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PREFACE

Oh Cctober 1, 1981, the Gty Planning Commssion of The Gty of
San D ego unaninously approved the Enpl oyment Center by

Resol ution No. 3471. By Resolution No. 3473, the Conm ssion
certified the information contained in the Environmental | npact
Report (EQD #80-05-35) for conpliance with the California

Envi ronnental Quality Act of 1970. '

The Gty Council of The Gty of San D ego unani nously adopted
the Enpl oynent Center Precise Plan on Novenber 24, 1981 by
Resol ution No. 255424. By Resolution No. R 255423, the Council
certified the information contained in the Environnmental |npact
Report. In addition,the findings of the EIR were approved by
Resol ution No. R-255425. The Plan and EIR are on file in the
office of the Aty derk.

The Gty Planning Conm ssion, on August 11, 1983, unani m)uslt;
approved an anmendnent to the Enploynent Center Precise Pian by
Resol ution No. 4478.

O Septenber 13, 1987, the Council of The O't?/ of San D ego
approved and adopted the anendnent to the Enploynent Center
Precise Plan by Resolution No. R-259233.

The Environmental oQuality Division of The Gty of San D'eﬁo,
Pursuant to CEQA Quidelines Section 15067(a) determned that
no additional E R need be prepared and, pursuant to CEQA
Qui del i nes Section 15088, no new findings need be adopted.



AMENDMENTS TO THE PLAN

—— N

i. By resolution of the
M anni ng Comm ssi on Qct ober
1, 1981, the Precise Han of
The Enpl oynent GCenter Devel op-
ment Unit No. 2 was adopt ed.
The final plan adopted
differs fromthe illustrative
plan diagrans only in the
foll owi ng ways:

a. The alignnent of
BH Camino Real Road was
noved easterly both at the
north and south of the
Enpl oynent Center to fac-
ilitate proper intersections
at Del Mar Heights Road and
B Camno Real Road.

b. The land |ying be-
tween the original alignnent
of H Camno Real and the
new al i gnnent will be included
in the Enpl oynment Center and
be subject to all conditions
of the Enploynent GCenter.

2. By resolution of the
M anni ng Conmm ssi on
an anendnent to the Precise
P an of the Enpl oynent
Center was adopted. The
anendnent includes the
foll ow ng changes to the
Precise M an:

a. Al land between
the original alignnent of
B Camno Real and the new
alignment both north and
south is included in the
Enpl oynent Center.

b. Lot 41 is further
designated for Visitor
Center use as descri bed
by the Comunity H an.

c. Paragraph 3,

Colum 2 and Col umm 3 of
Page 42 of the text are
deleted and all reference
to devel opnent regul ati ons
regardi ng hei ght and area
are included in the H anned
D strict Odinance.
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INTRODUCTION

The Gty Council
of San D ego adopted
The North City West
Community Plan of Feb-
ruary 27, 1975 The
adopted North City Wst.
Community Plan was re-
flected in the revised
"Progress Cui de and
Cenera] Plan" adopted
on February 2e€, 1979
This plan visualizes
an integrated comunity
containing residential,
commerceial . i ndustri al
with the attendant public
facilities. The Enploy-
ment C::nter conforns in
all respects to the use,
| ocati on, size, bound-
aries and other criteria
set forth in all the
. various sections of the
pl an.

The community plan
itself is a result of
extensive research into
the physical, social
and economic el enents
t hat presently exist
and those that nust be
i ntroduced during the
creation of a new com
munity. The plan |ocates
and describes all the
vari ous conponents of

housi ng, commrerci al
enpl oynment, public fa-
cilities and utilities

in a well organized
orderly fashion.
North Gty West

envi sioned as a self-
contained community of
40,000 peopl e in place
pricyr to 1985

The goals set forth
the community have
careful ly consid-
and met by the Pre-
Plan for the Enploy-
Center detailed in
document.

is

for

been
ered
Ci se
nment
this

The Employment
Center Precise Plan
attenpts to integrate
itself with the total
North City West Conmunity
and the Precise Plan for
the first neighborhood.

The North City West
Communi ty Plan indicates
t hat pl anning of each
devel opnent phase shoul d
disregard property lines
and i ndi vi dual ownership.
The physical features of
the property and the
guidelines and concepts
of the Community Pl an
shoul d act as the con-
trolling elenments in
t he development of
Precise Pl ans.

The Gty Council
adopted the Carmel
Vall ey, North City West

First Nei ghborhood pl an
on Cctober 22, 1979. The
First Nei ghborhood is

basically a development

or residential uses.
As part of the Frecise
Pl an approval process,

a North Cty Wst Planned
District Odinance was
adopted. This ordinance
envi sioned that all of
the Precise Plan Develop-
ment units would be
br ought under the Pl anned
District Odinance. The
Employvment Center which
we have called Precise
Pl an Devclopment Unit
Nunber 2 is a honogenous
area contai ni ng very
simlar uses and the
whole area will be zoned
M-IP as specified in the
Community Plan.

Since the Employment
Center contains indus-

trial, office and m nor
comercial type uses. an
amendnent to the Pl anned

B

e A

District Odinance

(Ordi nance No. ) has

been devel oped to deal

with this project and its

non-residential uscs.

The Planned District Od-

inance Anendnent for The

Enpl oyment Center carries

out the policy and spirit

of the Gty Council's

i ntentions as expressed

in the original ordinance,.
In planning t he

Enpl oynent Center, it

was a goal to bave the

project fit. intothe

financing plan developed

for the First Neighbor-

hood and to meet the

Cty's requirenent that

all public facilities

be provided and con-

structed wi t hout cost

to the Gty.



THE DEVELOPMENT TEAM

DEVELOPER

Cc

A conpl ete team
of professionals was
assenbl ed by the de-
vel oper, Pardee Con-
struction Conpany to
create a plan that
addressed all criti-
cal aspects of the
project site and its
context. Dale Naegle,
A.T.A. Architecture &
Pl anni ng, Inc. has
been responsible for
the overall plan and
assenbl i ng these docu-
nment s. This work has
been in col |l aboration
wi th R ck Engi neering
Conpany and Kawasaki/
Thei | acker & Associ -
ates. Leeds, HII and
Jewett, Inc. provided
the North Gty Wst
Drai nage Study and
t he specific drai nage
requirements for the
project site. Donald
Fri scher and Associ -
ates provided a full
range of traffic
analysis for the pro-
ject site and its
relationship to North
Gty Vest traffic.
RECON has provided a
conpl ete Environnent al
| npact Report.

Par dee Construction
Conpany, founded in
1921 as a single-family
homebuilder, is today a
diversified |and de-
vel opnment and bui | di ng
conpany in every as-
pect of residential
construction as well
as commercial and in-
dustrial .

Par dee becane a
subsidiary of the
WWyer haeuser Conpany
in 1969. It is the
devel opnment armof its
parent, Par-Wst Fi nan-
cial, which is also
t he hol di ng conpany
for Westwood | nsurance
Agency, VWeyer haeuser
Mort gage Conpany and
WWeyer haeuser Venture
Conpany. (George M.
Pardee, Jr. is Chairman
of the Board and J.
Dougl as Pardee is
President.

Pardee is currently
devel opi ng two "new
tows"” and nore than a
score of residenti al
developments. The
"new towns" are |ocated
at Camarillo, Califor-
ni a (M ssion aks) and
Las Vegas, Nevada
(Spring Valley). In
San Diego, California,
Par dee i s devel opi ng
or has devel oped a
series of comunities
along the I-15 and I-5
corridors north of the
city. On I-15, begin-
ning at Mra Mesa (Mra
Mesa North), Sabre
Springs (new | and re-
cently acquired) and at
Rancho Penasquitos (the
R dgewood single-famly
hones completed and
sold out in 1975). O
I-5, at Del Mar with
Del Mar HIls (single-
fam |y detached hones)

and Sea Point (condo-
mniuns); at NorthGty
West wwth B Camno
Busi ness Park and resi -
denti al developments.

All of these "new
towns" or new communi -
ties incorporate vari -
ous sized and priced
single and multi-famly
residential areas and
commer ci al devel op-
ments to neet the needs
of the residents, and
sone limted indus-
trial development.

Pardee is also

resent |y devel opi ng,
?n addit)i/on to slci)ng?e-
fam |y residenti al
construction on indi-
vi dual lots, attached
homes such as Col ony
Hones at Canarill o,

Las Vegas and Mra
Mesa; condom ni uns such
as Sea Point at Del
Mar, California; flats
and townhouses such as
Concord Square at Mra
Mesa; apartnents such
as Casa Ruiz at Mra
Mesa; and is noving
into an urban redevel -
opnent project, afirst
for the Company, at
the Marina in downtown
San D ego.

To date, the Com
pany has built over
25,000 si ngle-fam ly
homes. It has | and
avai | abl e to conti nue
devel opnent activities
well into the next
century.



PLANNING

Dale Naegle. A.I.A.,

Architecture & Pl an-
ning Inc., 2210 Aveni da
de Ta Playa, La Jolla,
Cal 1 T orni a 92037.
Since 195/ Dale Naegle
has been anong the
nost active architects
and | and planners in
the San D ego area.
The firm has designed
maj or projects such

as the $3.5mllion
John Muir Coll ege
Dormtory and Student
Center as well as the
La Jolla (past Wl k
shi ppi ng conpl ex.

Its staff of nine
architects, ten drafts-
men and one engi neer
have extensive exper-
i ence in designing

residential devel op-
ments and office
bui |l di ngs. Naegle's

[ and pl anni ng responsi -
bilities have included
a 4,000-acre nultiple
housing project wth
recreation and comrer-
cial facilities in
Florida, as well as
comunity naster

pl anning for La Jolla
Vill age.

ENGINEERING

R ck Engi neeri ng
Conpany. 5620 Friars

Road, San Dego, Cali-,
fornia. 92110" Inits
25 years of 1nvolve-

ment in major San

D ego developments,

R ck Engi neering has
been responsible for

t he pl anni ng and de-
sign of sone of the
city's nost inportant
resources. Conpany
president WIIliamB.

R ck has led the en-
gi neeri ng, planning
and design of Rancho
La Costa since 1965.
Hs staff of over 100
prof essi onal s has been
responsi ble for pro-
jects ranging fromthe
WIld Animal Park to
Uni versity Towne Center
to the Scripps Mranar
Ranch.

Currently involved in
t he engineering for
site clearing and
redevel oprent for the
Ur ban Redevel opnent
Project lor the Gty
of San Diego, R ck
Engineering has exten-
si ve experience in the
construction of incus-
trial and business
facilities.

LANDSCAFE
ARCHI TECTURE D

Kawasaki/Theilacker
& Associates, 333
Fourth Avenue, San
Dego. Galifornia
92103. A design-ori -
ented | andscape archi -
tectural firm Kawasa-
ki/ Thei | acker has par-
ticipated in najor
projects throughout
California since 1970
In San Diego, the firm
was naned as consulting
| andscape architects
for the canpuses of
California State Uni -
versity and the Univer-
sity of California.
It has worked exten-
sively in designing
| andscapes for San
Diego offices and
busi ness parks as wel |
as for residential and
commerci al developments.
Kawasaki/Theilacker's
achi evenent s have been
recogni zed by nunerous
pr of essi onal or gani -
zations, including the
San D ego Chapter of
A.I.A., Pacific (past
Homebuilders, the Aner-
i can Associ ation of
Nurseymen, |nc. and
t he Amrerican Pl anni ng
Associ ati on.




