
del Rio, To be sasured at the &D0 equivelent
dvelling uait (E.D.U.) threshold for sector
A, shevn in Tahle 2,

14 SR-163 and Frisrs Road = Add dusl lefts for 500 1,2,4-7 500 §.0.U. in wectors 1, I, 4-7 i e
eastbound-northbound oo-resps} widen morth
leg of Aintersecton to sccept two tureing
lanes. To be amsured at the 500 E,D.U.
threshold shown in Table I for sectors 1, 2,

194 Canipo de In Reina - Wides to four lane major, 400 5,7 400 E.D.U, in mectors 5, T Lewi-Cushass level of uru:lrtiu
5R=1563 to Mission Centar Road, To be sssured in improvesents to ba inclode
st the 400 E.D.U, threshold for sectors 5 and ia tha developeeat sgroameot.

7. shown in Tahle 2,

WOTE: Hission Valley Transportation lsprovement
Project Kumbera 8B, 104, and 10B to be samured prior
to spproval of the first [lnal map for development

ares ).
1 ARB Dasite Construct Street C e & 4 lane major betweea Friars '] N.A. First tinal mep of adjacent centative On-alte street not needed for comaunity-
Boad and Camine De Ls Relnm and sy & L-lace saps in Dev, Area 2 wide circulation in this pheses.

collector from the river to Casino De La Feina, with
wdjacent tentetive saps.

LEVI-CUSHMAN SPECIFIC FLAN
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont'd

(PROJECTS TO BE ASSURED TO THE SATISFACTION OF THE CITT EXCINEER

-

DEVEL, OW/OFFSITE JIHPROVEHENT#4

AREA

2 AE3 ODmmite Conmtrect Street D ma m d=<lane major from Frimce
Road to Camino De La Reina, with sdfscent tentative
sapa.

2 ABB Onaite Construct Caadnoc Do La Reins mn & &-lane mafor from
Strest D to Fashion Valley Moad, with sdjscent tent
stive maps;

2 ME Offalte® Ieprove the Route 163/Frisre-Ulric southbound off
remp te imcresse capscity. (Comsunity Plan Froject
f16 to be smsured at che 7,500 E.D.U. threshold
shewn in Table 2),

2 ABM Offaite® Conntruck @ westbound Frisrs te southbound Morens -

2 ALB Dffaite®
Yarious Lona.

3 ASR Onaite

3 MB Onsice

3 ME Onaite

1-5 connecticon (optiocnal st the discretion of the
City Engineer),

Participation in Comsunity Flan Temnmportation
Isprovement Project Numbers & and 17 (seeTabie 2) an
deteraioed by the city sngineer,

& Friars Rosd - Restripe for iz lanes, Coluss
Street to Ulric Street., (Colusa Street to
Fanhion Velley Rosd sssured pricr te first
Einal sap of Development Ares 1).

17 SR-163 mnd Friars Woad - Cok back eediss on
bridge to sllow threa westbound lasmes through
signal for merthbound es-ramps) approximately
85% of build-our 4in these wectors. be
asaured at the &,700 E.D.U, threshold shows
in Tahle 7.

Conatruct Casino De la Heins e & d=lmne sajor
street from the west project boundary to Strest D,
te be comstructed comcurrently with the new Via Las
Cusbres interchange,

Construct Street § 2 & k-lans msjor strest [rom
Street C te Street A, to be constructed concurrently
with the new Vis Las Cumbres interchange.

Construct Street A ss = d-lane wafor strest
{lecluding & river bridge) fros Friars Noad to
Street B, to be constructed concurrently with the
fiew Via Lam Cusbres interchange.

PEFORE THRESHOLD CAN BE EICEEDED)

OTHER PROJECTS LEVI CUSEMAN SPECIFIC PLAN ONLY

By, GECIOR

1] K.A.  First tipal esp of edjscent tantative
wapa ia Dev, Area 2

0 N.A, First ficsl sap of edjecent tentetive
maps in Dav. dres 2

7,500 1=k 7,500 E.D.U. is wectors I-4

6,000 1-4,5,7 6,000 E,D,U, in sectors 1-4, 3, 7

First final eap of Dev. Area 7

4,700 1,2,4-7 4,700 E.D.U, in sectors 1, 2, 4-7

0 Wk, Figet fieal wep of Dev. Area 3

1,300 l=4  Firat final sap of Dwr. Ares 3

1,500 1-4 First ficel sap of Dev, Ares 3

Page J of &

These are on-site atrests not seeded
lor eomsunity-wide circulation
in this phase.

Thie im an optional improvesent
Kot ia the Comsunity ;ili

Levi-Cushman Specific Plen
Developaeot Ares 2 to mssure
striping for 6 lanea betwern
Fashicn Valley Boad and Colusas
Street ooly.

Ta be comstructed concorrently with tha
maw intarchange,

To be constrected comcurrently with
the nev ioterchange.

Te be constructed concurrently with
new Interchenge (this is the ex-
tensicn of ¥ie Las Cusbres from
Frisrs Read to tha new interchange.)
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SCHEDULE OF PUBLIC FACILITIES AND IMPROVEMENTS - Cont’d
Pugs 4 of &

-
Enf.. OM/QFFSITE AMFROVEHENT®#%

3 AER Offeste® Comstruct Casing De La Redna as & A-lasa . jor
street Irca the west project boundary to Naps
Street, (Comsunity Flan Project #7). To ba
constructed concurrently with the mew Wis Laa
Cusbres Interchange.

3 AR Offsita® Widen Hotel Circle North to four lsacs between the
Fotel Circle Horth overcrossing of I-B and Via Las
Cusbres, To be constructed concurrently with the new
¥is Las Cusbres interchange.

3 ASD Offsite® Constroct m nev interchange st Street A and I-B.
{Comsunity Plar Project #11 to be sssured prior to
;;PMHI of the first final map for Development Area

3 ALE Offsire* Provide Right of Way for San Diega Trolley, ==
detersined im the developsent agreesent, or as
deterained by the City Engineer.)

3 A&R Offelte® Participate in Cossunity FPlesn Transportation
Isprovesent Project nusbers 8A, 15 snd 18 (see table
1) am deterained by the city enginser.

Ba Hotel Circle South - Remove parking and
reatripe for three lanes betveem ¢ I-
8/Presidio overcrosming and the eastbound
Hotel Circle Ramps prior te approval of the
first final map for Eculnpmt Area 3.

1233 Marasd Condat Drive - bmprove b & lour-dass el alang
naith afde el viver batwesn Camine 8e ls Reina and
Migsisp Conle Road, af the 12,000 EDU. #revhald
shpwn in Table 2, lor pactors 1, 2, &7,

18 SR-163 sod Frisrs Boad = Move sorthbound
on=rasps eastwvard or replace with a loop or
flyover| spprozisately 95T bulld-out im these
sectors, st the 18,000 E.0.U. threshold shown
is Takle 2, for sectors I, 2, & = 7,

* The exteat of Chevion responslbility for thess isprovesents to be
incleded in the developsent agreessat.

** Developsent te proceed in listed sequence unless revisions to the
traffic anslysis revise this phasing of tmprovesscts,

*%% Assured lmprovessnts to be completed, under contrect, bonded,
-thllllﬂtll the City Capltal lTeprovessnts Program, or programeed in
the Stete Transportatica lwprovesents Progras, to the sstisfsctioca of
the City Engineer,

LEVI-CUSHMAN SPECIFIC PLAN
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(FROJECTS TO BE ASSURED TO THE SATISFACTION OF THE CITY ENGINEER
BEFORE THRESHOLD CAM BE EICEEDED)

OTHER PROJECTS LEVL CUSMMAM SPECIFIC FLAM OHLY

El.  ZECTOR LIWHENTS

i,500 1 First final map of Dev, Ares 3 —_—

3,000 1,3 First finsl map of Dev. dres 3 To be constructed in connection with
the nev interchangs.

3,000 1,3 Firet final sap of Dev. Ares 3 ——

(3530 E.D.U, in Dev. Areas 1 & 1)

K.A. N.a. K,

200 3 First final sap of Derv, Area 3 ——

12,000 1,2,4-7 12,000 B.D.U. in sectors 1, 2, 4-7

18,000 [,2,4=7 18,000 E.D.U. im secrors 1, 2, é=7 —_—

UhotE: The 4% LAT bonus (1,652 ADD) appliss only
after construction of the LAT is assured to the
satisfaction of the Clty Engineer.



III. PARCEL MAPS

The parcel maps which follow provide schematic illustrations
of the land-based criteria imposed by the LCSP and the IG.
Maps are provided for all parcels.

LEVI-CUSHMAN SPECIFIC PLAN
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MINIMUM LANDSCAPING: 60 PERCENT

LEVI — CUSHMAN
SPECIFIC PLAN

LEGEND

== PARCEL BOLMDARY

lumn]l | DEVELOPMENT AREA

% NOWE BUFFER

- FRIARS FOAD THELE TRAEE

- EVERGREEN

FLOWERING TREE

ID:D] ORNAMENTAL ENTRANCE PLANTING

TALL PALM TREE

APARIAN VEGETATION

BHE

BCREEN/SETBACK PLANTING
] BUFFER AREA FLANTIG

* SOREEN BREAK FOR VEWS

PARCEL LOCATION MAP

PARCEL A
LANDSCAPE
SCHEMATIC



USE CONSIDERATIONS

Parcel A represents approximately 14 per-
cent of Development Area 3.
PARCEL S1ZE:

HEIGHT MAXIMUIM:

USE EMPHASIS: OFFICE
MAXIMUM COVERAGE: 40 PERCENT
ADT ALLOCATION FOR DA 3 31,663

10 ACRES
250 FEET

..-- e

PARKWAY AREA

HEIGHT ENVELOPE

HOT Hl SCALE

ISOMETRIC . 4
— A =¥
L = i /,/)
4 L

LEVI — CUSHMAN
SPECIFIC PLAN

\

SPECIAL ELEMENTS

Duwsiopmen patamn of Parcel A will be contingant o8
sdoption ol & finad design Joi the LAFashion Valey Road
Fisrchangs. Parcel A will not develog unll thal design a
adoptued,

& location adpcent 10 tha lnsswey iWchange &nd & 250
haighl musimen give developmend on Parcel A high
vakity sed specia) prominence.  Dwealoprent on thiy
M infuances ihe pacepiion of ihe entire proecl &0d
it therelons dearly sxpress LCSE #

Gince Parcel A ba incated sulzide ive contral LOSP atea,
eonnections wih The retl ol (be propect prosl be e
phinsibed, anpecially via pedasiian, bkeway, Hreelscaps,
wnd opan space Fksges and srchiecisral corsenily.

E LEGEND

e PARCEL BOUNDARY

ml]]]m DEVELOPUENT AREA
@ ViEw CORRIGOR

'!* ACCESS POINTS

ok  PECOMMENDED EUS STOPS
oo Bl APOVTES
==f=f= LAT ROUTE

sses BICYELE PATH

e ECYCLE LANE
——— G YCLE ROLFE
PARCEL LOCATION MAP

Sloping height requirements do nofl apply to Parcel A
nivce i wes regquied by e BB inderchange has ot
besn detwemined Bnd & rensonsbis developevent e
walnpa mus! be preserved.

Aftention must be given 10 (b peoject “edgee,” sapacialy
e ey thmt @ aviable ranakion b made b adfecesl off-
T

Dasign of ha Thems sairy musl be coordinated with ke
i aniey daealgn on Parcel G,

Mpasing 0! desaiopment munl paemd 8 thagughsview from
B 1 The rhewr

Accommmodation maml be made lof the satlem end of
ol Clrote Morth o cul-ge-suc inkg Parcsl A,

PARCEL A
SUMMARY MAP



USE CONSIDERATIONS
Parcal B represenis approximalaly 27 par-

cen! of Davelopmant Area 1.