TRAFFI C ENG NEERI NG

ENVI RONMENTAL | MPACT

DRAINAGE AND PLANNI NG REPORT PREPARATI ON E
Leeds, H Il and Donal d Frischer & RECON ( Regi ona

Jewett, Inc. (LEEDSHILL) Assocl ates. 14431 Envi ronnment al _Consul -

is a San Francisco Hamlin Street. Suite 1. tants), 1094 CQudahy

consulting firmwth Van Nuys, California Place, Suite 204, San

nearly seven decades 91401. For 16 years Dego, California .

of experience in water the firm of Donald 110. RECON's staff

resource and geotech- Fri scher & Associ at es of 60 includes environ-

nical engi neering.
Wat er resource inves-
tigations at LEEDSH LL
i ncl ude pl anni ng and
design of flood control
and drai nage projects,
devel opi ng surface and
ground water supplies,
and procedures for de-
wat eri ng m nes and
tunnel s. Geot echni cal
i nvestigations include
safety inspections and
remedi al neasures for
dans and spillways as
well as for slopes and
tunnel s show ng signs
of failure.
LEEDSH LL has pro-
vi ded consultation,
formul ated pl ans, and
undert aken conpl ete
design services for
i ndi vidual s, private
conpani es, and public
agenci es. Such ser-
vi ces have been per-
formed in foreign coun-
tries as well as in
the United States, and
as joint ventures with
ot her
LEEDSH LL currently
as a staff of 21 pro-
f essi onal engi neers
and technicians. The
seni or nmanagenent and
consultants of the
firm consist of Thomnas

A Lang, Chairnman of

t he Board; R Hungett,
President; and R chard
H Gilman, Vice Presi-

dent.

engi neering firns.

has conducted traffic
and transportation
studies in the United
States and abroad. Its
expertise has been
applied to planned and
exli sting regiona
shoppi ng centers, new
comuni ties, office
conpl exes, coll eges,

i ndustrial conplexes,
governnental centers,
recreational facili-
ties and comunity
redevelopments. Prior
to starting the con-
sulting firm principa
engi neer Donal d Frischer
worked with the State
of California D vision
of H ghways for 16
years and was invol ved
In every aspect of
traffic engi neering
assigned to that
agency.

mental consultants
specializing in plan-
ni ng, archaeol ogy,
paleontology, bi ol ogy,
bot any and geol ogy.
The conpany has pre-
pared environnent al

I npact anal yses for a
broad range of | and
uses, including resi-
dential, industrial,
commer ci al and educa-
tional projects.
Wrking in both the
public and private
sectors, RECON has
made significant con-
tributions to the de-
vel opnent process in
San D ego County and
t hr oughout Cal i forni a.
Its president and prin-

ci pal environmental-
consultant is Royce B.
R ggan Jr.
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THE EMPLOYMENT CENTER / A SUMVARY

The site for the
Enpl oynent Center is
| ocated within the tri-
angl e described by
Interstate 5, Del MNar
Hei ghts Road and H
Camino Real Road. The
land is rolling with a
130' change in el evation
fromend to end, typical
of much of the coastal
| and of San D ego County.
The site location forns
both a "gateway" to
North Gty Wst and a
buf fer between the free-
way and the residenti al
areas to the east.

The Enpl oynent Cent er
has been conceived as a
t hor oughl y pl anned,
tightly controll edbusi -
ness par k of the hi ghest
quality.

Special attention
has been given to the
overall plan of this
devel opnment unit. The
| ot s have been configured
to provide the desired
visibility of individual
bui | di ngs from Interstate
5 even though al andscape
buf fered view is nain-
tai ned fromthe surround-
ing residential areas.

The grading of lots
is unique to this type
of devel opnent. Eac
lot will be graded into
multiple pads with only
10' to 15' grade differ-

ential between pads.
Thiswi || createarolling
natural feel to the |and

forns and encourage

mul ti-level structures
that will have a nore
refined scale than typi-
cal industrial parks.
The gradingwi | | be m ni -
mal for aproject of this
scale and w || echo

exi sting land forns.

The street "A'
gently curves around
and through the park in
an informal and graceful
manner.

Through the devel -
opnent of a conplete
urban design infra-
structure of |andscape
and hardscape, an over-
all design statenent of

continuity wll be

achi eved that wll

live UB to its re-
sponsibilities as the
"gateway" to North Gty
Vest. This design sen-
sitivity will be en-
forced through strict

2

covenants conditions
and restrictions and

an Architectural Review
Cormittee.

The Enpl oynent
Center, when conplete,
will offer the oppor-
tunity for an excess of
2,500 jobs with con-
struction of over a
mllion square feet of

office, industrial and

commercial space. Wil e
no architectural "style"
wi Il predom nate, a con-

sistant approach to
Siting, scale,materials,
graphics, color, | andscape
and formw | carry
throughout.

The resul tant park-
| i ke devel opment w ||
formboth an integral
soci o- econonm ¢ and
envi ronnment al el enent of
t he new community of
North Gty West.



COASTAL CONCERNS/ AWATER CONTROL SYSTEM

Al t hough the Enpl oy-
ment Center is not wth-
in the boundaries of the
California Coastal Zone
and thus subject to the
permt jurisdiction of
the California Coastal
Comm ssion, the land is
i medi ately adjacent to
the zone and devel opnent
of the |and may have an
i mpact on the coastal
zone. California Public
Resources Code Section
30200 in part requires,
"Al'l public agencies
carrying out or support-
ing activities outside
the coastal zone that
could have a direct Iim
pact on resources within
the coastal zone shall
consider the effect of
such actions on coastal
zone resources in order
to assure that these
policies are achieved."

The Regi onal Commis-
sion expressed their
concerns about i npact
t he coastal resources
from t he devel opnent of
North Gty Wst in let-
ters to the Gty included
in the E.I.R. for the
Carnel Valley First
Nei ghbor hood of North
Cty West. Pardee rep-
resentatives conferred
Wi th representatives of
both the State and Re-
gi onal Coastal GComm s-
sion and it was deter-

m ned that the prine
concern about devel op-
ment in the North Gty
Wst comunity was the
effect devel opnent

m ght have on the Los
Penasquitos Lagoon,
especially from increas-
ed siltation of the
lagoon.

The Enpl oynent Cen-
ter is in the area tri-
butary to the Los Penas-
qui tos Lagoon. Thi s
Lagoon is open to the

on

Paci fic Ccean during
the flood season but
closed during nost of
each year. The State of
California Coastal Com
mssion is concerned
over the increasing
rates of siltaticn in

t he Lagoon associ at ed

with urbanization in the
tributary area. The
Comm ssion believes that

even if erosion can be
controlled during con-
struction, the increased
rates of runoff from
devel oped areas w |

i ncrease downstream
erosion and increase
siltation in the Lagoon.
Accordi ngly, the Comm s-
sion has devel oped a
policy which requires
the rate of runoff from
an area after devel op-
ment be no greater than
that which prevails
under existing condi -
tions.

After several neet-
ings with the staff of
the State Coastal Com
m ssi on, Pardee enpl oyed
the engineering firm of
Leeds H Il and Jewett Inc.
to undertake a study in
connection with water
runoff and siltation.
Since the whole of North
Cty Wst inpacts the
| agoon, the original
study looks at the
total area and attenpts
to provide a workable
solution for the whole
community.

Responsi ve to these
concerns, an overall
North City West drainage
pl an consisting of on-
site nmeasures and deten-
tion basins was devel -

oped. These basins are
sized and located so as
to control the timng

and rate of runoff from

various devel opnent

units of North Gty West.

When runoff from each
of these devel opnent
units reaches Carnel
Creek, the conbined dis-
charge in the Oeek w |
be less than occurs
under existing natural
condi tions for the
10-year and 25-year
storm
The proposed dr ai nage
program is not a flood
control program in which
t he neasure of its effect-
iveness is the frequency
of protection that it
offers.  The NCW program
i s designed *o reduce
rates of ruroff after dev-
elopment occurs to that
rate whi ch woul d have pre-
vai | ed without the devel op-
ment, under 10-year storm
conditions. The facilities
will, of course, also reg-
ulate the runoff from other
stornms and the basin at the
Employment Center is design-
ed to pass the post dev-
el opment runoff fromthe
100-year storm w thout
over-topping El Camino Real .
The net hodol ogy used to
estimate runoff fromthe
NCW area was tested by com
paring plan estimates with
mcasured flows in Pomerado
Creck and Beel er O eek. It
was determ ned that the
nmet hodol ogy can produce
reasounable estinates of

runoff. Thus, given the
basin's physical character-
istics, it is believed that

the basins will function as
predi cted and have the in-
tended effect on the Los
Penasqui t os Lagoon

The Leeds Hii! report

is submitted herewith as

Exhi bit "A'. This report
has previ ously been sub-
mtted to the Cty for
review.



3a
— p— )
The detention :

basins and ot her

measures and recom

nendati ons descri bed

in Exhibit "A" woul d

be provided on-site

and/or off-site to

i ntercept runoff from

the reci pI an area
erip era ar eas

redum ng flow vol umes
and velocities to
acceptable |evels
prior to discharge
into the Los Pena-
squitos and San
Dieguito | agoons
subject to tentative
subdi vi sion map con-
ditions of approvals
established to im
plement City policies
applicable to all
devel opnment within
North City West.



The conclusion of the
report is that a series
of detention basins
should be constructed
to mtigate the silta-
tion problem A speci-
fic drainage plan to
acconplish this for the
whole of the North Gty
Wst area is subnmtted
herewith as Exhibit "B".

In order to inplenent
t he specific drai nage
pl an, a precise drai nage
plan for the Enpl oynent
Center has been devel -
oped that is sibmtted
herewith as Exhibit "cC".

Drai nage mneasures
in the Enploynent Center
are an integral part of
t he overal | NCW drai nage
plan. Measures in the
Center consist of deten-
tion basin |ocated at
the intersection of H
Camno Real and "A'
Street to limt the out-
flow rates to less than
those that currently
exi st. On-site measures
consi st of grading
policies to mninze
exposed bare sl opes
during the rainy season;
gradi ng of i ndividual
pads to concentrate run-
cff across steep sl opes;
and nain collector
channel inprovenents to
[imt erosion upstraem
of the detention basin.
The proposed 12 acre-
feet capacity detention
basin is designed to
[imt the 10-year and
25-year outflow from the
Center to 70 cfs and
75 cfs, respectively;
rates that are less than
that corresponding dis-
charges of 87 and 121
cfs which are estinates
under current conditions.

The NCW Dr ai nage
Program is designed in
such a way that each
preci se pl an devel opnent
unit fan proceed i ndepen-
dently of other units in

4

flows fromall of the
NCW area in Carne
OGeek at the 1-5 free-
way total 554 cfs.
Under future land use
conditions. with det-

NCW and neet the Califor- ention basins, as sizcd.

ni a Coastal Commission's
full title requirenments
to reduce post devel op-
ment discharges to those
that prevail under exist-
ing conditions. This is
true not only as each
unit develops, but also
inthe future when all
NCWunits are developed.
At that tine, all det-
ention basins in the NCW
area wi | | work together,
as a unified systemto
neet the Coastal Com-

m ssi on obj ective.

the estimated rate of
discharge IS 537 cfs.
only three percent less

than under present |and
use conditions.
Under 25-year pre-

cipitation intensities
t he peak discharge as
regulated under future
conditions i s estimted
to be 15 percent bel ow
t he 858 cfs estinated
under current |and use
conditions. This re-
sults fromdesi gni ng
the system for the 10-

Under existing conditions,year storm

t he peak di scharge from
each of the sub-basins
in NCWoccurs over a
relatively brief period
and tends to arrive at
the I-5 freeway at sone-
what different times.
However, when the in-
creased vol umes and
rates of runoff associ -
ated with devel opnent
are regul ated by det-
enti on basins, the peak
ontflows are del ayed
and extended for |ong-
er tinmes. These extend-
ed outfl ows are additive
in Carmel OQeek. W th
each detenti on basin
delaying and ext endi ng
the outflowit is nec-
essary to reduce out-
flows from i ndi vi dua
basi ns wel |l bel ow exi st -
ing peak outflows in
order to conpensate for
the additi ve effect.
Under existing | and
use conditions with 10-
year precipitationint-
ensities, the routed

It is requested that
the Gty adopt the speci--
fic plan as the drainage ,
plan to be inplenented
In the North Gty West
Community in mtigation
of the inpact on Los
Penasqui t os Lagoon of
threatened siitation
fromthe area and in
addition that the Gty
adopt the precise drain-
age plan in mtigation
of the inpact on Los
Penasqui tos Laqgoon of
threatened siltation
from the Enpl oynment
Center. It is further
requested that the Gty
make the appropriate
findings that the plans
that are adopted ful fill
the requirements of Sec-
tion 30200 of the Calif-
orni a Public Resources
Code.



CONFORMANCE WITH THE NORTH CITY WEST COMMUNITY PLAN 5

The "lIndustri al -
Ofice Park Precise Plan
Oiteria" set forth on
page 135 of the North
Cty Wst Community Plan
states that the plan
nust "be in general con-
formance with the North
Cty Wst Community Plan
obj ectives and proposal s
in terns of overall con-
cept. ..". The follow ng
outlines the conformance
of this plan with the
five objectives stated
on page 88 of the Commu-
nity Plan.