PARCEL SIZE: 7 ACRES
HEIGHT MAXIMUM: 42-140' FEET
USE EMPHASIS: OFFICEMRETAIL

MAXIMUM COVERAGE: = 50 PERCENT
ADT ALLOCATION FORDA 3: 17,380

SPECIAL ELEMENTS

Development on Parced B mesd inchode o rverwalk along
ihe canal, peckslinn bridgels) b (e wleed, pedesiriar
wnd wwhioular access vis Street © o the land, ard pad-
ing parages 1o ! hickes destined for the -
Tard,

Coopdinglion with Pamsls .0, snd P i necessary o as-

watw beidge, Mverwal, pedasidan, and bike sy daign
o ey

Dssign ol tha (heme enbry musl be oxonSnatoed with the
Ibacna eniry dasign oa Pancel P,

Viws comidon 0 the iskind must e estabizhod siong
both Seesl © and the sastem parcsl bowndary,  Views
e 0 hawve speclic Weminations such =3 the theme
e, B A of outdoor Eouiplhute.

Baszng of dévelopnent on Parcel B mus pemd &

LEVI— CUSHMAN
SPECIFIC PLAN

LEGEND
— . PARCEL BOUNDARY

DEVELOPUENT AREA
"Qb VEW CORRIDOR

1'* ACCESE POWTS
K AECOMUENDED BUS STOPS
0000 BUS ROUTES
e LAT ROUTE
*+ BCYCLE PATH

=== BCTCLE LANE

— WCYOLE ROUTE

PARCEL LOCATION MAP

PARCEL B
SUMMARY MAP



MINIMUM LANDSCAPING: 50 PERCENT

LEVI - CUSHMAN
SPECIFIC PLAN

SECONDARY
THEME ENTRY

LEGEND

m———e— PARCEL BOUNDARY

FRIARS ROAD THEME TREE
EVERGREEN
FLOWERING TREE

Il | | |I ORMAMENTAL ENTRANCE PLANTMNG

[W] TALL PALM TREE
AIPARIAN VEGETATION

M SCREENISETBACH PLANTING
e BURFER ARE A PLANTING
E P T—

PARCEL LOGATION MAP

PARCEL B
LANDSCAPE
SCHEMATIC



TN R PPATRDN AN LAUNYE

USE G‘DNS'DE HHT'DNS mwﬂ&%mrm

Parcal C rapresans approximatedy 27 par-
cant of Devalopment Area 1.

LEGEND

=
-
e e . S

—— FARCEL BOURDARY

PARCEL SIZE: T ACRES
I'JESIEGHT IAASCI LI R;rE-HD FES BECLDPIENT ANEA

MAXIMUM COVERAGE: 40 PERCENT
ADT ALLOCATION FOR DA 3: 17,3800

@ VIEW CORADOR

T‘ ACCEES PONTE

PEDESTRIAN —- - - ¥ :
ERHL?NGDE e 7 At 7 Y  RECOMMENDED BUS STOP
o000 BUS ROUTES
mf  LAT ROUTE
SPECIAL ELEMENTS B

Dhrvmlogeyied oo Pascal © most inciade & riverwall along
tha canal, pedestrisn bridge(s) o the lsland, » buffer
marg the rrest chanoel, snd biuerrs wnd pedesirian
paitm. A bus Fop i propoeed sdar the Fashioo Valey
Road/Sreat B interraction.

Coordination with Partsh B and T m necsssary i assum

bricdge, rvarwal, bufled, pedesiisn, and bike wpsiem

daslgn contrady.

Since Parcal © will develop pros o Passl A, 8 will ssisb- E

Esh the eniry thema design that will submaquently be H - = (R

nciogiod for Paccel A, %S . "
3L

Tha transdion moes in rortbeds? oome: of paros) privedes o = .-—"; L il

—— RCYCLE LANE

— ECTOLE ROUTE

MAJOR THEME

ENTRY
(e RADRES FROM CORMER]

Special detign sfeslion i decesaary 8 (he rivenialk
maergas with Tha bulfes e tha neth weienm pertios of par-

oal
A wiww contidor must be sulablinhed sloog e weslem

border of the pecel &nd visusly lemaale o 8 pad, H.EIGHT EWE_G‘PE ISDMETFIIC
g

soulphre, #ic. on the Bland, Views musl be provided
theough the lmnskion 1one inio the rrver channed

Mazzing of deveopmen on Pacsl G musl permll @
shrteug h-vieesr from etertiate B o the et ok hal vies
coperichor b proviced heough Pamed 0L

LEVI-CUSHMAN

SPECIFIC PLAN PARCEL C

SUMMARY MAP




BUFFER
(25 FEET)

PEDESTRIAN
BRIDGE TO

N ///}WA/M I i

Hrilll-

CTrares: " " ENTRY

MINIMUM LANDSCAPING: 60 PERCENT

LEVI -~ CUSHMAN
SPECIFIC PLAN

LEGEND

——— PARCEL SOUMDARY
DEVELOPMENT AREA

MOMSE BFFER

o] PRIARS ROAD THEME TREE

| EvERGREEW

FLOWERING TREE

DRNAMENMTAL ENTRANCE PLAMTING
TALL PALM THEE

RFARIAN VEGETATION

%ﬁ BUFFER AREA FLANTING

* SCREEN BAEAK FOR VEEWS

PARCEL LOCATION MAP

PARCEL C
LANDSCAPE
SCHEMATIC



USE CONSIDERATIONS
Parcal D represants approdmately 14 per-

cent of Development Area 3.

PARCEL SIZE: 12 ACRES

HEIGHT MAXIMURM: 42 FEET

USE EMPHASIS: RESIDENTIAL
OFFICE/RETAIL

MAXIMUM COVERAGE: 60 PERCENT
ADT ALLOCATION FOR DA 3: 17,380

HEIGHT ENVELOPE
ISOMETRIC

LEVI ~ CUSHMAN
SPECIFIC PLAN

SPECIAL ELEMENTS

Dewsbopment on Parcsl [ muss inchade & sver buller, &
rivararaly Wiong ihe canal, pedestrian bridgels) scross the
canal, 5 conirad pedesirian snd wehicyiar bridge south via
Saresl G, gned blceways mnd pedesitian pathe.

Coseinalion with Parcels P5,C, and O n hecessary
B bridge, mrereal, bufler, and podesifien o bke
At design comtinuity,

To emphasize ihe pedestrian naturs of the llend, o lees
50 peeoeet of the parking nesds of e blesd o & be
et iy periireg Faciftine off the wlewd

Publc upe arsas wa 10 b providied sl Both ends ol tha ia-
tend mnd may nciude ampbatheiied, pardk, recawation
s Of Vilrwing imin; sculprs gandas, ke,

Speca! desgn meation [ neceary i tverwak o
et biler 82 both ance of ihe mland,

TP bcrermr hasig™l i Lo dalerined o PO siage.

Program 1o b pitedtied ol wilsd guaity managemen
ard pranazaeg ket e cioted cirout canal wysism,

Masping of developmanl on Pamel D musd peisil 8
Prwpugh-view lrom 1-8 i U rivar.

PUBLIC USE PARK/
RECREATION AREA

LEGEND
—r = PARCEL BOUMUARY

DEVELOPMENT AREA
ﬁé?b YIEW CORRIDOR

1* ACCESS POMTS
K FECOMMENDED SUS STOPS
0000 BUS ROUTES

—f—t= LAT ROUTE

PARCEL D
SUMMARY MAP



RECREATION AREA TO BLAND{TYPICAL)

MINIMUM LANDSCAPING: 40 PERCENT

LEVI - CUSHMAN
SPECIFIC PLAN

PUBLIC
RECREATION AREA

LEGEND

e PARCEL BOUNDARY
DEVELOFMENT AREA
% MOISE BUFFER

FRIARS ROAD THEME TREE
EVERGREEN

FLOWERING TREE

ORHAMENTAL ENTRANCE PLANTING
TALL PALM TREE

R ARIAN VEGETATION

-RIEIS IR

SCAEEN/SETBACK PLANTING
/7] BurrER amea eLANTIG
‘. SCAEEM BREAM FOS VEws

PARCEL D
LANDSCAPE
SCHEMATIC



LEGEND

USE CONSIDERATIONS ——— PARCEL BOUMDARY
Parcel E reprasenis approcdmately 11 per- i
cant of Devalopment Area 2. EELOPMENT AREA
PARCEL SIZE: 4 ACRES CLID view consos
HEIGHT MAXIMUM: 42-140 FEET =
USE EMPHASIS: HOTEL A sccess rowts
MAXIMUM COVERAGE: 50 PERCENT
ADT ALLOCATION FOR DA 2: 17,906 9 RECOMMENDED uuS ST0PS
000D BUS ROUTES
w—f—f= LAT ROUTE
SPECIAL ELEMENTS == 1\ JF U oo\ % e BCYCLE PATH
Deveiopment on Pacel E must include & iheer ufler, e ECTELE LAME
birwarys e pacesirlan patha.

Coordration with Parcels N and F i necassany 1o sasum
e bufler, pedesiian, snd bde system design con-

ety

Speciel uss and desipn opporiunie e wvallable wince
ity acfjacen Farosl N s dedicxied io pard and open wie.
Compatitilly and confiwity in planting and design
maceggary babesen Parcsl M and E-

Virw oorrdors w0 be provided siag both sas) end
wanl bosders of the parced which leeminate o the e
chanead

Twn ibmugh-pamel view oonidors ww mepared fom
Friars Fload via Parcads L ard K, aed then ihough Par
cnln O, E, of F oo s river.

LEVI— CUSHMAN
SPECIFIC PLAN

PARCEL E
SUMMARY MAP




LEGEND

- PARCEL BOUMDARY

DEVELDPMENT AREA

HOISE BUFFER

FRIARS ROAD THEME TREE
EVERGREEN

FLOWERNEG TREE

ORHAMENTAL ENTAANCE PLANTHG
TALL PALM TREE

AP ARIAN VEGETATION

[0} sCREEWSETBACK PLANTING
BUFFER AREA PLANTING
* SCREEN BREAX FOR WEWS

PARCEL LOCATION MAF

MINIMUM LANDSCAPING: 50 PERCENT

PARCEL E
LEVI - CUSHMAN LANDSCAPE

SPECIFIC PILAN SCHEMATIC



USE CONSIDERATIONS

Parcal F represents appronimataly 13 per-
cant of Developmant Araa 2.

PARCEL SIZE: 5 ACRES
HEIGHT MAXIRMUM: 42-140 FEET
USE EMPHASIS: OFFICE/RETAIL

TRANSPORTATION CENTER
MAXIMUM COVERAGE: 50 PERCENT
ADT ALLOCATION FOR DA 2: 17,906

SPECIAL ELEMENTS

Dwvslopment oo Pascel F miust include & river bufler, &
poton of ihe wanspordation center, blewmyn end
pchalrian paithis,

View corfidors are 1o be provided sling both ssst asd
warsl borders of the pamel. Tha view coirdar on the wesl
wnd ol Farcel F owill lgeminats ol ihe iver channel, The
i G0 nCor Bipng Stveel © will dinect views ko the cenizal

Pt bridge

Cooedinaton with Pacsts £ and G b neceusary io assure
vl bufler, padesiiian, and bia system desige oone
tienaity, Conedination with Paroel G, J, and K B nacesaary
0 A Warspon aton cerie dusig iy,

Parcsl F, s m gatewsy o e sland, b s pime sres for

pporing the requi thal @ least 50 perent of the
parking mwads of tha elsnd ba mel by Leciras ofl b -
.

Two fough-parcel vew comdor e equinsd from
Friars Fload via Parcsls L and K, and then thwough Par
caln O, E, o F o tha thrae.

LEVI - CUSHMAN
SPECIFIC PLAN

TRANSPORTATION

LEGEND

UEVELGPUENT AREA
= G = ViE W COHHILOR
=

AP access eomrs

o RECOMMENUED bus sTofs
0000 BUT AOUTES
=f=f= LAT AOUTE

eer @EYE PATH

e BOVOLE LAYE
— ECVOLE ROUTE

PARCEL LOCATION MAPR

PARCEL F
SUMMARY MAP



MINIMUM LANDSCAPING: 50 PERCENT

LEVI - CUSHMAN
SPECIFIC PLAN

LEGEND

PARCEL BOUNDARY
CEVELOPWENT AREA
WOISE BUFFER

FRIARS ROAD THEME TREE
EVERGAEEN

EIE] FLOWERING TREE

m OAMAMENTAL EMTRANMCE PLANTNG
m Tall PALM TREE

E RPARAN VEQETATIDN

(R
ZZ)

ECREEM/SETRACK PLANTING

E2772| mFTER AREA PLANTHG

PARCEL F
LANDSCAPE
SCHEMATIC



USE CONSIDERATIONS

Parcel G reprezents approximately 8 por-
cent of Davalopmant Area 2,

PARCEL SIZE: 3 ACRES
HEIGHT MAXIMUM: 42-140 FEET
USE EMPHASIS: OFFICE/RETAIL

TRANSPORTATION CENTER
MAXIMUM COVERAGE: 50 PERCENT
ADT ALLOCATION FOR DA 2: 17,808

SPECIAL ELEMENTS.

Covalopmam oo Paced G rusl inchods 8 deer bullsd, &
- L poviation cender, blossn  and
pebedasirian paths.

View pofridors aee 10 be provided sloag both sast and
wwsd boeders of e el The view corridor on the sest
wred of Parcsl G will terminate o the fvar chanesl The
wirw o ichor slong the wesh end of e parced Shieed C wil
ditnect wierwn 0 e Conilenl padestrian beidge.
Coonfination with Pacsls F and H s necessary lo sssurs
e bufler, pedevirinn, s bia sysiem design oon-
Viewity, Cooedansiion with Paceis F, J, and K s necssssy
5 Ebne Taraporlation oeer design cocdinuly,

Pamel G, an & gateway & 1 iskand, b o prime arsa for
BUppOriing the gk eiol thal of lwast 50 peccon of the
WMH iha iland ba met by laciites off iha -

Specisl vie and design opporuaiies e bl be
caume the ndacent Paesl H in dedicated o padk and
open use. Compaliodity snd soramulty bateeen Parosls G
wntl H s padiicuiary imporiart ot the castem adge of Par-
bl G whars 0w vss o & meandaring blcipad path s
mnpackally Bl pie,

LEVI-CUSHMAN
SPECIFIC PLAN

MAJOR PEDESTRIAN BRIDGE
CTRANSIT & EMERGENGY VEMICULAR LES)

HEIGHT ENVELOPE ISOMETRIC

LEGEND
s FARCEL BOUNDARY

DEVELDPMENT AREA

'ﬁgb YEW CORRIDORMN

A rccess posns

oK RECOMUENDED BUS STOPS

o000 BUS ROUTES

e LBT AOUTE

PARCEL G
SUMMARY MAP



LEGEND

Sm—ies PFARCEL BOUNDARY

DEVELOPEENT AREA

% WOISE BUFFER

FRIARS ROAD THEME TREE
EVERQREEN

FLOWER™NG TREE

[TTT] ommasenta exrmance pasresa
m TALL PALM TREE

E RPARIAN YEGETATION

(15
A

P72 wurrem apEs PLANTIG

MINIMUM LANDSCAPING: 50 PERCENT

PARCEL G
LEVI - CUSHMAN LANDSCAPE
SPECIFIC PLAN SCHEMATIC



USE CONSIDERATIONS LEGEND

Parcel H is part of Development Area 2. ' S —
PARCEL SIZE: 1 ACRE _
USE EMPHASIS;  PARK/XOPEN AREA DEVELOPMENT AREA
ADT ALLOCATION FOR DA 2: 17,908

'G: VIEwW CORRIDOR

=

f ACCESE POINTE
SPECIAL ELEMENTS o  rECOMUENOED BuB STOPS
mm;:'m“h NT_IM: Iﬂ:'m oo BUS ROUTES
ool H, That pwoes s Turther srphumizad by T md-
jucerd ame aniy on Parcd | s e role of Pasesd H i sfud=  LRT ROUTE
Lasellng 0 She rmnepon ation carber,

BCYCLE PATH

Because a poion of Parcel H es within = fiood wey s
GO wrea, Ubs mrd derrooment on the pamel susl be — HEOYOLE LANE
jiointly planned with uses in the loodwey Uenion s of
Parcel | and apperend by the Fioodesy Mensgement sec- BCYOLE FOUTE

Eoorof b City'a Enginesaring snd Developeet Division i
Rasure compatislty with foodplain devalopment stand-
. Heght manmums do ned apply snce the arss e
wethin % ooy,

Devaiopriant an Parcsl H most includs 3 buller siong the
theer channal and & special treatmant arwas whers Aparian
wagmliton will mepe with omamental planiings,

Viile u virw comidor b shomy o e sesterm biorder of

Ere prorsd, e ertre sile sctualy brctions e e vies o
rickor lareningating sl the rver channel.

NOT TO SCALE

- PARCEL H
é%‘ébﬂlgﬂés%ﬂm SUMMARY MAP



LEGEND

e PARCEL BOUNDARYT
DEVELOPMENT AREA
[ ——

m FRIARS ROAD THEME TREE
E\'Eimﬁﬂ‘
m FLOWERWG TREE

m OFMAMENTAL ENTRANGE PLANTING

% TALL PALU TREE
RPARIAN VEOETATION

m SCREDWEETHACK PLANTING
o] mrrER AREA PLANTIG

* SCREEN BREAK FOR VEWS

PARCEL LOCATION MAP

WOT TO SCME

LEVI - CUSHMAN LANDSCAPE

SPECIFIC PLAN SCHEMATIC



USE CONSIDERATIONS

Parcel | represents approximataly 19 per-
cant of Devalopment Area 2

PARCEL SIZE: 7 ACRES
HEIGHT MAXIMUM: 140-250 FEET
USE EMPHASIS: OFFICE
MAXIMUM COVERAGE: 40 PERCENT
ADT ALLOCATION FOR DA 2: 17,506

SPECIAL ELEMENTS

A ZED=foot hanght s in COmbenagan with B Gcsen
babing the cpen s Paccsl H will ghvs Farcal | axcaplion-
il et view nppadunitisn which shoukd be emphasited in
project dutign.

Dwvalopment ¢h Faesl | musl inchale & mapr thema
wniry, bivwiys, and padetiian paths.

Coordination  with Parcel J 8 necessary 0 asauns
padaainian 3nd b wyeiem conlnuiy.

Dusign ol developreant on Famsl H muad pronde =
pradual et tansiion Imm ihe opes e of Paosl

Dwsign of tha main thema entry andior other uses oo the
ecthamien podion of the pared n he vensiicn wes
st be sppeoved by the Fioodway Managenant secion
of e Ciy's Enginssring and Develoomant Division 1o gt
s nompaliblity with Toodabsin Seveloponen standards.

Alsetion o progec] “edges” musl saeae 8 sedalis ansk
Hon o adjacent off wis arese

LEVI — CUSHMAN
SPECIFIC PLAN

[HE) 5 oEvEL
COULD IWPLLE FLOCO FLOW)
HEIGHT ENVELOPE ISOMETRIC

BV

LEGEND
s s FARCEL BOUNDARY

DEVELOPMENT AREA
""'G’ VEEW CORRIDTR

A sccessromis

K RICOUNMERDED BUS 5TOPS
0QO00 BUS ROUTES

e LAT AOUTE
tenaes BETELE PATH
—reeems BOVOLE LWE

— ECYOLE FOUTE

PARCEL LOCATION MAP

PARCEL |
SUMMARY MAP
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MINIMUM LANDSCAPING: 60 PERCENT

LEVI - CUSHMAN
SPECIFIC PLAN
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USE CONSIDERATIONS
Parced J represents approximataly 11 par-

cant of Development Araa 2.

PARCEL SIZE: 4 ACRES
HEIGHT MAXIMUM: 140-250 FEET
USE EMPHASIS: OFFICE/RETAIL

MAIMUM COVERAGE: 40 PERCENT
ADT ALLOCATION FOR DA Z: 17906

SPECIAL ELEMENTS

A location on Frien Flosd 8 Siresl C makes Paresd J one
of e prvcpal enly kress 5 the sotine propect. Devalop-
manll on this site infiuances e peoepdon o the wntie
projact and must 1harsions cearly sxpress LCSP themes.

Devslooment on Pacel J mul includs & major Shemne
wntry, & porion of The rmnaponason cener, bioresys and
petasirian paths.

A major W cofridon s 30 be provided o e weal end of
the pamsl along el © leading views Cwoogh the
ransporaion Conber 1o the central pedesirian bridge,

Design of the themas snby mus be coordinated with the
hemen weiry o Pacced KL

Coordination with Parcals F, G, srd K in recassary o o
e irnnaporiation canied design continuily.

Parcel J bs a prims candidate for & comolidated parking
aran o supoont 8 park-and-fide lacily o ithe tunagots-
T Sl

Alndion musi be pivan o profec “sdges”™ o Exsure ihai s
muiable trantiion @ made o sdjacen offsie aress

Dareelopmant albong Friaes Fosd shal mol create o wal -
ettt prohibits: views into The project.

LEVI — CUSHMAN
SPECIFIC PLAN

PARCEL J
SUMMARY MAP



MAJOR THEME ENTRY

MINIMUM LANDSCAPING: 60 PERCENT

LEV| —~ CUSHMAN
SPECIFIC PLAN

LEGEND

e PARGEL BOUNDARY
DEVELGPUENRT AREA
— g

FRIARS BOAD THEME TREE
EVERGREEN

Eﬂ FLOWERNG TREE

Il l i !I DRHAMEHTAL ENTRANCE FLANTING

lﬁil TALL PALl TREE
RFARIAN VEGETATION

m SCAEENEETRACK PLANTING
7] BurtER AREA PLANTIHG
* SCREEN BREAX FUR VIEWS

PARCEL LOCATION MAP

PARCEL J

LANDSCAPE
SCHEMATIC



USE CONSIDERATIONS
col K represents & s

ot b Davalopmon Ane.2,

PARCEL SIZE; o AckES
HEIGHT MAXIMLIM: o it Pty
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USE CONSIDERATIONS

Parcel N s part of Developmant Area 3,

FARCEL: 3 ACHES
HEIGHT MAXIMUBA: 42-140 FEET
UISE EMPHASIS: PARK/OPEN AREA

ADT ALLOCATION FOR DA 3: 31,689

SPECIAL ELEMENTS
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USE CONSIDERATIONS LEGEND

Parcel Q reprosents approximately 13 per- —_—
cont of Development Araa 3. SANBEE pgagR
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USE CONSIDERATIONS

Parcal P represants approximalsly 5 per-
canl ol Devalopmant Area 3.
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USE CONSIDERATIONS

Parcel O represents approximately 8 per-
cent ol Development Area 3,
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USE CONSIDERATIONS
Parcal R is pan of Development Area 3.
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USE CONSIDERATIONS

Parcal 5 represents approximatoly 9 per
cant of Devalopment Area 3.