1. "In order to
pronote North Gty West
as a bal anced community,
di verse job opportuni -
ties nust be achieved
within the industrial-
office park."

The North Gty West
Enpl oynent Center is
envisioned to be the
enpl oynment base for the
housing to be devel oped
in other areas of North
Cty Wst. The Enpl oy-
ment Center will also
strengt hen and advance
t he overall economc
devel opnent plan of the

Gty of San D ego.
It is hoped that a
substantial portion of

the property can be
built prior to resi-
denti al devel opnent or
at least concurrently
therewith so that it
wWill create jobs at an
early stage for the re-

sidents of the comunity.

This will allow persons
nmoving into North Gty
Vst to have enpl oynent
possibilities in close
proximty to their hone.

2. "In order to
pronote self-containment
and community identity,
devel opnent of an indus-
trial-office park which
enphasi zes the area as a
uni que and per manent
feature of North City
Wst is desirable.”

The goal of this
plan is to create an
out st andi ng exanpl e of
industrial-office park
desi gn through uni que
and highly controlled
pl anning. A close ex-
am nation of the proper-
ties, their grading and
the urban design infra-
structure will reveal a
careful ly conceived pl an
that is unique to San
D ego. The relation-

.ship to the town center

is inherent in this
park's location but will
be reinforced by pedes-
trian access descri bed
later in this document.
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3. "In order to
pronot e preservation of
a natural environment,
industrial sites nust be
devel oped as part of a
pl anned industrial park
with strict devel opnent
controls.”

The urban design
infra-structure wl |
control all common | and-
scapi ng, streetscape,
property entrances and
public facilities. The
controls inherent in the
design element of this
plan w || ensure natural
gradi ng and | andscapi ng.
This plan is unique in
t hat each property wl |
be graded with multiple
pads instead of singular
flat pads. The existing
hi gh and | ow poi nts of
the site will renain,

t he bal ance will echo
t hat whi ch now exi sts.

This will ensure a rol-
ling, low scale and
natural result. The

control s on devel opnent
w Il reinforce these con-
cepts and gui de the
bui | di ng design and site
development.



4. "In order to
pronote a bal anced trans-
portation network, devel -
opment of a transporta-
tion system linking to
the community is neces-
Sary-"

Rail Transit. One
of three AMTRAK depots
in San D ego County, the
Del Mar Station, lies
3.5 road |ines northwest
of Canel Valley, Travel

time between these points

requi res seven mnutes
by car or 15 m nutes by
bi cycl e. Four trains
nort hbound and four
sout hbound connect Del
Mar with San Diego,

Oceanside, and O ange
and Los Angeles Counti es.
Bus Transit. San

Piego Transit Bus Route

.. 41 services the

northwest area of San

D ego. Devel opnent

of Carmel Valley and

the North Cty West

Empl oyment Center wil |

i ncrease the nunber of

potential public

transit passengers.

A park and ride facil -

ity will be available

at the Town Center site

when public transit

servi ce is extended

to the North Gty West
The institution of

al ternate transportation

systens includi ng nmass

transit is beyond the
real mof this planning
affort., However. Street
"A'" of the park has been

designed with a "free

[ and” in each direction
to accommodate nost any
form of vehicle from
bicycle to bus. This
will give the city the
ability to establish
bus routes and stop |o-
cati ons. Wthin this

"free |ane" may be
selected stop |ocations
t hat best serves the
traveling public and
the community's needs.

Refer to the Precise
Pl an, Page 48 of this
docunent for roadway,
curb and sidewal k con-
struction details.
These construction
met hods have been se-
lected to provide a
suitable shoul der for
bus | andi ngs and pas-
senger access.

5. "In order to
pronote realistic phas-
ing of development,
pl anni ng comm ssi on ap-
proval of a precise
plan for the indust-
rial-office park before
proceeding with sub-

di vi si on maps, zone
changes or grading
wi |l be necessary.”

This docunent is
the Precise Plan and
its narrative which
i f for the Planning
Commission's review.
Item 5 on page 88 of
the North Cty West
Community Plan calls
for the need to phase
this project relative
to public facilities
f inancing.

The Enpl oynent
Center, together with
the town center, are
shown as a transitional
area from1 - 3 in con-
nection with the phasing
pl an as set out in the
North City Wst Comun-
ity Plan An anal ysi s
i ndi cated that the town
center contains areas
that nore properly
belong in the second
and third stage of the
phasing plan. This is
becausc the facilities
contemplated require a
| arge popul ati on base to
support them  The Enp-

6
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| oynent Center does not
contain a great ninny
public facilities and it
is of such a nature that
it should be constructed
at the beginning of the
program to provi de em

pl oynent opportunitics

to people who will tive
in the residential arcas
of North City West.

The Enpl oyment Cent cr

does not contribute to
t he school population
and. therefore, does
not require any school
facilities.

The public facili-
ties in the Enpl oynent
Center consist of open
space areas, sStreels.,
street medi ans, parkways.
and drainage facilitices
i ncl udi ngdetention
basins. It is Pardee's
intent, as the owner of
approximatety 75% of the
property in the Enpl oy-
ment Center. to con-
struct these inprovenents
for the whol e Precise
Pl an Devel opment Unit
as subdi vi sion inprove-
ments with the right of
rei mbursenent from ot her
property owners when the
bal ance of the property
within the Precise Pl an
Devel opnent Unit is
improved.



CIRCULATION SYSTEMS 7
_ .

Al so contained inthe
“Industrial-Ofice Park
Precise Plan Criteria”
set forth on page 135 of
the North City West Com
munity Plan, is the re-
qui renent that the plan
conformto the najor
street system This is
followed by a require-
ment to illustrate a
conpl ete circul ation
system of |ocal streets,
access, mass transit,
bi cycl e and pedestri an

I i nkages, all integrated
with those of North Gty
West. /

Regi onal access to
North Gty West Enploy-
ment Center will be
Interstate Route 5, an
exi sting eight-1ane
freeway with existing
interchang:s at Del Mar
Hei ght s Road and at
Carnel Valley Road. Ar-
terial street access
will be provided by Del
Mar Heights Road, Carnel
Val | ey Road, and El
Camino Real; all are
exi sting two-lane roads
that are planned to be
i nproved to primary
arterial street and
maj or street standards
during the devel opnent
of North Gty West.

Si x busi ness park
parcels will have direct
access on H Camno Real
at driveway |ocations
designed to be conpa-
tible with major street
standards. Fourteen
parcels wll be served
by a specially designed
collector street, cur-
rently designated "
Street for planning

Pacific Ocean
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The | ocation of the '
intersection of "A'
Street with Del Mar
Hei ghts Road has been
designed to mnimze
i mpacts on the future
flows of traffic on Del
Mar Heights Road. The
"A'" Street intersection
will be approximately
m dway between the Inter-
state Route 5 northbound
ranp intersection and
the El Camino Real
intersection. The m d-
point location wll
all ow adequate left-turn
|anes to be installed
at each intersection on
Del Mar Hei ghts Road,
and it will allow future
traffic signals to be
i nterconnected effi -
ciently.

"A'" Street will be
a collector street that
provi des |ocal access
to the business park
and continuity wth the
col l ector street systens
pl anned north of and
east of North Gty Vest
Enpl oynment Center. The
street is planned to be
78 feet w de from curb-
to-curb with a 14-foot-
wi de raised nedi an de-
signed to allow noncon-
flicting left-turn | anes
to be installed at each
busi ness park parcel
driveway. The street
woul d be striped for two
traffic lanes in each
di rection plus eight-
f oot - w de shoul ders
suitable for future other
t han aut onobil e trans-
portation uses. The
shoul der area coul d be

used for exclusive bus
| anes, bus stop areas, NORTH A TY WEST

hi gh- occupancy vehi cl e PROPCOSED BI CYCLE AND PEDESTRI AN WAYS
| anes, or bike |anes
dependi ng on future
transportation demands
and facilities in North IR
Cty \West.

Pacific Ocean

BIKE a PEDESTRIAN WAYS—— PEDESTRIAN ONLY
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TRAFFI C

North Gty West
Enpl oynent Center wil |
be the enpl oynent center
designated in the North
Cty Wst Community Pl an,
and it will be included
in future transit
systens. The additional
w dth of street being
pl anned for "A' Street
wi Il provide |ong-range
flexibility to neet
future transportation
system demands wi thin
t he dedicated public
right-of-way.

Bicycle travel on
El Camno Real, Del Mar
Hei ghts Road and Street
"A" will be accomodated
by a "free lane" within
t he roadway. The nature
of expected bicycle
travel in the area and
the steep terrain en-
countered, suggest that
roadway travel is pre-
ferred over parkway
travel. This systemis
a continuation of the
systemused in the First
Nei ghbor hood on Del MNar
Hei ght s Road.

An addi tional pedes-
trian |inkage follow ng
the SDG &E ease-
nment/open space will
connect the north and
south extrenes of the
development.

These systens con-
verge at Del Mar Heights
Road and El Cam no Real
provi ding a concise con-
nection to the town
center.

A transportation
term nal is planned for
inclusion in the town
center. This |ocation
Is suitable for a con-
vergence of the various
forms of public trans-
portation along with a
"park and ride" parking
| ot of adequate size.

A pretimnary estimate
IS that the transporta-
tion termnal wll re-
quire 1 - 2 acres.

), Transp
< Termingik

P, #J Town
T % 4 Center

Street “A*

wseeeeee Bicycle and pedestrian

ﬁ seseee Pedestrian only
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SITE PLAN

Thecriteriafor the

Industrial-Office Park
Precise Plan also sti-
pulates that a "site
plan layout of the pro-
posed lots and the
site'srelationship to
the town center be pro-
vided."

The relationship to
the town center is pre-
cisely as called for in
the Community Plan. The
Employment Center is
directly across the
street from the town
center at the major
intersection of Del Mar
Heights Road and El
Camino Real Road. This
geographical relation-
ship is supported by
pedestrian, bicycle and
automobil eaccess
systems.

The lot layout plan
is the result of careful
analysis and creative
planning. The complete
rationale for the plan
is illustrated in the
Design Element under
separate cover.

10

LOW DENSITY
VERY LOW HOUSING
DENSITY

EXISTING HOUSING s

COMMERCIAL

TOWN
CENTER

LOW DENSITY

D
o
3
o
@
L
|19
pA
it HOUSING
'
oA
c

LOW DENSITY

HOUSING
EXISTING
LOW DENSITY
HOUSING
N
EMPLOYMENT CENTER
PRECISE PLAN




E.LR. PARK, RECREATION AND OPEN SPACE B

The industrial- No public parks or
Office Park Precise recreation areas are
Plan Criteria stipu- designated within the
| ates that an environ-- industrial-office park

mental inpact state-
ment nust acconpany
the plan. This item
i s under separate
cover.

Al though the 5
lots in the north-
east corner of the
Preci se Plan are not
nunber ed, they are
part of the overall
Precise Plan for the
Employment Center
and as such are
hound by all restri-
ctions and gui de-
lines contained in
t hi s docunent .

These |ots have
the further require-
ment that a full EIR
cont ai ni ngspecific
ar chaeol ogi cal and
bi ol ogi cal i nforna-
tion on the proper-
tieswll be requir-
ed in addition to
t he present EIR
which inventories
t he resources for
only those |l ots
shown as nunber ed.
No discretionary
action other than
the odoption of the
Precise Plan wil |
take place on these
unsurveyed prop-
erties until the
resources have been
property Inventor-
ied and their sign-
i fi cance established.

Pacific Ocean
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PARK, RECREATI ON AND OPEN SPACE 12

An infra-structure | and-
scape plan has been in-
cluded in the Design

El enent which sets aside

control |l ed greenbelt
areas one of which coin-
cides with the community
plan's open space area
adjacent to Interstate
5. Additionally, con-
centrated plantings in
the street nedian RO W
and detension basinwl|
create a park-1like at-
mosphere.

Oncn space desi gnat -
ed in the precise plan
will be nmmintained as
follows:

a. The Property
Owners Associ ati on
will maintain the open
space adjacent to
1-5, the SDG &E
power easenent and
the medi an and entry
areas of Street "A".

b. The mai nt en-
ance district will
mai ntai n the street
medi ans of Del Mar
Hei ght s Road, the El
Camino Real and the
detention basin, if
required.

c. The Property
Owners will maintain
t he parkway areas
included in or ad-
jacent to their
property.

open space

community
park

open space

street R.O.W. and -
median plantings

detentionbasin
open space

EMPLOYMENT CENTER -
PRECI SEPLAN




PUBLIC SERVICES AND FACILITIES

In order to further
devel op the objectives
of a bal anced, self-
contained identifiable
community, the public
servi ces necessary to
support and integrate
this facility have been
studied.

1. Educational fa-
cilities.

No sites have been
designated within the
industrial-office park
el enent. However, the
i nclusion of private
schools and child care
centers nearby (i.e. The
Town Center) will en-
hance t he Enpl oynent
Center.

2. Library facili-
ties at the Town Center
will be located well
for the use of em
ployees.

3. Health and Med-
ical facilities |ocated
nearby in the Town Cen-
ter, will enhance the
integration of this ele-
ment into the community.

4. Fire Protection.
A new station 1s planned
for construction wthin
North Gty West. The
Gty of San D ego has
already acquired a site
adjoining the north
boundary of Carnel Val -
ley. Until a new sta-
tionwithin North Gty
Vst can be built, a
one-conpany fire
facility in Del Mar
Hei ghts wi Il continue
to serve both North
Gty West and Del WMar
Hei ght s.

5. Police Facili -
ties. The Aty of San
D ego has responsibility
for providing service
to the North Gty West
conmunity. The North
Gty area is presently
served by the Northern
Di vi si on of the San D ego
Pol i ce Departnent |o-
cated at 4275 Eastgate
Mall in University Gty.
It is proposed that
police service continue
to be provided by the
Nort hern Substati on.

6. UWilities. The
extension of sewer and
water utilities to serve
the North Gty West
Enpl oynent Center can be
achieved either by imple-
mentation of existing
pl ans contained in the
North Gty Wst Comu-
nity Plan, or by the
subdi vi si on process.

Telephone: Connec-
tions to the existing
facilities of Pacific
Tel ephone are avail abl e
on the east side of
Interstate 5 at Del Mar
Hei ghts Road. Under-
ground extensions of
these facilities wll
be made to provide ser-
vice to the North Gty
Vé¢st Enpl oynent Center.

Gas_and El ectric
Service: The princi pal
nort h-south transm ssion
facilities of S.D.G.& E
bisect the North Gty
Vst Pl anni ng Area.
These transmssion fa-
cilities, coupled with
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the distribution facil -
ities provided by the

i nprovenent district
set-up under the 1913/
1915 Act, wll provide
t he necessary gas and
electrical service to
the North Gty West
Enpl oynment Center.

Wat er _Service: Water
is available to serve
the project fromthe
exi sting 30-inch water
mai n connecting Del Mar
Hei ghts and t he Rancho
Bernardo water main.
This 34,840-foot |ine
was built in 1972 to
serve a future popul ation
of 60-80, 000 persons
Wi thin the northern
regions of San D ego,
including this project.

Sewer Service: Sewer
is avail able to serve
the project from the
existing trunk line in
El Camino Real and the
Carnel Valley trunk
sewer. The Carnel Valley
trunk sewer was con-
structed in 1970 as a
portion of the Los Pen-
asquitos Sewer District.
This sewer is intended
to serve a total popu-
| ati on of 90,000, in-
cluding the project area
and has an ultimte ca-
pacity of 12.5 mllion
gal l ons per day. Qur-
rently less than one
percent of the line's

capacity is used. De-

vel opment of the North
Cty West Enpl oynent
Center should cause no
capacity problens with
t he sewer trunk main.



PLAN IMPLEMENTATION

1. Zoning. This
elemrent will be pro-
cessed under the
pl anned devel opnent
procedure. An M-I-P
zoning designation is
requested with consi-
deration of adoption
of a proposed ordi nance
addi ng Chapter X
Article 3, Di vi si on 7.
This submtted herewth
as Exhibit D for con-
tent and under st andi ng
onI%/ The City may

to adopt |t as an
amendnent to the
exi sting ordinance or
choose another form
altogether.

2. @ading has been
desi gned based on the
concept of nulti-Ievel
terraced sites with |ow
enbanknments of varying
slope. The land forns
will be conprised of
smooth flow ng sl opes
and terraces that have
been derived fromthe
existing terrain. FEro-
sion control wll be
acconpl i shed through a
system of i ndi vi dual
site controls and over-
all systens concurrent
with the best ecol ogica
practices.

3. Qpen Space. It
is suggested that |ands
desi gnat ed open space by
t he | andscape pl an and
open space by the com
munity plan be set aside
and adopted into the San
D ego pen Space System

LAND AND PUBLIC FACILITIES FINANCING
e

Al'l necessary street
right-of-ways will either
be provided by the sub-
divider or if condemnati on
is required paid for by
t he subdi vi der

Al'l public inprove-
ments, including but not
limted to, streets, park-
ways, open space, drainage
facilities and detention
basins shall be installed
by the initial subdivider,
Pardee, with provision
for reinbursenent under
t he subdi vision |aw

There are no public
facilities |locatedw t h-
in the Enpl oynent Cen-
ter such as parks,
school sites, and public
buildings. The Enpl oy-
ment Center will pay for
its share of the public
facilities located in
ot her areas of the com
muni ty by nmeans of fac-
ilities benefit assess-
ment to be paid at the
tinme ot obtaining a
bui | di ng permit.

An assessment di s-
trict shall be forned
covering Precise Pl an
Devel opment Unit 2 for
t he purpose of main-
taining street medians,
certai n open space,
par kways, devel opnent
entrances and drai n-
age devices.
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DESIGN ELEMENT

This and t he fol -
| owi ng sections forns
the instrunent that
sets forth the U ban
Design Quidelines for
al I physical conponents
of the North Gty West
Enpl oynment Center. The
design and site cri-
teria, referred to as
the design el enent, is
a part of the precise
pl an requirements.

The guidelines illus-
trated are the neans
to inplenentati on of

t he precise pl an.

The purpose of the
guidelinesistocreate
an out st andi ng devel -
opnent of the highest
quality. Interpreta-
tion of the guidelines
shoul d al ways be nade
in favor of high
design quality.

The contents of t he
Design El enent are
based on the "Indus-
trial-Cfice Park
Desi gn Concepts and
Envi ronnental Criteria"
as described on page
89 of the North Gty
West Community Pl an.

A. Industrial-

O fice Park Design Con-
cepts and Environnental
Criteria. " The |ndus-
trial-Ofice Park
within North Gty West
wi Il provide over one-
hal f of the avail able
jobs within the conmmu-
nity. In addition,

its prom nent and
highly visible |ocation
dictates that the de-
sign and construction
of this conplex be
acconpl i shed in the
best manner possible."

"The concept advo-
cated for the North
Cty Wst Industrial-
Ofice Park is that
i ndi vi dual bui |l di ngs
be designed to fitinto
par k-11i ke surroundi ngs.
Particular attention
should be paid to the
appear ance of the

facility, its scale
and the needs of its
enpl oyees. In this

regard strict standards
shoul d be established
to assure that the
Industrial-Office Park
became an asset to the
North Gty Wst comu-
nity. Considerations
shoul d incl ude the
amount of coverage,

pl acenment of parKking,

| andscapi ng of the en-
tire site, screening
of all service areas
and the provision for
smal | recreationa
facilities for em

pl oyees. An inportant
consideration is the
establ i shnent of stan-
dards to limt the
adverse affects of

noi se, air and visua
pollution."

The overri di ng
goal of this plan and
Its design elenments is
to create an outstanding
exanpl e of industrial-
of fice park design.
The result of this
effort will be a devel -
opnent that wll
form an appropriate
"gateway" to North Qdty
Vst by attracting and
mai ntai ni ng a strong
base of substanti al
busi nesses that wll
offer a broad range of
enpl oynment opportuni -
ties to the residents
of North Gty West.

Vi sualizing the
Enpl oynent Center as an
integral part of the
North Gty West commu-
nity has led to strict
adher ance to t he obj ec-
tives set forth in the
North Gty West Commu-
nity Plan.

The follow ng ob-
jectives for industri al
land use are directly
related to the five
goal s which were esta-
blished to gui de the
devel opnent of the
North Gty Wst comu-
nity.

1. In order to
pronote North Gty
Wst as a bal anced
comuni ty, diverse job

opportuniti es nust be
achieved wthin the

Industrial-Office Park.

The bal anced comunity
policy is especially
dependent on enpl oy-
ment opportunities
within the community
whi ch m nim zes the
need to | eave the area
and therefore provides
an opportunity to live
and work in the sane
general area.
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2. In order to
pronote self-contain-
ment and comunity
identity, devel opnent
of an industrial-office

4, In order to
pronote a bal anced
transportati on network,
devel opnent of a trans-
portation system

park which enphasi zes
the area as _a uni gue
and pernanent feature
of North Qty West 1s
desirable. The I ndus-
trial-Ofice Parknust
be designed so as to
relate to the comu-
nity and the adjacent
town center rather
than as a separate

i ndustrial devel opnent
whi ch does not comple-
ment the area. Due

to the highvisibility
of the industrial
office area from Inter-
state 5 and because of
its location at the
maj or entrance to the
North Gty Wst commu-
nity, it is extrenely
important that an out-
standi ng exanpl e of an
industrial-office park
design is devel oped.

3. In order to
pronote preservation
of a natural environ-
ment , industrial sites
nust be devel oped as a
part of a planned I n-
dustrial park wth
strict devel opnent
controls. Through this
actiron the relation-
ship of structures,
dri veways, parking
areas, grading and
| andscapi ng can be
coordi nated and natu-
ral site features that
exi st can be capital -
i zed upon.

1 nking to the comu-
nity 1's necessary. A
convenl ent system of
public transportation
serving the I ndustrial -
Ofice Park is neces-
sary if the goal of a
bal anced transportation
network and therefore
reduced autonotive
traffic is to be a-
chieved. Essentially,
travel to the |ndus-
trial-Ofice Park will
be at peak travel
times, therefore, a
system of public trans-
portationcouldgreatly
relieve traffic con-
gestion in the commu-
nity.

5. In order to
pronote realistic
phasi ng of development,
Pl anni ng Conmm SSi on
approval of a precise
plan for the Industri-
al-Office Park before
proceedi ng W t h sub-~
di vi Sl on maps, zone

changes or qradi ng

w Il be necessary. The
preci se plan, as des-
cribed in the Precise
Devel opnrent P ans sec-
tion on page 132 of
this report, should be
in basic confornmance
with the North Gty
Wst Comunity Plan.
Provision for instal-

| ation of all necessary
public facilities nust
be satisfied through

t he assessnent district
procedure or ot her
property owner financed
met hods prior to |and
use devel opnent.

16



THE PLAN RATI ONALE 17

The overal | design
concept of the North
Aty Wst Enpl oynent
Center has been devel -
oped by an evol utionary
desi gn process. The
sol utions of various
i ssues, objectives and
constraints were over-
laid to create a total
end product. M ews,

vi ewshed, gradi ng,
traffic, drainage |and-
scape and |and use
were all considered
and resolved in addi-
tion to the previously
stated criteria and
objectives.

The follow ng se-
quence of diagrans and

text illustrates the
evol ution of the plan
so that all interested

parties and ﬁarticipants
may work within an

at nosphere of under -
standing toward a uni-
fied goal. The issues
and obj ectives contai ned
within this section
formthe basis for all
subsequent design
guidelines. If condi-
tions arise that are

not covered in the
Design Cui delines refer
to the Plan Rational e
for general guidance.

] 1ot LN
. IRSTRT N o
il Al
i 15
g ) j,_‘\j
i |

B BMPLOYMENT CENTER

A



SITE ANALYSIS 18

The pl anni ng pro-
cess began with an
overall site analysis
concerning itself wth

t he natural environ-

nmental characteristics

of the 120-acre site

itself. The site is

quite rugged with ap-

proxi mately 130' change

In elevation from \

service
station

north to south. The
hi gh point is esta-
bl i shed by a nmound
near Del Mar Heights
Road.. The | ow poi nt
is generally repre-
sented by a deep ravine
at E Cam no Real Road.
There is an existing
stand of Eucal yptus
trees and many Torrey
Pines scattered 0
t hroughout the site. -
The site is gener- «
ally bisected by a %
prominate ridge which )
conbi ned with other v
various land forns o
E
»
T
2
-1

i
L 2

.