FARCEL S1ZE: 7 ACRES
HEIGHT MAXIMUM: 250 FEET
USE EMPHASIS: OFFICE

MAXIMUM COVERAGE: 40 PERCENT
ADT ALLOCATION FOR DA 3: 31,669
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USE CONSIDERATIONS LEGEND

Parcel T is pant of Dovelopment Area 3. ——=—= PARCEL BOUNDARY
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USE CONSIDERATIONS

Farcel U represents approximately 7 pir-
cent ol Development Area 3.

PARCEL SIZE; 5 ACRES
HEIGHT MAXIMUM, 42-140 FEET
USE EMPHASIS: NOT DETERMINED
MAXIMUM COVERAGE: 50 PERCENT
ADT ALLOCATION FOR DA 3: 31,669

SPECIAL ELEMENTS
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IV. RIPARIAN REVEGETATION PROGRAM

Appendix C of the Levi-Cushman Specific Plan Environmen-
tal Impact Reporl

LEVI-CUSHMAN SPECIFIC PLAN
IMPLEMENTATION GUIDELINES/ 31
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I. INTRODUCTION
A. PURPOSE

1. The San Diego River Wetlands Management Plan

The San Dlego River Wetlands Management Plan was developed by the City
of San Diego in cooperation with the resource agencies. The plan is intended to
provide flood-control facilities along the increasingly urbanized corridor of the
San Diego River through Mission Valley, while at the same time preserving and
reestablishing a measure of the natural biological quality that once existed in this
area.

This project, the Riparian Revegetation Program for the Levi-Cushman
Specific Plan area (Figures 1 and 2), incorporates the principal goals of the San
Diego River Wetlands Management Plan. The primary policy orientation of the city's
plan is

« » » lo define a means of maintaining and improving the overall quality of
the wetlands associated with the San Diego River while allowing for develop—
ment in Mission Valley. The intent of the plan is to establish a framework
for accomplishing this goal by incorporating hiological considerations into
planning for development and flood management on the river (p. G-3).

Thea stated objectives of the Wetlands Management Plan are to establish a
guide for natural and revegetated wetlands preservation and improvement in the
valley, to clarify common goals for agencies and the private sector to allow
incorporation of biological requirements within the scope of new development, and,
therefore, to facilitate compliance with the procaessing requirements of state and
federal agencies for projects which affect wetlands.

Reestablishment and management of wetlands within the existing floodway
(FW) of the San Diego River is mandated by the Wetlands Management Plan:

The established FW zone boundary encompasses a sensilive resource area
wherein no modifications shall be permitted wunless mitigation is accom-
plished in agreement with the [San Diego River Wetland Management] plan
(p. G-15).
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The purpose of wetlands revegetation is defined and qualified as to
intent and limitations:

The primary purpose of the [plan] is to protect, preserve and enhance
wetlands . . . . it is recognized that the floodway is within an urban
setting and must serve multiple uses, [not] solely serve as wildlife habitat
{pl G_Ijlo

Specific habitat reestablishment guidelines in the Wetlands Management
Plan call for creation of a distribution of habitat types within the wetlands corri-
dor of 35 to 45 percent riparian woodlands, 25 lo 35 percent freshwater marsh, and
20 to 40 percent open water., Islands should also extend along 5 to 15 percent of
the length of any river segment.

The Wetlands Management Plan also discusses specifically the segment of
the river that includes the Levi-Cushman Specific Plan area (p. G-27). Some land
that is presently within the floodway could be recovered for development if a flood-
control channel capable of containing a 100-year flood and supporting a viable
wetlands corridor is developed. Wetlands restoration must be Incorporated into
channel design. The revegetated channel could be considered compensation for loss
of the small areas of existing riparian woodland and degraded wetlands [golf
course], and the creation of a biologically valuable corridor would eliminate the
need for compensating loss of floodway on an acre-for-acre basis.

2. The Levi-Cushman Riparian Revegetation Program

The primary purpose of the Riparian Revegetation Program for the Levi-
Cushman property is threefold. First, implementation of the project will reduce the
flood risk to both existing and proposed development, through channelizing the
floodway of the San Diego River between Fashion Valley Road and the proposed cross-
ing of Via las Cumbres. Second, the creation of a corridor of riparian habitat
approximately 400 feet wide along the existing channel of the San Diego River
through the property will mitigate the decrease in the width of the floodway result-
ing from project implementation and create new wildlife habitat. Third, the newly
created habitat area will also serve to mitigate the loss of the visual open space
currently provided by the green area of the golf courses.



The flood-control channel is designed to convey peak flood flows of
49,000 cfs (cubic feet per second), the peak flow during a 100-year flood event as
estimated by the Army Corps of Engineers (COE), without raising the calculated
surface of the existing 100-year flood level.

In accordance with the appropriate federal, state, and local policies,
the proposed Riparian Revegetation Program includes provision for the establishment
of a continuous riparian habitat corridor through the Levi-Cushman property. The
riparian habitat has been designed to include riparian woodland, freshwater marsh,
and open water habitats within the proposed flood-control channel, as delineated in
the Wetlands Management Plan.

Although the reestablished riparian habitat will provide ecritical wild-
life habitat in the wvalley, it will also be an important visual resource lo the
community, replacing the green open space of the golf course. Several provisions
have been incorporated into the program design to enhance the value of the new
floodway habitat as an aesthetic resource without significantly decreasing its
biological value.

The specific goals of the Riparian Revegetation Program for the restruc-
tured floodway on the Levi-Cushman property are:

a. Design and revegetation of both sides of the channel to provide
36.2 acres of continuous wetlands habitat on both sides of the
river distributed as follows: 19.5 acres of open water habitat
(+53.8 percent), 3.7 acres of freshwater marsh (+10.1 percent), and
13.1 acres of riparian vegetation (+36.1 percent). Riparian is
subdivided into 8.1 acres of willow-dominated riparian habitat cover
(#+21.8 percent) and 4.9 acres of cottonwood/sycamore-dominated
riparian (+13.3 percent].

b. Maintenance of biological resources in accordance with the goals of
the revegetation program, including development of riparian wood-
land, freshwater marsh, and open water habitats in the reconstructed
floodway.

c. Maintenance of the hydraulic characteristics of the channel to
ensure adequate flood control (conveyance of 100-year flows of
49,000 cfs).



d. Maintenance and management of the aesthetic and passive recreational
resource represented by the revegetated river channel.

e. Monitoring of the establishment and subsequent development of
vegetation and habitat quality to serve as a basis for maintenance
activities.

This document will also detail phasing of channel construction, the
structure and function of buffers along the revegetated floodway, uses permitted in
the buffers adjacent to wetlands, and land uses allowed in developed parcels
adjacent to the channel in accordance with the Wetlands Management Plan and with the
requirements for maintaining the biological and aesthetic quality of important
habitat areas.

One off-site improvement to be implemented by the project, the extension
of Street "A" would affect 2.8 acres of riparian habitat. Included in the program
described below are measures recommended to mitigate this off-site wetlands habitat
loss in accordance with the guidelines of the Wetlands Management Plan. The loca-
tion and area of project and off-site impacts and mitigation measures are shown in
Figure 3.

3. State and Federal Agency Concerns

Applicants for projects along the San Diego River must obtain a U.S.
Army Corps of Engineers Section 404 permit. The concerns of the COE are mandated by
the Clean Water Act of 1972 and the River and Harbors Act of 1899 to minimize the
loss of wetlands and degradation of water quality. This has been broadly inter-
preted to include all actions that result in the filling or dredging of wetlands.
Section 404(b) (1) of the Clean Water Act proscribes development which will have an
unacceptable adverse effect on wildlife and other wvalues. The COE, in consultation
with the U.S. Fish and Wildlife Service (USFWS), and following appropriate guide-
lines, must make a determination that a project (including mitigation measures)
subject to a 404 permit will have no adverse impacts and that there is no feasible
alternative to the proposed action. Furthermore, any impacts that result from
project implementation must provide appropriate mitigation, as outlined in the USFWS
Mitigation Policy (Appendix C of the Wetlands Management Plan). Other applicable
federal authority is summarized in Appendix B of the Wetlands Management Plan.
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Applicants must also process a California Department of Fish and Game
(DFG) Section 1601/1603 Agreement for any alteration of the streambed of the San
Diego River and meet the standards of the Regional Water Quality Control Board.

B. EXISTING HABITATS ON THE SAN DIEGO RIVER

As described In the Biological Resources Survey of the Levi-Cushman Proper-
ties, the project area supports wetlands habitat (primarily emergent aquatic vege-
tation]) within the banks of the existing pilot channel of the San Diego River. The
remainder of the property is currently the golf course and driving range of the
Stardust Country Club.

Included in the existing landscaping of the golf course are a number of
mature trees (approximately 500). Transplantable individuals of native riparian
species will be used in the revegetation of the river channel. Nonnative trees that
are transplantable will be incorporated into the landscaping of the specific plan
area.

Approximately #.43 acres of disturbed riparian woodland exists on the border
between the Stardust Country Club Golf Course (Levi-Cushman property) and the River
West Golf Course to the west. The valley to the west to the Morena Boulevard
crossing is a mix of habitat types, predominantly transitional wetlands, shrub-
dominated uplands, riparian woodlands, and disturbed open areas. From the Morena
Boulevard crossing to the railroad crossing and Interstate 5 (1-5), the habitat is
primarily shrub-dominated uplands and riparian woodland with areas of transition and
emergent wetlands. To the west of 1-5, the flood-control channel contains primarily
wetlands which make a transition to salt water and tidal Influence increases.

To the east of the specific plan between State Route 163 (SR 163) and Fash-
ion Valley Road, the normal river flow volume is contained by a narrow, disturbed,
soft-hottomed channel. The channel varies from approximately 300 feet across at SR
163 to 100 feet at Fashion Valley Road. The channel is disturbed but contains areas
of riparian woodland and emergent wetlands on the castern end. The majority of the
channel is disturbed wetlands or open disturbed land. Immediately to the north of
this segment of the channel is the parking lot of Fashion Valley Center, which is
within the 100-year floodway. To the south of the channel are various office build-
ings, hotels, and their associated parking lots.



Il. DESIGN CRITERIA

A. THE WETLANDS RESTORATION PLAN

1. Riparian Vegetation Ecology

Riparian wvegetation along southern California coastal plain rivers such
as the 5an Diego River is characterized by an overstory of trees such as willow,
sycamore, cottonwood, and live oak. Understory species include shade-tolerant
shrubs, herbs, and woody vines, ranging from chaparral shrubs such as holly-leaved
cherry to riparian woodland taxa such as wild grape and California wild rose. The
riparian vegetation community structure is determined by three principal factors:
(a) vertical distance of the soil surface above the average dry-season groundwater
elevation; (b) maximum flood-stage water velocity; and (c) random disturbance
factors such as variations in weather patterns or channel erosion patterns. For any
point on a transect across the river, the nalural vegetation structure consists of
plant populations adapted to associated drought-stress and flood-energy conditions.
Random disturbance factors superimpose a patchwork pattern consisting of discrete
areas in various stages of development following disturbance.