.';'.
[
;3"‘."'.%‘.“‘“. .” " Lo

#

-y

'3

-
seee”

‘-‘
'..‘
)
.
i
ge

voeres s

I
T e F
. ridge- |

creates areas of
varying visibility and
exposure.

The Nort h- Sout h
S DG&E. easenent
forns a definite man
made barrier to devel -
oprment and yet anot her
division of the site.

SDGAE Easement

N
EMPLOYMENT CENTER

DESI GN ELEMENT



OBJECTI VESANDCONSTRAI NTS

Beyond the specific
internal characteris-
tics, an exam nation

of surrounding |and use
and terrain along

with the practical
demands of a devel op-
ment venture led to

t he establishnent of service
definite design objec- station
tives and constraints. \ A

It was determ ned P L
that preservation of \\ g ¥~ Mmaintain mound
the high point and |ow ¢ -, to screen
point of the site, i.e. ]

Y “service station
> {

mound and ravi ne, and /

the internediate ridge

would tend to maintain ] y

the existing overall
grade and visibility

rel ationships of the maintain

A5

[ . -
site to the surround- = -natural ridge Yoy /maintain trees
ing area.
VWhile it is inpor- o
tant to screen the m\n““:{
anti ci pat ed bui | di ngs wap? e
fromview of the sur- on“o

roundi ng residents,

t he exposure from
Interstate 5 of the
north westerly portion
of the site nust be
mai nt ai ned for suc-

U,g,'
cessful marketing of _ ! g
the area for prine provide
users. These two ob- controlled \
jectives seemto con- visibility
flict. Views fromthe C e
potential sites are to maintain
t he south across 0 : natural ravine
Carnel Vall ey. f \
3 :
o
o
e
TR \ A
® J
e .
]
o)
2 \
ARIR
2RI
maigtain trees
2
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GRADING PRINCIPLES

The general tend-
ency in | arge busi ness-
industrial parks isto
mass grade the site
into large sinple
bui |l di ng pads. This
accepted norm was
di scarded in favor of
terraced grading. The
contouring of the pro-
perty to create buil d-
ing sites will esta-
blish a natural char-
acter and reduce earth
novi ng by one-third.

The diagram il -
lustrates the concept
of terracing as it
m ght be acconpl i shed
for agricultural and
erosion control pur-
poses. This is an
interesting point of
departure for a grading
study as it represents
t he nmost efficient
nmet hod for converting
raw rugged terrain to
useful property.

N
EMPLOYMENTCENTER
DESI GN ELEMENT




GRADING, STREET AND PROPERTY LINES 21

VAR AR R b A,

A bal anced gr adi ng Property Ilnes wer e
concept was detail ed t hen established as a
for the Enpl oynent natural result of
Center using the prin- grading and street
ciples of contour re- design.

| ated terracing.

Anot her accept ed

prem se of business-
i ndustrial park pian-
ni ng nanely that
building sites may be
conprised of only one
pad was discarded.
In order to gradually
step the grades across
the site, multiple pad
el evations were esta-
bl i shed wi t hin each
bui l ding site.
The north west area
?rades Were manipu-
ated so that they
step up and away from
the freeway when
viewed from the scuti-
west while they step
down when viewed from
the west. This will
di m ni sh tne apparent
size of buildings from
the Del Mar Heights
residential area.

A fairly substan-
tial undul ati ng grade
change was established
along the S.D.G.& E
easement which wi ||
spatially contain the
east sites and create
a backdrop reducing
t he perceived scale
of the devel opnent
from future North Gty
Vst residential areas.

The street was
gently wound around
and down the ridge to
the ravi ne reinforcing
t he exi sting division
of the site. Inter-
sections were | ocated
tointegrate this
street with future
North Gty ¥es: streetis.

site terrace

gontour Sine
Interval 10 feet

By
EMPLOYMENT CENTER

¢ DESIGN ELEMENT



ENVI RONMENTAL ZONES

The i npl enentation
of these principles
will result in a
business-industrial
park with several
zones, each enbodyi ng
uni que envi ronnent al
and visibility char-
acteristics. These
characteristics pre-
sently exist or are
inplied in the natural
conditions of thesite.
They have been nerely
devel oped into useabl e
| and and reinforced.
Conparison of this
diagramwith thesite
analysis wll illus-
trate this point.

Zone 1 will tend
to be attractive to
high visibility pres-
tige oriented users.
Zone 2 wll be avail-
able to nore public
and town center ori-
ented users. Zone 3
w Il be transitional
bui l di ng types ori -
ented to the open
space of the S DG
& E easement. Zone
4 conpletes the tran-
sition to the res-
idential areas with
confined scale de-
finition. Zone 5
lends itself to a
| arge efficiency
oriented user wth
natural and inpos-
ed land forns is-
olating this area
from general view.
Zone 6 will be at-
tractive to snall
users oriented to
Carmel Val | ey
activity.

22
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MASTER PLAN

Respondi ng to t he
earlier stated design
obj ecti ves and con-
straints, nore specific
criteria were devel -
oped to conplete the
conceptual master pl an
process. Conpari son
wi th the objectives
diagramw || verify
this step.

To reinforce the
gradi ngtechni que
devel oped for the
northwest sites, a
conpl enentary | and-
scapi ng concept was
devel oped. This con-
cept allows for expo-
sure oriented views
to the building sites
whiletravelingnorth
on Interstate 5 but
screens t he buil di ngs
from the westerly re-
sidents. This concept
resol ves the two con-
flicting arrows shown
on t he objectives
di agram Furt her,
structures should be
sited in this area so
as to not interfere
with the sight line
concept illustrated.

The | andscapi ng of
t he nound separating
the Zone 1 and Zone 2
properties will screen
these facilities from
view from the west and
define that area that
concl udes at the Town
Center to the east.

The basi c grade
el evations of the
existing ravine are
mai nt ai ned by its use
as an entry and reten-
tion basin.

23

SDG&E Easement

open space at
mound Site entrance
maintained
to screen
service station

street follows
natural ridge

.open space to maka
grade change and
screen upper slope
from future housing

buildings sited to
enhance total project

open space at
Site entrance

vdetention basin
at natural ravine

&l ftrees

;.( maintained

-3

u"; N

4 @ EMPLOYMENT CENTER
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MASTER PLAN SITE SECTIONS. 24

The devel opnent of
t he undul ati ng sl opes
behind the Zone 4 pro-
perties wll be |and-
scaped and devel oped
as an active recrea-
tion area. This nass
of landscape will con-
tain and soften the 4
El Camino Real sites.
The users wi thin Zone
3 properties are en- .,/\,
couraged to build at 9/
t he edge of the open
space spine to rein-
force its role as a / landscaped
uni fyi ng el emrent . : open space
However attention nust
be paid to the view -
shed fromthe residen-
tial areas to the
east. Wil e the | and-
scaped open space
will tend to soften
the inpact of these
structures and render
many of them not visi-
bl e, this exposure to
the east nust not be
consi dered a back side
of the buildings. The
i nclusion of thewater
detention basin as a
| andscape el enent at
the south entrance to
the center will provide
a graci ous entrance,
and a | andscaped fore-
ground/buffer between
this major user and
the residential area.
The constraints,
obj ectives and goal s
of this plan nust be
interpreted for each
building site. Most
of the concerns ill us- i
trated here relate to \

the North Gty Wst and
Del Mar Hei ghts context.
Mor e specific guide-
lines for the inple-
ment ati on of the pro-
ject are devel oped in N

the followi ng text. EMPLOYMENT CENTER

| DESIGN ELEMENT




INFRA-STRUCTURE 25

Avital part of the The concept advo- These | andscape
plan is the infra- cated for the North devel opment gui del i nes
structure. This is a Gty Wst Enpl oynent will informthe public
conbi nation of systens Center is that indi- about the |andscape
and features that are vidual buil dings be desi gn Iequ rements
installed by the ori- desi gned and sited into which will be used by
gi nal |and devel oper a park-like environ- the Planning O rector
and are in place prior ment. The standards in reviewng |andscape
to conmencenent of work outlined in this report plans and to assist
by the various future pronot e t he devel opnent t he devel oper and his
l'and _owners. of | andscape design desi gn personnel in

Public facilities which will harnoni ze achi eving the desired
as wel | as pernanently with the goals of the quality level of land-
instal ledprivately Landscape Master Plan scape devel oprent in
mai nt ai ned features while allowng the the North Aty West
are included. Through devel oper sone |atitude Enpl oynent Center. In
the careful design and i n determ ni nghis final addi tion, the guidelines
installation of i1nfra- preci se | andscape pl an. will aid the applicant
structure, a cohesive for plan reviewin
envi ronment al st at enent expedi ting the review
is achi eved. Because of his plans by pro-

a nmajor statenent nust viding sufficient in-
be made by the | and- formation that wll
scape, particular at- clearly define the
tenti on has been gi ven standards which his
to the |andscape ele- pl an shoul d refl ect.
ments of the infra- The | andscape
structure. devel oprrent gui del i nes

The follow ng will also act as a
infra-structure com suppl enent to City,
ponents will be in- County, and State
stalled or mandated by O di nances, covenants,
the original |and _ restrictions and codes.
devel oper.

1. Streets and
si dewal ks (See Preci se
Plan for details).

2. Parkway and
nmedi an | andscapi ng.

3. Enpl oynent
Center entry areas.

4. (pen space
| andscaping. On H
Camino Real north of
Par dee hol di ngs only
open space within the
publ i c right-of - way
wi | | be devel oped.

5. COverall drain-
age system

6. Lighting and
signage.



GENERAL LANDSCAPE DEVELOPMENT GUIDELINES 26

The Enpl oynent
Center's proximty to
Interstate 5 and the
site's | ocation at the
maj or entrance to the
North Gty West GComu-
nity warrants an out-
st andi ng exanpl e of
industrial-office park
-design. It is the
i ntent of t hel andscape
concept to create a
uni fied plant materi al
pal | et throughout the
center as well as de-
vel op an i ndi vi dual
sense of community
identity for thecenter
as a whole. Common
areas such as Par kways
(streetscape setbacks),
Street Medi ans, Park-
way Entry areas, Land-
scape areas adj acent F
.to Interstate 5 and

t he Easenent Q(pen Space
fall under the category
of "shared" |andscapes.
In order to devel op and
mai ntai n a sense of
cohesi veness the fol-

| owi ng gui del i nes have
been established for

t he areas i n comon.

- Parkway

B - Median Landscaping

C - Employment Center
Entry Areas

D - Open Space adjacent
to Interstate 5

E - Easement Open Space

EMPLOYMENT CENTER @ F - Open View Slopes

DESI GN ELEMENT G - Closed View Slopes
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N

A Parkway (Street-
Scupe setbacks) .

1. The entire
area betwecen street
curb and the setback
line should be |and-
scaped except |or ve-
hicle access driveways.
pedestrian paths.

2. \Whenever pos-
sible. design this
area in the form of
undulating free-torm -
berms or sl oped
pl anti ngareas.

3. A low pl ane
of undercover is de-
sired in this area
to maintain uniform-

i ty and openness .

4. Trees should
conform to the Master
Landscape Pl an and
Plant List, pg. 41.

5. Primary Street -

scape Setback Tree -
Sec- Mastor Landscape
Plan and Pl ant List .
pg. 41,

6. Tree to Land-
scape Area Ratio.
There shoul d be one
specimen tree for
every 400 square feet
of landscapec setback
area (minimum).

7. Planting Design-

A meandering natural

| ook of tree groves
is desired. Trees
shoul d be arranged in
groves as much as pos-
sible t0o maintain vi-
sual access to comer-
cial frontages.

e

B. Medi an Landscaping:

1. Medi ans should
be | andscaped per the
Master Plan and Master
Plant. List. pg. 41.

a. Undulating free
form | andscaped berns
are encouraged as a
design theme in this arca.

b. Planting Design.
A meandering natura!
| ook ol tree groves is
desi red. Trees should
be arranged in groves
as much as possible to
maintain Vvisual access
to commercial [rontages



C.  Employment Center
Entry Areas.

1. Entrances
shoul d be [ andscaped
per the Landscape Mas-
ter Plan and Master
Plant List. pg. 41.

a. The landscape
concept intended i'or
t he Enpl oynment Center
IS an open park-like
character. It is
fundamental that this

b. A deep setback
of ground cover is in-
tended at both primary
entrances. Tree groves
and signage should be
hel d back a significant

di stance fromentry cor-

ners to enphasize a
broad open character
and to create a sense
of spaciousness.

28
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t hene have t he greatest
I mpact at the two
ont ry areas.

N
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D. Open Space adj acent.
to Interstate 5.

1. A retftined
native look is desired
for this area and
shoul d be | andscaped
per t he Landscape Mas-
ter Plan and Master
Plant List, pg. 4l

a. Planting de-
sign - A meandering
natural |ook of tree
-groves is desired.
Trees adj acent to
Interstate 5 shoul d
al | ow vi sual access
to the site as well
as screen comrerci al
frontages and parKking
| ots from nei ghboring
resi denti al areas.

Dense tree groves
for screening
views from the west.

\

Windrow spacing of trees
in parking areas create
view corridors into the
site from the freeway
while concurrently setting
up a dense visual barrier
parallel to neighboring
residential areas to the
west.
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E. Easenent Qpen Space.

1. Arefined
native look is desired
for this area and shoul d
be | andscaped per the
Landscape Master Pl an
and Master Plant List.

2. Planting De-
sign - A nmeanderi ng
natural |ook is encour-
aged with an enphasis
pl aced on the use of
plants with a variety
of height, form and
texture.

Recreation
Element

o\-.
K 758 U_,.
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F. Overal |
System

Dr ai nage

a. Perfornmance
Desi gn Requirenents
for Individual Pad
Dr ai nage/ Erosi on Con-
trol System - Con-
struction will proba-
bly not proceed inme-
diately after sone of
t he individual building
pads are construct ed.
1f controls are not
provided, runoff and
erosi on of these pads
could significantly
increase the quantities
of water and sedi ment
i n downst ream det en-
tion basin. (One nethod
to control runoff from
these areas is to con-
struct a berm which
has a constant crest
elevation that is at
| east 3-inches higher
t han finish grade en-
closing the entire pad.
This berm would, in
ef fect, nmake the pad
a detention basin.
pad shoul d be graded
such that it gently
sl opes to one corner
where a tenporary and
portabl e riser/outlet
pi pe should be pro-
vided. The riser
should be a m ni num of
6" in dianeter and its
crest should be 3 -
i nches bel ow t he top
of the berm and be
above t he surface of
the pad to allow com
pl et e drai nage. The
riser would connect to
a mnimum6" di ameter
outl et pipe which
passes through the
base of the berm and
conveys the outflow
to the pernmanent
drai nage facilities.

The

If flow out of the
pads must cross steep
sl opes, a downdrain or
non- er osi ve channel
shoul d be provi ded down
the slope. The outflow
fromuphill pads may
be routed through the
downhill pads if de-
sired to mnimze the
nunber of drainage
channels.

b. Per f or mance
Desi gn Requi renent s
for Detention Basin -
Det enti on basins shall
be |ocated and sized
so that under esti nmated
10-year and 25-year
stormcondi tions the
rate of outflow from
t he basin, when com
bi ned with routed
outflows fromthe rest
of North Cty West
area, wll not exceed
the overall rate of
di scharge in Carnel
Ceek which is esti-
mated to occur under
current |and use
conditions.

The maxi numrate
of discharge fromthe
Enpl oynment Center de-
tention basin is 70 cfs
under 10-year storm
conditions and 75 cfs
under 25-year storm
conditions.

Control over dis-
charges from the det-
ention basin is pro-
vi ded by the size of
the low | evel outlet.
An 18-inch di aneter
outlet is provided
for the detention
basi n at the Enpl oy-
ment Center. Thi s
size was sel ect ed
after routing studies

31

usi ng runoff fromthe
10-year storm showed
other outlet sized to
be either too |arge or

too small to neet the
obj ect ives. .
Sedi ment production

fromthe area after dev-
el opnent and | andscapi ng
of the tributary area if
conmplete will be less

t han under existing con-
ditions. Thus, the det-
ention basin is designed
to pass through a1t silt
and sedi nent generated.

Its objective, being to

regul ate t he peak rates

of runoff fromthe area.

During a transi tory
interimperiod when units
are being constructed
there will be exposed
construction slopes and
a potential for product-
ion of excess anmpunts of
sedinent will be present.
This potential will be
mnimzed by the follow-
ing on-site controis:

1) No gradi ng bet ween
Cctober 15 and March 15
of each year; and 2)
Vegetation of bare sl opes
before I Novenber each
year.

These on-site con-
trols should effectively
el imnate the sedinent
hazard associated with
construction. However,
as a back-up the det-
ention basins will be fit-
ted with risers. These
risers will be in place
only during the transitory
construction period. Then
if excessive erosion does
occur, because of failure
in the on-site controls,
the sediment will accunu-
late in the basin and



have to be renoved
Under this condition
the riser will allow
the low | evel out-
let to continue to
function.

Debris and trash
are expected to be
m ni mal since the
entire area will be
| andscaped and mai n-
t ai ned as a busi ness
park. However, what
debris and trash that
does materialize will
cither be flushed
through the system
or be picked up
after major flood
cvents.

Since the det-
ent ion basin is ad-
jacent to the HE
Camino Real, an ener-
gency spillway is
provi ded to pass the
100-year floor without

overtoppi ng the roadway.

An open concrete
spillway. designed for
t he 100-year storm is
preferable. W have
provi ded for such a
design at all deten-
tion basins in NCW
except at the Enploy-
ment Center. There,
it is our understanding
t hat overtopping of
the EI Cam no Real
is not acceptable. A
60-inch culvert is
believed to be the
nost econom cal option.
If an open spillway
were provided it
woul d apparently be
necessary to build a
bri dge over the spill -
way to avoid overtop-
pi ng the street. Such
a bridge would cert-
ainly be nobre costly
t han the 60-inch cul -
vert.

Based on future pro-
posed | andscapi ng of
the area it is believed
that there will be lit-
tl e debris which would
be capabl e of clogging
a 60-inch cul vert.

31a

G Street Lighting.
Al'l general illu-
mnation of Street "A'

wi Il be coordinated to
provide a variety of
[ight quality and in-
tensity. Enphasi s
will be placed on areas
of high vehicular and
pedestrian activity
t hrough increased |ight
intensity at those areas.
A gradual reduction of
[ight intensity between
maj or point of interest
will provide the desired
nodul ation of 1ight
wi t hout sacrificing
safety and utility.

Li ght standards
shoul d not exceed 25
in height and be of a
consi stent and hi gh
design quality.

H  Entry Signage.

Identification of
t he Enpl oynent Center
at the two najor
entrances will be
achi eved by the in-
stallation of a major
sign incorporating
only the center name
and logo at each entry.

A park-1ike char-
acter is intended at

bot h entrances, hence
the signs will be de-
signed to fit into the

| andscape thene of
rolling nounds and tree
gr oves. The overal |

hei ght of the sign

will be limted. The
signs will be front

i ghted using a wash
effect.



INDIVIDUAL SITE DESIGN GUIDELINES 32

Beyond the conti -
nuity created by infra-
structure, design and
installation, a con-
sistant design phil -
osophy has been esta-
blished to control the
devel opnment of indivi-
dual sites for a pre-
determned result.
This control is neces-
sary to provide the
nost beneficial con-
ditions for all parties
involved.

The follow ng
gui del i nes have been
established in addition
to the requirenment of
the M.I.P. zone by the
City of San D ego as
in the infra-structure
gui del i nes, |andscape
desi gn has been enpha-
Si zed.

EMPLOYMENT CENTER
DESI GN ELEMENT
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A Par kways adj a-
cent to Enpl oynent
Center:

As per the General
Landscape Devel opnent
Guidelines.

B. | ndi vi dua
perty vehi cul ar en-
trances:

1. A broad set
back to greenway in
character with the two
mai n entries is desired.

2. Separate pe-
destrian throughfare
from main roadways is
encouraged.

C S de and Rear
Boundaries:

1. A mnimmhori-
zontal dinension of
15' shoul d be | and-
scaped along the entire
interior property lines .
or boundari es except
when adj acent to open
space.

2. Trees in this
area shoul d conform
to the Landscape Mas-
ter Plan and Pl ant
List, pg. 41.

3. Planting Design-
A nmeandering natura
| ook of tree pl acenent
i s desired.

4. Sl oping areas -
Consult sl ope area
pl anting requirenents
for guidelines.

pr o-

Property Line

Earth Mounds

i

Walkway ’
~ N __ .I_-

IS R
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D. Slope Areas: d. Tree pl acenent

1. Slope areas on slopes should favor
should be | andscaped the toe and m ddl e

per the Landscape

Master Plan and Master areas of sl opes.

Pl ant List, pg. 41. '
a. 100% of the

slope area | andscapi ng

CLOSED VI EWSLOPES

should utilize the re- Y ¥y
quired trees listed p v AR e S
in the Master Pl ant _
List for any given -
site.

b. Shrubs shoul d “

be installed at the
rate of one shrub per
100 square feet of ﬁ

slope | andscape area. e . MW@"‘"‘(M
Trees shoul d be in- T X
stalled at a rate of ! e
onc¢ tree per 400 square - f ’
feet of slope |and-
scape area.

¢. Shrubs shoul d
be massed at the toe
of slopes to mask
transitional grading

areas.
-’

-t —= :

OPEN VI EW SLOPES

"3‘#@.@3""” in dbo oo
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E. Approximately
Level Areas.

1. Aratioof 1
tree or large shrub
per 200 square feet of
| andscape area is con-
si deredm ni mrum

2. We of a low
ground cover is en-
couraged in areas ad-
jacent to zones of
?igh pedestrian traf-

i C.

3. Trees should
conformto the Master
Pl ant List, pg. 41.

4. Enphasis shoul d
be pl aced on devel op-
ment of a special de-
sign character at
bui | di ng entrances.

5. Uniformty of
tree canopy is encour-
aged around bui |l di ngs.

F. Undevel oped
Site Areas - Undevel -
oped site areas desig-
nated for future use
and expansion shoul d
be maintained in a
week and debris-free
condition, but need
not be | andscaped.

Q aded areas, however,
wi Il require necessary
pl ant cover to pre-
vent soil erosion.

G Qut door St orage
Areas - Al outdoor
storage areas shoul d
be visually screened
on all sides (except
at access points) to
a vertical height of
eight feet. Qutdoor
storage areas shoul d
be nmeant to include
al I conpany-owned and
operated notor vehicles,
w th the exception of
passenger vehi cl es.

Pl anting should be
used to soften hard
materi al s where such
are used for screening.

H  Loadi ng Areas -
The perineter of all
| oadi ng areas shoul d
be visually screened

on all sides to a
vertical height of
eight feet. Planting

should be used to
soften hard materials
whi ch are used for
screening.

. Refuse ol -
| ection Areas.

1. Al outdoor
refuse collection
areas should be visu-
ally screened on all
sides to a verti cal
hei ght of six feet ex-
cept at access points.

2. Plant nmaterials
should be used to
soften what ever hard
materials are used for
screening.

J. Par ki ng Areas:

1. Par ki ng areas
adj acent to pedestrian
and vehi cul ar thorough-
fares should screen
vehi cl es from pot en-
tial sightlines.

2. Qeation of
| arge planting islands
(tree groves) is en-
couraged as opposed to
smal | er reginented
pockets of individua
trees.

3. A random
spacing of trees in a
"windrow" fashion is
required in parking
lots adjacent to Inter-
state 5. The effect
desired is a lineal
pl acenent of trees to
create view corridors
into the site fromthe
freeway while at the
sane tinme settingupa
dense visual barrier
paral l el to neighboring
residential areas to
t he west.
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4.

Ever green

trees wi th spreadi ng
canopi es are encour aged
in this area for shading
purposes.

5.

Trees should

conformto the Master

Pl ant
K.

El ectri cal
utilities -

ot her

List, pg. 41.

Tel ephone,
Service and

Transformers., terminatl

equi pment, etc.

shoul d

be visually screened
from view by use of
| andscapi ng.