Prior to agricultural and urban development of much of Mission Valley,
the natural vegetation consisted of three generalized zones: a channe! area consist-
ing of scoured sand and scattered pools formed by current irregularities, vegetated
with sedges, bulrushes, and cattails; a zone of willows and cottonwoods Increasing
in age awl size with distance from the channel; and further from the channel, a
floodplain riparian woodland grading from mature black willows and cottonweods to
sycamores and live oaks on the edges of the valley floor. On the south-facing
northern valley wall, native coastal sage scrub and perennial grasslands intergraded
into the riparian forest. On the south wall, chaparral and live oaks formed the
transition.

Current vegetation patterns along the river reflect both historical tand
use changes and disturbance/response abilities intrinsic to the wvegetation. Along
much of the present-day river, only the willow zone is present immediately adjacent
to the channel. The channel itself has been straightened, deepened, and narrowed
for flood control in many areas, and many bordering areas have been elevated above
the natural floodplain. The prevalent willow zone vegetation is adapted to frequent



disturbance from scouring by high-energy floodwaters by its rapid growth and inva-
sive abilities, explaining its presence in the absence of deliberate revegetation
efforts.

2. Wetlands Restoration Goals

As described above, current vegetation on the project area is primarily
turf grasses associated with the golf course, with no existing native riparian
habitat. The primary goal of the wetlands restoration portion of the Riparian
Revegetation Program is to reestablish native riparian habitat within the flood-
control channel proposed for the project area. To the maximum extent possible
within constraints imposed by the physical characteristics of the proposed flood-
control channel, the goal of the restoration plan is to provide a level of habitat
diversity and continuity within the restored area comparable to that of undisturbed
systems.

The wetlands restoration plan will also implement mitigation for dis-
turbance of riparian vegetation caused by the construction of one off-site road
required as a condition of the project. Riparian vegetation will be planted along
currently disturbed floodway areas in compensation for the paved floodplain areas
created by the off-site roadways.

The wetlands restoration effort will result in the establishment of 3.67
acres of emergent aquatic vegetation, 8.11 acres of willow fringe thicket/woodland,
and 4.94 acres of mixed riparian forest along the on-site portion of the river
channel (see Figures 6 and 7). Approximately 0.6 acre within the floodway to the
west of the project site will be restored to riparian vegetation in connection with
the construction of Street "A."

The intention of the Riparian Revegetation Program is the creation of
wetlands habitat through the reach of the San Diego River that crosses the specific
plan area. This wetlands will be a natural lake during the dry season providing
habitat for a variety of water-dependent wildlife species and a free-flowing river
during the wet portion of the year. The shallow water of the dry season lake
[depths of five to six feet) should be deep enough to inhibit filling in with
vegetation yet shallow enough to allow adequate mixing to prevent degraded water
quality.



3. Revegetation Habitat Categories

As shown on Figures 4 and 5, the riparian revegetation area has been
divided into five generalized habitat types according to distance from and elevation
above the river channel. The final design may require slight alterations to adjust
for the grading design. These include open water, emergent aquatic, willow fringe,
mixed riparian forest, and buffer plants. Each of these habitats is composed of one
or more plant associations.

The open water category has been indicated for those areas of the chan-
nel which will be excavated to a depth exceeding 2 feet below the minimum ground-
water elevation. The water level will be maintained (except during storm runoff
conditions) at approximately 11 feet above mean sea level (MSL) along the entire
on-site length of the river by a weir structure at the western boundary of the site.

Elevations for planting were determined by measuring elevations of
established habitat along the San Diego River. Emergent aquatic vegetation is
indicated for areas between 9 and 13 feet above MSL, these areas being characterized
by shallow water and saturated soils with periodic high-energy flood velocities.
Between about 13 and 21 feet MSL (up to 10 feet above the dry-season water level],
willow fringe vegetation has been indicated. This vegetation is composed primarily
of relatively small willow species adapted to annual flooding and rapid regeneration
following disturbance by floodwaters, Channel areas higher than 21 feet above MSL
will be established as a mixed riparian forest zone, to be planted with a variety of
larger riparian tree species and native understory species.

A buffer area at least 25 feet In width will be implemented along the
outer edge of the riparian restoration area. This area will be wvegetated with
native riparian tree species, with a 5-foot dense planting barrier of understory
species such as blackberry and wild rose to discourage encroachment into the adja-
cent riparian habitat [see below).

Within each generalized habitat type, plantings will be implemented in
plant associations of varying quantity and arrangement of the component species.
These associations are intended to mimic the kinds of random aggregations of habitat
stands which result from the natural development of riparian vegetation over time in
unchannelized systems, .and at the same time provide an interface to the project's
aesthetic design by providing views to open water.
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While natural riparian vegetation normally grows on virtually level
substrate, much of the woodland to be implemented with the revegetation plan will be
on the 2.5:1 channel containment slopes. This difference will create a need for an
Initial Irrigation and maintenance progran period to assure reasonable survival of
the planted materials.

q, Plan! Ass_u__ci_a_tip_n DescriEtI_@E

Table 1 lists the plant species to be used for each plant association
within the generalized categories. Also shown is how these vegetation units corre-
spond to environmental gradients of groundwater availability and flood energy. Each
plant association is given a map symbol [see key) which may be used to interpret the
revegetation designs Illustrated in Figures 5, 6, and 7. Tahle 2 lists species
composition and planting densities for each plant association.

As described in Tables 1 and 2, the emergent aquatic zone will consist
of two plant associations, Cattail (C) and Bulrush (B). Both of these associations
will depend primarily upon natural successional processes to establish the emergent
aquatic vegetation initiated by planting rhizomes of locally obtained Typha
(cattail) and Scirpus (bulrush) species. Because these plants spread rapidly by
vegetative reproduction when established on appropriate habitat, planting will be at
low densities sufficient to establish species diversity.

Three plant associations are Iincluded in the willow fringe zone.
Sandbar Willow Woodland (5W) will consist primarily of low-growing (to 15 feet)
shrubby species. Arroyo Willow Woodland (AW) and Mixed Willow Woodland (MW) are
progressively taller, ranging to 40 feet at maturity. These plant associations will
be planted at densities specified in Tahle 2.

The four plant associations specified for the mixed riparian woodland
zone include Willow-Cottonwood Woodland (WC), Sycamore Woodland (5Y), Oak Woodland
(OW), Mixed Willow Woodland (MW), and Shrub Openings [(59). These patches will be
taller at maturity (to 80 feet), with gaps and openings of low shrubby growth pro-
viding structure diversity and visual access to the river. Three plantings will be
aggregated into groves at an overall density of 150 trees per acre (average spacing
of 17 feet) according to the definitions given in Table 2.
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TABLE 2

STAND-TYPE DEFINITIONS

Species

Quantity

Planting Layout

Bulrush (B)

Scirpus californica
Scirpus acutus

100 rhizomes per
acre of either or
both species

Scattered planting near shoreline in late spring
following last rains (no irrigation).

Cattall (C)

Typha angustifolia
Typha latifolia
Typha domingensis

100 rhizomes per
acre total; mixed
species

Scattered planting near shoreline in late spring
following last rains (no irrigation).

Sandbar Willow Woodland (SW)

Salix hindsiana

Baccharis glutinosa

Lowland seed mix

300 plants/acre

150 plants/acre

Concentrate in 4,000-sq.ft. subunits within patch
(6 per acre with 50 plants each).

Distribute evenly over remainder of patch.

Hydroseed entire patch (spray irrigate).




TABLE 2

STAND-TYPE DEFINITIONS

{continued)

Species Quantity

Planting Layout

Arroyo Willow Woodland (AW)

Salix lasiolepsis 200 plants/acre
Salix hindsiana 100 plants/acre
Baccharis glutinosa 100 plants/acre

Lowland seed mix ===

Distribute evenly at 15-foot intervals over entire
patch.

Plant adjacent to (C) or (B) patches. Concentrate
in 1,000-sq.ft. subunits. Use 4 subunits per acre
with 25 plants each.

Distribute evenly at 21-foot intervals over entire
patch.

Hydroseed entire patch (spray irrigate].

Mixed Willow Woodland (MW)

Salix gooddingii 100 plants/acre
Salix lasiandra 50 plants/acre
Salix laevigata 50 plants/acre

Lowland seed mix ==k

Plant random mix of 3 species at +15-foot
intervals over entire patch (spray irrigate).

Hydroseed entire patch.




TABLE 2

STAND-TYPE DEFINITIONS

{ continued)

Species

Quantity

Planting Layout

Shrub Openings (S0)

Iva hayesiana

100 plants/acre

Plant in 25-50-plant patches, with 2-5-foot
intervals between plants (spray irrigate).

Baccharis glutinosa 50 plants/acre These six shrub species are listed in general
'ijmenu-:leg monogyra 50 plants{acre order of increasing drought-tolerance. Plant at
Sambucus mexicana 50 plants/acre approx. 12-foot intervals over the (50) patch, with
Prunus ilicifolia 50 plants/acre the most drought-tolerant species in higher areas
Heteromeles arbutifolia 50 plants/facre (spray irrigate or drip irrigate).

Cercocarpus minutiflorus 50 plants/acre

Upland or lowland seed S Hydroseed entire patch. Use upland mix on higher
mix siope areas,

Willow/Cottonwood Woodland (WC)

Populus freemontii

Salix gooddingii

Alnus rhombifolia

100 plants/acre;
20% 5-gal. size

75

25

plants/acre

plants/acre

Plant in 10-15-tree groves with 10-foot intervals
(drip irrigate).

Plant spaced over remainder of patch (drip
irrigate) .

Plant in 5-tree groves with 10-foot spacing (drip
irrigate).



TABLE 2

STAND-TYPE DEFINITIONS

{ continued)

Species

Quantity

Planting Layout

Rubus ursinus
Rosa californica

Upland seed mix

100 plants/acre
50 plants/acre

Mixed at 17-foot spacing [(no irrigation).

Hydroseed entire patch.

Sycamore Woodland (SW)

Platanus racemosa

Alnus rhombifolia

Sambucus mexicana
Vitis girdiana
Prunus ilicifolia
Rosa californica

Upland seed mix

100 plants/acre;
20% 5-gal. size

50 plants/facre;
20% 5-gal. size

50 plants/acre
50 plants/acre
50 plants/acre
50 plants/acre

Plant in 5-tree groups with 10-foot spacing (drip
irrigate).

Plant in 5-tree groups with 10-foolt spacing (drip
irrigate) .

Distribute over entire patch with Vitus and Rosa

in the tree groups and the others outside (drip
irrigate) .

Hydroseed entire patch.

Oak Woodland [(OW)

Quercus agrifolia

Platanus racemosa

100 plants/acre;
20% 5-gal. size

50 plants/acre;
20% 5-gal. size

Plant evenly at 21-foot intervals.

Plant in 5-tree groups with 10-foot spacing (drip
irrigate) .



TABLE 2

STAND-TYPE DEFINITIONS

(continued)

Species

Quantity

Planting Layout

Prunus ilicifolia
Vitis girdiana
Rosa californica
Rubus ursinus
Rhus integrifolia

Upland seed mix

50 plants/acre
25 plants/acre
50 plants/acre
50 plants/acre
25 plants/acre

Distribute over entire patch at 15-foot intervals,
with Rosa, Vitus, and Rubus neareslt to the trees
(drip irrigate).

Hydroseed entire patch.