L

Pr ovi si ons for

a small recreational

facility |or

enpl oyees

is encouraged (i.e.

basket bal |

out door

hal f-court,
racquetball/

t enni s backboard,
hor seshoes, shuffl e
board, joggi ng par

course,

etc.)
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A.  Landscape e. Berns should 2. Subsurface
G adi ng and Drai nage be designed to ob- Drainage.

Criteria. scure undesirable Whenever subsurface

1. S ope scul p- views (automobiles, drai nage devises are
turing, site grading, for instance) and add required, they shoul d
noundi ng, and berming. character and interest conply with the stan-

a. Manufactured to the site. dards and specifica-
sl opes shall be con- _ f. Gading should tions of the City and
toured in a "natural™ insure that the entire County of San Diego
way if possible with site will surface and the overall drain-
sl ope gradients no drain and that there age plan for North
greater than 2:1 (2 are no drainage pro- Gty Vest.
foot horizontal to 1 bl ens created; all B. Planting Pre-
foot vertical). drai nage probl ens pre- paration/Plant Instal-

b. Stockpile existing on the site | ation.
accept abl e topsoil shoul d be corrected. 1. Soil Prepar-
whenever possi bl e. g. Al planted ation.

c. Earth berms areas should drain at a. Ali | andscape
shoul d be rounded and a 2% m ni num gradi ent developments shoul d
natural in character. sl ope to drainage receive soil testing

~d. Maxinum al | ow- swal e. _ to determne soil suit-
abl e (nowabl e) sl ope h. Al drainage ability for planting.
for grass is 3:1, 4:1 unpaved swales shoul d b. Al soils
slope is preferred. have a 1% m ni num flow- should be fertilized,
' i ne. amended, and till ed

in order to pronote
heal t hy and vi gorous
pl ant growth.

Grading should be rounded
and natural in character.

Avoid harsh transitions between tops
and bottom of slopes.




2. Plant Materials
Quality Control

a. Al trees,
shrubs and plants
should be in accord-
ance with the Califor-
nia State Departnent
of Agriculture's re-
gul ations for nursery
i nspections, rules and
grading. All plants
shoul d have a habit of
growh normal to that
speci es and shall be
sound, heal t hy, vigor-
ous, and free of
insect infestations,
pl ant di seases and ob-
jectionabl e disfigure-
ments. All plants
shoul d have normal |y
wel | - devel oped branch
systens and vi gorous
and fibrous root
systens whi ch are not
root or pot bound.
The size of the plants
will correspond with
that nornmally expected
for species and va-
rieties of comercial -
Iy avail abl e nursery
stock. All plants
shoul d be adapt abl e
to the climatic condi -
tions of the area in
whi ch they are planted.
Al plant materials
shoul d be of good qual -
ity and neet narketable
nmer chandi se standar ds.

b. Trees shoul d
exhibit a trunk cali-
per adequate to sup-
port their foliage
crowns. Shrubs shoul d
exhi bit a bal anced and
uni form growt h pattern.
QG ound cover rooted-
cuttings should be
heal t hy, vi gorous, and
well-rooted.

3.  Spacing.

a. Groundcovers.
G oundcovers should be
pl anted on whatever
spacing is required
in order to attain
full area coverage
within nine to twelve
nmonths follow ng in-
stal l ation.

b. Tree and Shrub
Spacing. The spacing
of trees and shrubs
shoul d be appropri ate
to the species used.
The pl ant materials
shoul d al so be spaced
so that they do not
interfere with the
adequate |ighting of
the premses or re-
strict access to ener-
gency apﬁaratus such
as fire hydrants or
fire al arm boxes.
Proper spacing should
al so ensure unob-
structed access for
vehi cl es and pedes-
trians in addition to
provi di ng clear vision
of the intersections
from appr oachi ng ve-
hi cl es.

4. Plant Instal-
[ation.

a. Witering Basin
(non-irrigated plants).
Al'l non-irrigated
trees and shrubs
shoul d have at their
base a watering basin
a m ni numof two feet
in dianmeter andam ni-
mumof si x i nches deep.

b. Plant support.
Shrubs and trees should
be supported by wood
stakes or wire guys as
required. Vines
should be firmy at-
tached to walls,
fences, posts, etc.
mechanically.
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C Plant Mterials.

1. Ceneral Qiide-
lines:

a. Use | ow nai n-
tenance plant materials
on slopes and public
and/ or conmon areas.

Enphasi ze
col or.

c. Avoid using
plants with invasive
and shal | ow root
systems.

d. Avoid using
plants with fruit that

will stain paving or
autos in such areas.
e. No shrub

should be less than
one gallon in size.

f. No specinen
tree should be snaller
than a 24" box in
size.

g. Use of boxed
"speci men" size trees
are encouraged at
speci al areas such as
bui | di ng entrances,
par kway entrances and
focal points.

2. Hydr o- seedi ng.

a. Hydro-seeding
of slopes is permtted.
Proposed hydro-seedi ng
pl ans should be sub-
ject to a special re-
view. Plan proposals
nmust be submtted by
| andscape architects
or conpetent techni-
cians in the field.

b. Anative m x
of shrubs and ground
covers is recomended.

c. Consult Individ-
ual Site Design CGuide-

lines. pg. 32 for require:

ments on plant spacing
and size on slope areas.



D. Lawn Areas:

1. Lawn seed or
sod m xes should be
suitable for the soil,
climate, and nainten-
ance program existing
on the lawn site.

E. Planting Design:

Pl anting design
shoul d consider the
fol lowi ng functions
and characteristics of
pl ant materials.

1. Architectura
potentials - Space
articulation (Wse of
plant materials to
create horizontal and
verticle planes to en-
| arge, enfrane or en-
close a particul ar
space.) Privacy con-
control (Reinforcenent
of architectural ele-
nents to screen adverse
views into and out of
a site.

2. Engineering uses --

Erosion control, acousti-
cal control, atnospheric
purification, traffic
control, glare reduction.

3. Climatological
uses - Tenperature con-
trol, Wnd control

4, Esthetic uses -
uni fication of diverse
obj ects, design rein-
enf orcenment through the
use of complimenting
plant material, em

phasi zing focal points/
areas of interest, scale
modul ati on, sound, odor,

color.

F. Irrigation.

1. Al permanent
| andscaped areas
shoul d be served by a
per manent automatic
underground irrigation
system

2. The irrigation
system shoul d provide
adequat e coverage for
al | | andscapi ng and
provi de the proper
anount of precipitation
for the respective
pl ant materials ap-
plied at a rate suit-
able for the soil and
sl ope gradients on
which 1t is applied.

3. Architectural
planters and portable
pl ant contai ners which
cannot be served by a
hose bi b sglst em (hose
bi bs shoul d be | ocated
so that no hose |onger
than 50 feet is re-
quired to reach any
gi ven pl antings).
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G  Hardscape.

1. Landscape na-
terials.

Landscaped areas
may include such fea-
tures as rock groupings,
scul ptures, and gravel
or deconposed granite
areas. However,
gravel or deconposed
granite areas shoul d
In no case exceed 25
percent of the re-
qui red | andscaped area
unl ess ot herw se ap-
proved in order to
prevent too |large an
area from bei ng de-
voted to ground cover.
It is preferable that
plant material pre-
dom nate in | andscaped
areas. Additional
features, such as
rai sed planters, curbs,
wheel st ops, boll ards,
headers and other de-
vices should be util -
ized to protect the
pl anted areas from
damage by pedestri an,

e

aut onobi or other
types of vehicul ar
traffic.

NOTE Al l | and-

scaping within or
around Earking ar eas
shoul d be protected

by m ni mum 8" hi gh con-
crete curbs or by sone
ot her protection de-

vi ce approved by the
Planning D rector.
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2. \Weel chair
Ramps.

Wheelchair ranps
and ot her provi sions
for handi capped persons
should be provided as
required by the State
of California and/or
the City or County of
zan D ego.

3. Bicycl e Paths.
Bi cycl e paths shall be
desi gned i n conformance
to t he standards of the
city of San LCiego.
Pedestri an paths shoul d
be a m ni mum wi dt h of
12' when bot h pedestri ans
and bicyclists shere a
common "corridor" through
| andscaped greenbel ts.

4. Furnishings,

i ncluding benches,
signs, planters, foun-
tains, e¢tc.. should be
devel oped or desigrecd
to bo a part of or
related to the arch-
itectural statemrent

t hrough form anc use
of materials.

5. Fences and
Wal | s.

Fences and walls
shoul d be desi gned as
an integral part of
the architecture or
as conpl enentary to
the architecture and
| andscape charact er
and shall be subject
to approval by Pl an-
ning Drector as to
materials, color, and
hei ght. The foll ow ng
mat eri al s should be
prohi bited for use in
wal | s or fences:

a. QCorrugated
matel and plastic.

b. Fiberglass
panels.

c. Mca plaster.

d. Unpainted,
bri ghtly polished
metals.

6. Paving nater-
ials.

Al | paving mater -
ials should be used
with integrity and be
appropriate for their
use and provi de safe,
wel | -drai ned surfaces.

a. Paving nater-
ial patterns and col ors
should be appropriate
to and harnonious with
related architectura
character, colors, etc.
enri ched pavenent at
i mportant | ocations
(entrances, intersec-
tions, etc.) is en-
couraged for enphasis
and clarity of circu-

[ ation.

7. Parking
Li ghti ng.

Li ght standards
and fixtures should
not exceed 25' in
hei ght. Security
lighting fixtures are
not to be substituted
for parking lot or
wal kway |ighting fix-
tures and are restricted
to lighting only | oading
and storage |ocations or

other simlar services
areas.
Li ght standard and

fixture design should
be consistent with
other |ight fixtures
and be conpatible with
the architectural and

| andscape desi gn.

8. Landscape
Li ghti ng.

a. Landscape
I'ighting should be
held to a m ni mum ex-
pecially on sites
wher e buil di ngs or
structural elements
are washed with |ight.

b. Light fixtures
and standards shoul d
be consistent with
architectural style
and be inconspicuous.
Hei ght of fixtures
shoul d be m ni mum



H. Maintenance:

1. General Min-
tenance.

a. Al planting
areas should be nain-
tained in weed and
debris-free condition.

b. Plantings
damaged by vandal i sm
aut onobi l e, etc., or
acts of nature should
be restored, replaced,
corrected, etc. within
thirty days after
damage has been
sustained.

2. Lawns.

a. Lawns shall be
nowed during the main
growi ng season once a
week.  Consideration
shoul d be given to
| awn cutting height.
Edges shall be trinmed
by use of power edger
adj acent to wal ks,
cur bs, pavi ng, headers
shrub areas, etc.

b.  The irrigation
system shall be pro-
gramred to deliver
adequat e soil noisture,
as determned by close
personal inspecti on.
During the grow ng
season at |east one (1)
inch of water per week
shal | be appli ed.

c. Fertilizer
shal | be applied on a
nonthly basis. A
st andard non- bur ni ng
comrercial turf
fertilizer shall be
used.

3. Irrigation.

a. Al planted
areas shoul d be watered
sufficiently to pro-
nmote vigorous growh
of all plant materials.

b. Irrigation
systens should be main-
tai ned in good working
order. Ceaning and
adjustnents to the
systens should be a
part of regular main-
tenance activities.

4. Plant Repl ace-
ment. Al plant na-
terials which die or
fail to exhibit
healthy growt h shoul d
be replaced in quanti -
ty, kind, and S|ze as
gover ned by the ori-
ginal | andscape in-
stall ation pl an.

5. Drai nage De-
vices.

a. All landscape
dr ai nage devi ces
shoul d be nai nt ai ned
in good operating con-
dition.

b. All drainage
swal es, channel s, etc.
shoul d be mai nt ai ned
in a state condusive
to conducting water in
a free-flow ng condi -
tion.

6. Wl ks and
Drives. All wal kways
shal | be kept clear
of debris fromthe
mai nt enance operati on,
erosion run-off from
storns, irrigation or
wi nd bl own debris.

7. Trash Renoval
In general, it is in-
tended that the main-
tenance Contractor see
that the premses are
kept neat and cl ean
of foreign debris.

d ean-up shall consi st
of removal of all
debris, paper, weed,
cut grass on a weekly
basi s.
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APPROVED TREES

MASTER TREE LI ST

Par kway (street-
scape) - Primary tree -
Pi nus Torrayana/ Torrey
Pine. (Aternates -

Pi nus hal epensi s, Pinus
pinaster or Pinus eld-
arica).