Buffer Zone [BZ)

Trees

Cercocarpus minutiflorus

Heteromeles arbutifolia
Prunus ilicifolia
Rhus integrifolia

Rosa californica
Rubus ursinus

Upland seed mix

Use species and

Plant according to layout given for indicated

density from indi- patch-type.

cated patch-type

50 plants/acre
50 plantsfacre
50 plants/acre
50 plants/acre

100 plants/acre
100 plants/acre

Distribute evenly at about 15-foot intervals.

Plant in tree groups at about 10-foot intervals.

Hydroseed entire buffer zone.




5. Buffers

To create and maintain a viable wildlife corridor within the floodway,
habitat areas must be protected from excessive human disturbance--the same factors
that also degrade aesthetic values on the river corridor. For these reasons,
buffers will restrict activities within and adjacent to the floodway. Buffers will
consist of a vegetated habitat area of variable width within the 100-year floodplain
and adjacent native species oriented landscaping that extends the habitat area and
provides opportunities for passive recreation. The width of the proposed buffer
[see Figures % and 5) is a minimum of 25 feet, including a 5-foot planting barrier.
Project passive open space is incorporated in the design to effectively increase the
vegeltated scope of the buffer.

The buffer design forms a restricted area adjacent to the floodway 25
feet in width in which limited uses are permitted. A 5-foot barrier planting of
thorny shrubs [e.g., wild rose and blackberry), signs, berms, low walls, and fencing
will discourage entry into the buffer. Some passive uses will be pernitted within
the buffer. These activities will Include hiking trails, bicycle trails, and picnic
tables in specified locations.

6. Design Interface of Biological and Aesthetic Goals

In accordance with the San Diego River Wetlands Management Plan, no uses
will be permitted within the floodway of the river across the property. Entry into
the habitats will be inhibited by a combination of appropriate plantings in the
habitat buffer area, signage, view opportunities, and focusing of activities through
placement of trails and passive use areas. One of the major features of the Levi-
Cushman Specific Plan Is the creation of an artificial waterway--the Riverwalk--to
the south of the developed "island." This Feature will direct human activity away
from the habitat areas, while satisfying the planning goal of using the river as the
thematic and aesthetic focus of the project. Also incorporated into the specific
plan are three public open space areas adjacent to the river and a narrow pedes-
trian-oriented bridge across the river that are designed to focus attention toward
the river without allowing direct access to the riparian habitat in the floodway.

To meet the aesthetic goals of the Riparian Revegetation Program, plant-
ing adjacent to the river will be carried out in a manner which preserves lmportant



view corridors. Shading in Figures 6 and 7 ijllustrate the location of view corri-
dors into the river area which will be created and maintained by design and selec-
tive pruning. Much effort has been expended 1o create a river environment which
will be unique in scope and character in Mission Valley. Therefore, the revegetated
habitat along the upper slopes of certain portions of the floodway and buffer have
been designated for habitat types that are relatively low growing (e.g., Shrub
Openings) or open groves of taller trees (e.g., Sycamore Woodland) allowing views
under the canopy, in order to preserve view corridors onto open water from strategic
locations within the project.

Habitat patches have been located in the revegetation plan so that
maintenance activities for preserving view corridors to open water (pruning shrub
and thicket growth to specified height limits) will enhance biological values
through the maintenance of structural diversity.

7. Permitted Land Uses Adjacent to the Floodway Area

The Levi-Cushman Specific Plan presents general guidelines for develop-
ment adjacent to the revegetated floodway which emphasize the intention that build-
Ings be designed lo maintain a comfortable scale relationship with adjacent open
space area and to terrace down to the river, with building heights lower adjacent to
the river corridor. In addition, the plan proposes that public recreation Ffacili-
ties be located adjacent to the floodway buffer and include picnic tables, benches,
viewing areas, pathways, and jogging trails.

Specific development criteria for the areas adjacent to the river
channel are proposed to ensure that the intent of these guidelines is met. These
criteria include the following:

a. Mo buildings shall be located less than 20 feet from the floodway.
The majority of buildings along the river should be 50 feet or more
from the floodway.

b. Reflective glass will not be used on the facades of buildings that
face the wetlands area and area adjacent to it. This will reduce
the incidence of bird mortality that reflective glass can cause (the
glass can disorient flying birds and result in collisions with
structures).



c. Buildings located adjacent to the river corridor should not have
direct pedestrian access to the adjacent buffer, although visual
access should be encouraged.

B. !’_llg_:'-ing

Appropriate construction phasing and revegetation under the Riparian
Revegetation Program are critical to attaining the objectives of the Levi-Cushman
Specific Plan. To this end, the flood-control channel will be developed in two
phases (Figure 8). In addition to conforming with overall development phasing,
channel construction phasing will allow for refining the revegetation strategy for
the entire channel area based on success of the initial revegetation phase. The
project biologist will be an independent consultant charged with the responsibility
for implementing a moniloring program to assure satisfactory completion of various
tasks and phases and to provide data to the technical management committee. Con-
struction and revegetation of the first phase of the channel will be Incorporated
into the first development phase. Implementation of channel construction and
revegetation through the remainder of the project area will be triggered by any
development to the west of the first-phase channel.

B. PLANT MATERIALS AND INSTALLATION SPECIFICATIONS

1. Implementation

Implementation of the revegetation plan will require close coordination
of the project engineer, landscape architect, grading contractor, landscape contrac-
tor, and plant material contractor. The basic mechanism for implementation of the
revegetation plan will be via the landscape plans for the overall project. Land-
scape drawings must be prepared by a licensed landscape architect which implement
the guidelines and specifications of this document. The contracting nursery will
require at least one year's lead time prior to initiation of the project for proper
preparation of plant materials.

2. Plant Materials

Table 3 lists all plant species specified by the revegetation plan,
showing container sizes, material sources, and seed mixes. The Salix hindsiana,
5. lasiolepis, S. laevigata var. araquipa, and S. lasiandra (sandbar, arroyo, red,
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TABLE 3
PLANT MATERIAL LIST

Category Container Size Source
Trees
Alnus rhombifolia white alder 1g, 59 2
Platanus racemosa western sycamore lg, 59 2
Populus freemontii Freemont cottonwood 1g, 5g 1,2
Quercus agrifolia coast live oak g, 549 2
Salix gooddingii var. variabilis black willow g 1
Salix laevigata var. araquipa red willow ig 1
Salix lasiandra Ianceﬂea? pacific willow g 1
Salix lasiolepis arroyo willow g 1
Shrubs
Baccharis glutinosa mule fat ig 1
Cercocarpus minutiflorus mountain mahogany g 2
Heteromeles arbutifolia toyon 19 2
Hymenoclea monogyra burrow bush g 1
Iva hayesiana San Diego poverty weed ig 2
Prunus llicifolia holly-leaved cherry 1g 2
Rhus integrifolia lemonade berry Ig 2
Rosa californica California wild rose 1g 2
Rubus ursinus California blackberry 1g 2
Sambucus mexicana Mexican elderberry 1g 2
Vitis girdiana wild grape g 2

Emergent Aquatics

Scirpus acutus hard-stem bulrush
Scirpus californicus California bulrush
Typha angustifolia narrow-leaved cattail
Typha latifolia cattail

e i
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KEY: 1g one-gallon size
5g five-gallon siza
T transplant

TABLE 3
PLANT MATERIAL LIST
[ continued)

SOURCE:

LOWLAND SEED MIX

Artemisia douglasiana western mugwort
Cotula coronopifolia brass buttons
Mimulus cardinalis scarlet monkeyflower

Salix hindsiana sandbar willow

Scirpus sp. bulrush
Typha sp. cattail

Zaucheneria californica California fuchsia

UPLAND SEED MIX

Artemisia californica California sagebrush
Artemisia palmeri Palmer's sagehrush
Clematis pauciflora southern California clematis
Eschscholzia californica California poppy
Keckiella cordifolia heartleaf penstemon
Lonicera subspicata southern honeysuckle

Solanum douglasii nightshade

Z_q_u_cbeneri_a californica California fuchsia

1: contract grown from local cuttings
contract grown from nursery stock
or seed
3: locally collected rootstock




and yellow willows) and the Baccharis glutinosa (mulefat) should be planted as
rooted cuttings. These willows can be planted unrooted if done during the winter
after leaves have fallen and the buds have begun to swell. The Salix gooddingii
(black willow) should be planted from one-gallon pots and be initially larger than
the other willow species. Container plants will be primarily contract-grown from
local stock, but several species such as Quercus agrifolia (coast |ive oak), Alnus

rhombifolia (white alder), and some native shrubs may be available "off the shelf."

To increase the size diversity of the upper area woodlands, a variety of
sizes of trees (one-gallon, five-gallon, and transplanted mature trees) will be
used. Currently, native cottonwoods and sycamores are growing on the on-site golf
course. Many of these could be transplanted into the revegetation site or possibly
used in place with other species planted around them. This would depend on the
final contouring and design.

Willow cuttings should be at least 18 inches long and at least 0.25 inch
in diameter. Larger-diameter cuttings increase survival rates. Cuttings should be
cut flat across the top end to reduce water loss and diagonally at the bottom to
increase water uptake. The cuttings should be inserted at least five inches into
the rooting medium. Rooting hormone may or may not be used. Rooted cuttings should
be inspected by the project biologist prior to installation. Other specifications
as required would be available from the project bhiologist.

Plant materials should be as listed unless changes are approved by the
project biologist. The project biologist should also approve the condition of all
the plants prior to installation, especially the rooted cutlings.

Contract supervision for the supply of plant materials for Lhe project
will be the responsibility of the project landscape architect. Tree of Life Nursery
in San Juan Capistrano is currently the only nursery (known to the authors of this
report] with sufficient experience and ability with local native riparian species to
assure successful delivery of the proper materials for a project of this magnitude.

3. Site Preparation
Grading plans for the project will specify a low degree of soil compac-

tion for the channel slopes to allow proper root growth of planted trees and avoid a
requirement for augering planting holes. Pre-planting soils testing should be



conducted by the project landscape architect to assess requirements for planting
specifications. High-quality topsoil present on the site will be stockpiled prior
to grading and used for landscape and riparian revegetation plantings.

Following initial grading and construction of the channel and just prior
to planting and seeding, the site should be treated to reduce the chances of
invasion by weeds. The channel slopes should be spray irrigated for a period of two
weeks to initiate weed seed germination, then treated with Roundup (a herbicide) to
kill the young weeds. If time permits, a second sequence of watering and Roundup
application would assure even greater weed suppression. Planting of revegetation
species should be done two weeks later, after the Roundup has broken down. This
procedure should be done only during non-flooding seasons.

B. Rock Erosion Protection

Rock erosion protection will be used at the leading edge of islands, on
the downstream side of bridge abutment, and below weir-drop structure where neces-
sary for hydraulics. The rock erosion protection along the sides of the channel
will be vegetated using a method based on live staking described by Gray and Leiser
in Biotechnical Slope Protection (1982). Rooted cuttings will be planted prior to
applying the rock erosion protection. On the higher areas, species of the Mixed
Willow Woodland [(MW) will be used, and on the lower areas, species of the Arroyo
Willow Woodland (AW). Planting before rock is applied assures the roots will be in
the soil below the rock. This also avoids the need to remove small areas of rock in
which to plant. As rock is applied, plants may be bent or slightly damaged, but the
species used (Salix and Baccharis) are resilient and will readily resprout shoots
and roots. -

Topsoil should be applied over the rock erosion protection if done at a
time of year so that plants can become established, especially root systems, before
winter rains and floods. Plantings on the rock erosion protection should be
irrigated by the method used on adjacent plantings. Seeds can be applied to the
topsoll on the rock erosion protection as on other areas.

Plastic erosion-control netting will be used in some locations on the
channel slopes where water velocities approach seven feet per second. Vegetation
can be planted through the netting; the combination of roots and enmeshed netting
buried below the soil surface will enhance both soil and vegetation erosion
resistance.



5. Timing_g!’__l’_!a_n_t_gnd Seed Installation

Hydroseed application and container stock installation on the channel
slopes should be installed during the period between October 1 and December 30.
Hydroseed application and container planting in the channel bed and on lower slopes
affected by flooding during the rainy season should be deferred until April 1 and
accomplished prior to May 15 to minimize the probability of flood damage prior to
establishment. Temporary spray irrigation may be required on the channel slopes to
initiate and maintain growth of the hydroseed application if significant drought
conditions occur in the period following application.

6. Irrigation Requirements

A temporary irrigation system for the revegetation area will be
required. A drip irrigation system is required on the higher areas of the revege-
tation area in order to prevent the weed problem which would result from year-round
spray irrigation. The higher areas with drip irrigation will be Willow-Cottonwood
Woodland (WC), Sycamore Woodland (SY), Oak Woodland (OW), and Shrub Openings
(SO). Spray irrigation will be required on lower areas of Sandbar Willow Woodland
(SW), Arroyo Willow Woodland (AW), and Mixed Willow Woodland (MW). Spray irrigation
on the higher areas may be required the first spring and summer if the winter is
abnormally dry or if the seeded plants have not become well enough established to
survive the summer drought. The buffer zone shrubs not designated to be irrigated
would be more likely to survive if they are deep-watered (1 to 1.5 gallons per
plant) one time each month during the first spring and summer.

Irrigation is expected to beé required for the first one or two dry
seasons on lower areas and longer on upper areas. To some extent, permanent land-
scape irrigation associated with adjacent project landscaping will provide water to
the riparian plantings. The temporary irrigation systems will be turned off as soon
as the associated plantings are capable of independent growth, in order to assure
adequate growth of root systems. Prior to shutting down irrigation systems, testing
will be conducted on representative subsections to determine ability to survive
without irrigation.



The fundamental purpose of the proposed channel is to provide flood control
for the surrounding property which will be developed to commercial and residential
uses. The proposed facility has been designed to meet the hydraulic requirements
and design guidelines specified by the Mission Valley Community Plan in that it will
contain the projected peak discharge for a 100-year (probability of 0,01 for any
particular year) flood event of 49,000 cfs without raising the water surface eleva-
tion more than one foot (Figure 3). The channel design has been configured to main-
tain the designed hydraulic performance in a low-maintenance system where riparian
vegetation is allowed to develop. Modeling studies of channel performance utilizing
conservation resistance factors for vegetat:d islands and banks were used to create
a channel design which optimized flood-control performance within the constraints
imposed by revegetation requirements (Bowling, Rick Engineering, 4/3/86).
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I1l. MANAGEMENT PLAN
A. PURPOSE

The purpose of this management plan is to ensure that the goals of the
Riparian Revegetation Program are met, resulting in the creation and maintenance of
riparian habitat, maintenance of adequate flood control, and maintenance of the
river as an aesthetic amnenity to the community. The success of the program in
achieving these goals depends upon adequate monitoring or the progress and status of
these aspects of the river channel and correct maintenance responses to remedy any
problems which may occur. In addition, monitoring and maintenance activities must
integrate these goals in a consistent manner and in accordance with the guidelines
agreed upon by the developer, the City of San Diego, COE, DFG, and USFWS.

The success of the revegetation effort will be primarily a function of the
survival of initial and replacement plant materials and subsequent maturation of the
created habitats through natural processes. It is to be expected that natural
factors will remold the initial design to some extent, but the reestablished vege-
tation will be similar to that which is proposed. The primary measure of success of
the revegetation effort will be the survival of individual plants after initial
planting, during the first rainy season, and then In competition with adventitious
species that will inevitably populate the site. A secondary, but immediate, goal
will be the establishment of an adequate cover to minimize the extent of erosion
after the new channel has been graded. After initial establishment of the vegeta-
tion, successional processes in response to ecological conditions will influence the
ultimate composition and structure of hahitat in the channel.

Management decisions may have to be made if successional processes lead
toward habitat structure or composition in conflict with either flood-control or
aesthetic goals of the channel. As a genszral policy, flood control should have
priority where public safety 1is involved. Biological productivity should be
maintained to the extent possible, without jeopardizing public safety. Aesthetic
quality of the wetland habitat should also bhe maintained while not degrading bio-
logical productivity and wvalues. Vegetation that is lost during the first three
years after establishment will be replaced.



B. TECHNICAL ASSESSMENT

The degree to which the actual implementation of the project satisfies the
stated goals of the Riparian Revegetation Program will be determined by periodic
inspection by the project hydraulic engineer, landscape architect, and biologist, as
described in Section C below. These inspections will assess the attainment of the
performance criteria listed below.

1. Hydraulic Performance

Evaluation by the project hydraulic engineer will consist of periodic
inspection of the channel to determine whether topographic changes (such as sediment
deposits causing a decrease in channel depth) or biotic changes (such as growth of
woody vegetation in channel areas planned for soft vegetation) have occurred which
require remedial action.

Corrective action will be recommended in accordance with the implemen-
tation procedures discussed below [f the evaluation indicates existence of condi-
tions which might result in a failure of the flood-control system to perform as
designed.

2. Aesthetic Performance

Evaluation by the project landscape architect will consist of periodic
inspection of the channel plantings to assess whether wvegetation development,
particularly In the buffer areas and view corridors, is consistent with the visual
aesthetic goals of the Riparian Rewvegetation Program. The proper function of the
irrigation system will be assessed, and landscape maintenance procedures will be
reviewed during each periodic inspection.

Corrective action will be recommended if the evaluation indicates that
maintenance activities within the buffer or channel plantings (such as pruning or
weeding) are required in order to maintain view corridors or visual aesthetic
standards specified by the Riparian Revegetation Program and the Specific Plan.

3. Biological Performance

Evaluation by the project biologist will consist of periodic surveys in
the channel area to assess survival and development of the revegetation plantings



and to assess change in quality of wildlife habitat. Vegetation and habitat mapping
will be produced during each inspection that documents mortality in tree and shrub
plantings, immigration of native riparian plant species, invasion by nonnative weedy
plant species, general distribution of wildlife species, and habitat quality. The
level of disturbance (if any) originating from adjacent development will be as-
sessed, and a comparison of actual versus planned physical-environmental conditions
[e.g., water surface elevation, soil moisture) will be made.

The creation of high-quality wildlife habitat is one of the major goals
of the revegetation program. While assessment of the success of vegetative reestab-
lishment is the most easily quantifiable measure of the success of the project, it
is only an indirect measure of wildlife use. Breeding bird surveys and wintering
bird surveys will be conducted during the first five years after project implemen-
tation, in order to estimate habitat utilization as a measure of wildlife habitat
quality. For comparison with later data, breeding and wintering bird surveys will
also be conducted prior to project implementation and during the construction phase.

Corrective action will be recommended in accordance with the implemen-
tation procedures described below if the assessment indicates that one or more of
the following conditions exist:

a. Mortality occurs in the tree and shrub plantings of any particular
segment of the revegetation area, indicating a need to assess the
cause of the mortality. Make corrections and replant where neces-
sary. All trees and shrubs which are lost during the first five
years due to disease, overwatering, Irrigation failure, or vandalism
will be replaced. Vegetation will be replaced during the First
three years of the program if lost due to flooding.

b. Invasion by nonnative nuisance species which reduce habitat quality
(such as castor bean or giant reed grass) has occurred, indicating
a need for weeding and physical removal. Invasive nonnative species
will be removed biannually during the five-year maintenance period.

c. Disturbance associated with human activity in the surrounding devel-
opment is occurring, indicating a need to assess buffer function and
formulate recommendations lo reduce disturbance.



d. Actual physical-environmental conditions are significantly different
trom predicted conditions in some portion of the revegetation area,
indicating a need for corrective action.

e. Conditions related to development or maintenance activities on areas

surrounding the channel are having a detrimental effect on the
habitat quality, indicating a need for corrective action.

C. IMPLEMENTATION

It is anticipated that with financing through an LCSP maintenance district,
the City of 5San Diego will be responsible for implementation of the Riparian
Revegetation Program. Actual terms of the implementation arrangement will be
tdolined in a Development Agreement negotiated between the City and the project
developer.

Basic components of the Development Agreement will include the following:

1. Ownership of the improved flood-control facility will be maintained by
the developer.

2. A tlood-control easement to ensure conveyance of floodwaters and an open
space easement will be established on the property within the floodway.

3. The developer will be responsible for maintenance of the flood convey-
ance capacity, the biological quality, and the aesthetic quality of the
revegetated channel and buffer areas for a period of five years after
the initial establishment of the vegetation.

4. The developer will contract the assistance of a management team consist-
ing of a hydraulic engineer, a biologist, and a landscape architect to
direct activities related to monitoring and maintenance of the Riparian
Revegetation Program.

5. Monitoring will continue for five years after completion of the revege-
tation plan implementation.



The scope of work for the management team will include preparation of peri-
odic reports addressing the performance criteria described in the previous section.
The biological assessment should be semiannual for the Ffirst three years after
implementation and annual for the next two years. The final biological assessment
should review the results of the implementation program and describe modifications
and remedial actions implemented during the monitoring period, to make these data
available for use in the design of other such projects. The hydraulic and landscape
reports are to be prepared annually over the five-year monitoring period. All three
final reports will contain management recommendations to the City of San Diego
concerning long-term resource and engineering management of the facility.

These reports, and periodic field visits by representatives of the City of
San Diego, DFG, and USFWS, will allow adequate assessment of the project success.
Reports will be sent to DFG and USFWS for review and comment. The city may require
remedial action within the scope of the Development Agreement between the city and
the developer.

Routine maintenance activities on the project site that could affect the
biological structure or function of the revegetated wetlands in the flood-control
channel must be made so that they balance the three principal goals of the Riparian
Revegetation Program. To ensure this, all such activities (other than emergency
measures) should be reviewed by a competent ecologist or conservation biologist who
is familiar with the restoration program, prior to initiation. The biologist should
determine that the proposed actions are either (1) minor in nature [(minor in their
effects or in the area affected) and require no further review before implementation
or (2) of large enough significance to warrant modification to decrease impacts to
biological resources. If recommended modifications to the proposed action are not
acceptable to the responsible party, the proposed action and recommended modifi-
cation will be reviewed by the City of San Diego for determination and DFG, COE, and
USFWS for comment.
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RICI ENGINEERING COMPANY | wnaunsconsnmas
EAI0 FRIARS AOAD - SAN DIEGOD, CALIF g7vi0-2598
'IEI.EFEM‘ AREA CODE €18 L] 2870707

3 APRIL 1986
TO: PLANNING DEPARTMENT, CITY OF SAN DIECD
FROM: DENNIS BOWLING, HEAD, WATER RESOURCES DIVISION, RICE
ENGINEERING
BE:= HEC-2 M, WEST OF FASHION VALLEY ROAD
METHODOLOGY

A U. 5. Army Corps of Engineers HEC-2 computer output has been
prepared as part of the Levi-Cushman Specific Plan. Staff of the
Water Resources Division are available to review the detailed
computer output with City engineering personnel on request.

This HEC Il computer run covers the portion of the San Diego
River west of Fashion Valley Road, and includes both the l0-year
storm (4,600 c.f.s.) and the 100-year storm (49,000 c.f.s.)
events. The output results from combining three different HEC-2

input decks:

For sections 19008 through 21618, the City of San Diego's
latest input deck (6/22/83) was used. This area, from
approximately Colusa Street to the ocean, is west of
proposed improvements within the Levi-Cushman property and
covers land owned by Warner Ranch and the City of San Diego.

For sections 30 through 32900, a new input deck was digitized
incorporating the channel improvements proposed within the
project boundary of the Levi-Cushman Specific Plan dated
March 1986. The area coverad by sections 30 through 3900
runs from approximately Colusa Street to Fashion Valley
Road.

For section 276.7 through 30483, input was from the latest
Boyle Engineering run dated 9/05/85 which models a portion
of the San Diege River upstream of Fashion Valley Road.
This area adjoins the proposced LCSP improvements to the east
and is owned by Fashion Valley Associates, which is
comprised of Atlas Hotels and the Fashion Valley Shopping
Centet.



Two 100-year crossings and two weir sections have been included
in this run. The l00-year crossings are incorporated at sections
800.1 through 800.4 (Street "A"), and sections 2701 through 2704
{Street "C"). The weirs were placed at sections 30 (Colusa
Street) and 800.4 {Street "A"). The weir at Colusa Street has a
minimm elevation of 11.0 feet while the weir at Street "A" has a
minimum elevation of 13.0 feet and a maximum elevation of 17.5
feet. These two weir sections will provide a minimum water
surface elevation upstream of each weir of 11.0 feet and 13.0
feet respectively. This constant water surface elevation provides
natural habitat for plants and animals indigenous to the region.

Three islands are also included in the reach of the San Diego
River between Street “A" and Fashion Valley Road and were
included in the computer analysis, Two of these islands lie
between Street "A" and Street "C", and the third is located
between Street "C" and Fashion Valley Road,

The attached chart compares channel wveleccities ("Vel.") and
calculated water surface elevations ("CWSEL") for the 100-year
storm between the existing City of San Diego HEC-2 computer run
and the LCSP proposed channel HEC-2 computer run. Along the
bottom of the chart is a comparison of the water surface
elevation at Fashion Valley Road for the proposed improvements
and those of the Boyle Engineering run.

FINDINGS

1. Hydraulics necessary to establish channel geometry to
accomodate Corps of Engineers flow requirements have been
developed.

2. Channel design works for phased development of channal.

3. hAreawest of Street A river crossing is not protected in a
100 year storm, but it's a simple matter to do so.
Preliminary assessment shows that protection can be made
available at the time the parcels adjoining the channel are
developed if pad elevation is raised. For example, a road
can?tnu:ted cn the south side of the channel could serve as
a dike.

4. A piloet channel is assumed in the area west of the project,
at the point where Colusa Street, if extended, would cut
across the River. The pilot channel is necessary only
because of the construction of Camino de la Reina. If Camino
de la Reina is rot built west of Colusa, the pilot channel
wolld pot be nocessary.



COOMPARISON OF EXISTING AND PROPOSED WATER SURFACE ELEVATIONS
SAN DIEGD RIVER, WEST OF FASHION VALLEY ROAD
100-YEAR STORM

1) EXISTING CITY OF SAN DIBGO HEC-2 PROPOSED CONDITION

COMPUTER RON DATED 6/22/83 3/20/86

SECTION VELOCITY COWSEL SECTION VELOCITY CWSEL

(Colusa Street)

216+18 14.10 19.37 216+18 15.09 18.861

WEIR AT SECTIONW 30 SET AT

ELEVATION 11.0 (Colusa Street) 30 14.76 20.10
40 711 21.53
50 G.43 21.73

223403 12.61 21.57 -— s s IR
&0 G.41 21.78
70 6.55 21.80
g0 6.76 21.83

227+03 B.74 23.25 s e e
a0 T-12 21.83
100 7.11 21.91
200 6.93 22.01

230493 8.77 23.480 — —_—— S,
200 6.94 22.08
400 5.90 22.15

234403 7.07 24.62 500 7.20 22.16
&00 7.07 22.26
700 7.04 22.32

100 YEAR CROSSING SECTIONS
800.1-8B00.4 (Street "A" Bridge)

800.1 .00 22.38
BO0.2 10.71 21.87
800.3 10.61 22.00
WEIR AT ELEVATION 17.5 WITH 800.4 15.90 24.89
NOTCH TO ELEV 13.0
2) FASHION VALLEY ROMD
EXISTING CITY RUN EXISTING BOYLE RUN FROPOSED RUN
JUNE 22, 1983 SEPTEMBER 5, 1985 MARCH 20, 1986

SEC. VEL. CWSEL SEC., WVEL. CWSEL SEC. VEL. OCWSEL
2B0+43 2.50  36.37 276.7 7.98 30.26 276.7 4.99 30.02

3) COMPARISON OF THE 10-YEAR STORM AT FASHICH VALLEY ROAD
EXISTING BOYLE RUN PROPOSED RIN

SEC. VEL.  CWSEL SEC. VEL. CWSEL
276.7 3.15 23.26 276.7  9.31 19.21
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V. DEFINITIONS

ACCESS - Potential locations for entry roads into a parcel as
shown on the Parcel Summary Maps, IG Section HI. The ac-
tual entry location will be determined at the PCD/PRD stage.

ADT - Average Daily Trips, In the LCSP, ADT arc used 1o
a) define the volume of traffic generated by particular land
uses, and b) indicate the capacity of a street or street system
to handle traffic.

BARRIER (VEGETATIVE BARRIER) - Within the RIVER
BUFFER adjacent to the San Diego River, a physical barrier
of vegetation must be maintained, See 1G Section Il F3. The
barner will incorporate native ripanan species including thor-
ny shrubs such as wild rose and blackberry to restrict access
into the RIVER CHANNEL. The barrier will be no less than
3 feet wide and have an understory height no greater than 4
feet to allow visual access to the river, Trees planted within
the barrier shall be located and maintained to permit a break
in the plant overstory along at least 20 percent of the barrier.
These breaks, intended 1o provide panoramic view arcas,
should occur at the erminus of view corridors and no in-
dividual break shall be greater than 50 lincar fect. See
SCREEN BREAK,

BIKEWAYS -

Bicycle Paths - Bicycle paths are two-way [lacilities
scparate from roadways. When designed exclusively for
hicycles, paths shall have a width of eight feet with a two-fool
shoulder on either side. A minimum eight-foot vertical
clearance 10 obstructions shall be provided at the outside edge
of the bike path. When a bicycle path is combined with a
pedestrian path, it shall be 1en feet wide with the two-foot
horizontal and eight- foot vertical ¢learance required only on
ong side of the path. See Typical Designs Adjacent to the Bulf-
¢r, LCSP Figure 3.4,

Bicycele Lanes - Bicycle lanes are striped or marked lanes
in the roadway designated lor prelerential one-way use.
Bicycle lanes shall be six feet wide,

Bicycle Routes - Bicycle routes are signed bikeways shared
with pedestrian or motor vehicles with no specially marked
fane., Widths ol routes vary based on vehicolar tralTic and road
conditions.

BUFFER/RIVER BUFFER - A minimum 25-[ool wide arca
adjacent to both sides of the San Dicgo River will act to buff-
er the river from adjacent development, The buffer will al-
ways contain a 5-foot plant BARRIER 1o prevent direct access
into the river and may contain a pedestrian andfor bike path,
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landscaping, and passive rccrcational arcas, Paved paths
within the buffer may not be any wider than 10 feet.

CANAL - The CANAL is a walerway approximately 40 feet
wide located on the south side of the island. The CANAL
will be an artificial lake that visually connects but is physical-
ly separated from the nver channel, Pedestrian bridges will
connect Parcels B, C, P, and Q to the island. Pedestrian
walkways (the RIVERWALK), retail stores, and restaurants
will ling either side of the canal,

DEVELOPMENT AREA - 1) One of three major divisions of
the LCSP project area and the minimum unit for which discre-
tionary development applications can be submitted. 2) That
pontion of a site on which structural development may occur.
Itis measured as the area within the gross parcel boundary less
setbacks and rights- of-way,

FLOODWAY - The floodway includes those areas subject to
flooding during a 100-year storm.

FLOODWAY TRANSITION AREA - A riveroverflow arca
where no permanent structural development is penmitted un-
less mitigation is accomplished in compliance with the San
Dicgo River Wetlands Management Plan, Floodway Transi-
tion Areas occuron Parcels C, H, and L.

HEIGHT ENVELOPE - Isometric drawings of height limits/
requirements as provided on each Parcel Summary Maps in
IG Section [I1. The effect of building heights sloping oward

LEVE-CUSHMAN SPECIFIC PLAN
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the riveris to visually maintain the valley character within the
project and maximize views of the river from all parcels.

PEDESTRIAN NODES -

Major - Sites of large-scale, major pedestrian-oriented ac-
tivity; locations where pedestrians gather, group and rest such
as plazas, courtyards, etc. (See Figure LCSP 3.5).

Minor - Sites of small scale, minor pedestrian-oriented ac-
tivity, locations where pedestrians gather, group and rest such
as small parks, mini-plazas, etc. (See LCSP Figure 3.5).

PEDESTRIAN PATHS -

Primary - The principal element in the pedestrian network;
1o be 10 feet wide and located as illustrated in LCSP Figure
3.5. When combined with a bikeway in the BUFFER, the
pedestrian/bike path shall be 10 feet wide with atwo foot clear
shoulder along the side used by cyclists.

Minor - The smallest link in the pedestrian path system
which connects the least traveled areas into the pedestrian net-
work, Minor pedestrian paths are to be 6 feet wide.

RIVER BUFFER - See BUFFER
RIVER CHANNEL/CORRIDOR - The nverchannel orriver

corridor is the water surface and the sides of the channel, in-
cluding the slopes and arcas of wetland habitat extending to



the top of the river banks, It does not include any portion of
the buller,

RIVERWALK - Public promenade located on both sides of
the CANAL.

SCREEN BREAK - A visual break in the BUFFER vegeta-
tion adjacent to the river or in the perimeter screen plantings
where an absence of overstory matenal permits expanded
views into the river corridor. Occurs on no less than 20 per-
centof the iver frontage at the terminus of view corridors and
in no case is an individual break greater than 50 lincar fecl.

STEP-BACK - An architectural design in which upper floars
ol a building recede from lower floors, resulting in a siep-like
profile.

THEME ENTRIES -

Major - Wedge-shaped landscaped entries into the project
that announce and enunciate the dominant themes and images
of the development with fountains or pools as elements. Itin-
cludes monumentation and is measured as a 120° radius [rom
the comer where the entry is located.

Secondary - An intermediate size theme entry node that
18 landscaped and incorporales some water or monument fea-
tures. Measured as a 90 radius from the comer where the
entry is located.

Minor - The smallest of the theme entries into the project
it i5 landscaped and includes monumentation.  Dimensions
arc measured as a radius of 45" from the comer where the entry

is localed.

THEME TOWER. - Proposcd for the center of the island, the
theme tower would provide a focal point for the entire project.

TRANSITION ZONE - See FLOODWAY TRANSITION
AREA.

TRANSPORTATION CENTER - The transportation cenler
will be located at the intersections of Parcels F, G, ] and K.
Stops for the LRT, buscs, intra-valley transit or shuttles, taxis,
elc., are proposed, as are iraveler-oriented services such as
hotels, restaurants, ticket booths, elc.

VIEW CORRIDOR - Important sight lines which must be
preserved 10 and from the RIVER CHANNEL and the island

from pedestrian and vehicular levels (See LCSP Figure 3.7).
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