Medi an Landscape -
Primary tree - Pl atanus
acerifolialLondon Pl ane
Tr ee.

Par kway Entry Areas -
Primary tree - Pinus
Torreyana/ Torrey Pine
(Alternates - Pinus
hal epensi s or Pinus
el dari ca).

Landscapes adj a-
cent to 5 - Primary tree-
Pi nus Torreyanal/ Torrey
Pine. (Aternates -

Pi nus hal epensis or Pinus
el dari ca.

Dr ai nage Stream
bed area - Prinmary tree -
Pl atanus acerifolial/
London Pl ane Tree.

Sl ope Areas - Pri-
mary tree - Ecual yptus
cladocalyx.

Parking Areas - See
Addi ti onal Approved
Tree List.

ADDI TI ONAL  APPROVED

TREE LI ST

Alnus rhonbitolial
Whi t e al der.

Ar but as unedo/
Strawberry tree.

Bauhi ni a vari egat a
candida/White orchid
tree.

CQupani opsi s ana-
card i oi des/ Carr ot wood
tree.

Erythrinacaffra/
Kat firboom Coral tree.

Eryt hri na Coral-

loides/Naked Coral tree,.

Eucal ypt us clada-
calyz/Sugar Qum

Fi cus rubi gnosa/
Rusty-Leaf Fig.

FicusNi tida/l ndi an
Laurel Fig.

Koel reuteria pan-
i cul ata/ Gol den Rain
tree.

Melaleuca leuca-
dendra/Cajeput tree.

Metrosideros
excdsa/ New Zeal and
Christmas tree.

Pi nus halepensis/
Al eppo Pi ne.

Pi nus Torreyanal/
Torrey Pine.

Pl at anus aceri -
folial/ London Pl ane
tree.

Pl at anus racenosa/
Cal i fornia Sycanore.

Pyrus kawakam /

Ever green Pear.
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GUIDELINES FOR INDIVIDUAL STRUCTURES

The final elenent
to be considered is
the architectural ex-
pression of the
bui | di ngs thensel ves.
The overall goal is to
create a conpl ex of
buil dings 1n a park-
li ke setting. While
each property owner is
encouraged to fully
explore the creative
possi bilities inherent
in his site and buil d-
ing program a consis-
tency of approach to
certain basic issues
is desirable. An in-
di vidual statenent is
encouraged if it adds
to the whole in a
positive way.

The follow ng text
and diagrans outline
the desired approach.
The sum of the parts
shown result in struc-
tures of dignity,
excellence, sensi-
tivity and tinel ess-
ness. Fadish ap-
proaches are to be
avoided. Integrity
is to be encouraged.

Strict adherence
to the M.I.P. Zone
Requi renents of the
Gty of San D ego and
t he Uni form Buil di ng
Code is necessary over
and above these guide-
[ines. The guidelines
are to illustrate in-
tent only and as such
are general in nature.
Interpretation of the
intent should be nade
clearly in favor of
design quality.

I nterpretation of
t hese guidelines wll
be made by a design
review commttee in
addition to the Gty
approval s required by
the M.1.P. Zone. This
commttee will be
conposed of represen-
tatives of the devel -
oper and |ocal design
professionals. Their
authority and respon-
sibilities wll be
fully detailed in the
covenants conditions
and restrictions to be
i nposed on the pro-
perty.

Because the guide-
lines are general in
nature a close working
rel ati onshi p between
users/property owners
in the center and
t heir design consul -
tants with the conmt-
tee will be necessary.
Full interpretation
and enforcenent of the
gui del i nes and ot her
goal s and objectives
of the Precise Plan
and rel ated docunents
will be the result of
a mutual ly cooperative
approach.  Property
owners are encour aged
to consult the commt-
tee before comencing
design.

u;‘;

soghe
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SITE PLANNING

Wt hout exception,
out standi ng architec-
ture always begins
with creative, intel-
ligent and sensitive
site planning. Like-
wi se the overall suc-
cess of the Enploynent
Center is in large
part dependant on a
group of well sited
careful |y pl aced
buildings.

Pl acement of najor
el enents, sun orienta-
tion, vieworientation,
bui | di ng to buil di ng
nmass relationships,
circulation are a few
of the site planning
concerns to be taken
into account.

Speci fi c gui de-
l'ines rel ate nost
clearly to specific
zones. Ref erence to
the plan rationale is
encouraged for a de-
scriptionof theintent
of the zones. It is
important to note
however that many
sites will provide
full 360° exposure
from maj or access
points. In these
cases extrene care
nmust be taken to pay
full design attention
to all sides of the
structure (i.e. Many

buildings will not
have a "back" but
will have nmul tiple
"fronts').

It is also neces-
sary that buil dings
are placed on the
northwest sites of
"Zone 1" so that the
exposure contro
effect of the plan is
implemented. Do not
obstruct the exposure
of one building with
another.
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W

Buil dings sited in
"Zones 3 and 4" are
encouraged to nake
extensive use of the
open space provided
for enpl oyee acti vi -
ties. If it is inprac-
tical to place the
bui | di ng at the edge
of the open space, ex-
tension of a part of
the building to the
open space or exten
sion of the open space
to the building is
encour aged.

Archi tectural
statenments should be
derived from these
site concerns and the
"viewshed" of the
surroundi ng residen-
tial areas. G ading
associated with the
bui I di ng should be of
a natural rolling
form  Accessory
bui | di ngs nmust be
consi dered as an
integral part of
t he whoe conposi -
tion.

It is requir-
ed that each prop-
erty allow clear
access to each and
every structure
supportingthe
San Diego Gas &

El ectric power
transm ssion |line
on the property
Or easement.

Thi s access may
be provi ded i n any
formthat allows
for the novenent
of mechani zed
equi prent and
heavy trucks.
Coor di nati on

with San D ego
Gas & Electric
Conpany is

necessary.

Par ki ng areas and
drives shoul d be | ocat ed
and designed so as to
provi de safe and easy
novenent by vehicl es and
pedestrians alike. Be-
yond the aesthetic con-
siderations outlined pre-
vi ously property owners
are encouraged to take
steps toward pronoting
energy conservation by
provi di ng carpool, pre-
ferential parking, secure
bi cycl e storage, turn-
around and wai ti ng areas
for vanpool prograns.
These desi gn consi der -
ations woul d create an
envi ronment condusive to
fuel conservation.

onsider impact
on neighboring
housing

consider
interface
with park




FORM AND SCALE

A conpl ete discus-
sion of building form
would lead to many
subj ective |judgenents
and opi nions. There
is one aspect of form
however that certainly
can be denonstrated to
have a significant
effect on the success

of architectural design:

scal e. Scale is mani -
fested in the overal
relationship of mnasses
one to another, to the
| and forns, and
finally to the human
dimension.

It is anticipated
that many users w ||
occupy large facili-
ties. This in and of
itself is certainly
not a liability. In
fact, this can becone
an asset to the over-
all environnent al
concerns if the design
approach is sensitive.

Large structures
fragnmented into nulti-
ple, smaller struc-
tures as a group or
canpus certainly is
more likly to achieve
a human scale rela-
tionshi p. When this
is not practical, a
single structure con-
tai ning el enents of
varyi ng hei ght and
mass fractures the
scal e, once again
nmovi ng toward human
scale. Small scale
el ements clustered
around a major form
offers a transition
fromthe large ele-
ments of a buil ding
formto the human di-
mensi on.  The buil d-
ing sites are pur-
posely graded at 10’
and 15' intervals to
provi de the opportu-
nity to easily achieve
split levels.
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ructures an
functional elenments
extending into or be-
comng part of the
land formalso tend to
unite the building
with the site and its
| andscape addi ng an
el ement of sensitiv-
ity and scale. Like-
wi se, bringing the
| andscape into the
bui I di ng form t hrough
the use of courtyards,
atriuns and gallerias
all add human rel ated
elenment to the design.

Wi chever approach
is taken, one of the
above or another, the
primary basis for
j udgenent shoul d be
the buil dings rel a-
tionship to its neigh-
bors, the |and and
hunan scal e.

H story has proven
that there are no ab-
solute rules regarding
manupul ati on of scale.
The gui del i nes attenpt
to bring forth some
basi c issues to con-
sider along with over-
all goals that should
prove useful.




ROOFSCAPE

Because of the
overal |l grade rela-
tionships within the
project site and sur-
roundi ng areas, sone
roofs may be exposed
to view from above.

In these cases specia
attention nust be paid
to the arrangenent and
design of the roof and
its various elenents.
These include, nechan-
i cal equi pnent, vents,
fans, penthouses, sky-
lights, etc. The con-
cept of screening

equi pnent, etc. by
nmeans of a perineter
screen or parapet is
not valid when a roof
is viewed from above.
The roof scape nust be
organi zed and desi gned
as carefully as the

ot her primary expo-
sures of the buil ding.
Equi prent can be inte-
grated into building
formwhen it cannot

be hi dden from vi ew.

SIGNAGE. GRAPHICS AND LIGHTING
T

It is acceptable
to install an identi-
fication sign at the
entrance to each fa-
cility. The sign
shoul d be mounted on
nonunents or standards
well unified with the
surrounding land forns
and | andscaping. The
sign should be only
| arge enough for |egi-
bility, and not make
a strong design state-
ment of its own.
Monunments and sign
standards should be
consi stent throughout
the center.

G aphi cs and
signage installed
directly on buil dings
i s acceptabl e, however
di scretion is encour-
aged. Buil dings visi-
ble fromthe interstate
hi ghway and surroundi ng
roads should not attenpt
to call undue attention
to thensel ves through
t he use of unnecessar -
ily large or bold
graphics.

W th the approval
of the first devel op-
ment pl an, a conpre-
hensive sign plan will
be approved.
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Li ghti ng of signage
and graphic elenents
shoul d be discreet.

Li ghting of all building
el enents and m scel | aneous
structures should be soft,
mnimal and indirect if
possi ble. Under no

circumstances should a
bui | di ng or group of
bui | di ngs conpete for
attention by the use of
excessi ve or
l'i ghting.

st rong




MATERIALS AND COLORS
s P PO

While very few
materials are consi-
dered inherently unde-
sirabl e, consistancy,
sinplicity and honest
use of materials is
very desirable. The
use of "natural" mater-
ials and earthtone
col ors is encouraged.
However, whatever the
choice of materials
and color there should
be one dom nate nater-
ial used and it should
be expressed with its
own natural integrity.
Faddi sh and attention
attracting aﬁplication
of color such as "super
graphics" or "racing
stripes" are strongly
discouraged.

The preferred ma-
terials and colors are
t hose whi ch convey
per manence, substance,
timelessness, and
restraint.

‘needs.

ENERGY

Energy conservation
and use of alternate
energy sources is a
reality and chal | ange
t hat nust be met. Each
user is strongly en-
couraged to address
this aspect of design
and engineering wth
a conmmtnent to
evol ving a sol ution
responsive to his
There are
many | evels of tech-
nolo?y currently
avai | abl e rangi ng from
m ni mum energy code
requi renent to com
pl etel y i ndependant
systens. It is ex-
pected t hat most
users/owners will go
beyond the m ni num
requirements.

Aspects of buil ding
design affected by this
energy consci ous de-
sign are siting/ori-
entation, |andscaping,
mechani cal equi prent,
bui | di ng envel ope,
fenestration, shading,
etc.

The equi prent as-
sociated with energy
related design i.e
solar collectors, etc.,
nmust be i ncor porated
as an integral part of
the architectural de-
sign. An "add on"
approach will be re-
jected. Therefore
energy Cconsci ousness
and technol ogy mnust
be part of the ori-
gi nal design concept.
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. Qher concepts that
have proven eftective are:

1. Skylighting to
reduce artificial [ight
load.

2.  Low consunption
florescent | i ghting.

3. (Qperabl e sash
to provide natural
ventilation in lieu of
ai r condi tioni ng where
feasible.

4. Maxi mum insul-
ation for heating |oad
reduction.

=5, Building orien-
tation to pronote pas-
sive solar energy design.
"6. Solar heating
of hot water and space
heating.

These desi gn sug-
gestions shoul d be con-
sidered and applied to
the individual struct-
ures when feasible and
advant ageous for the
specific design under
consideration.



NCW EMPLOYMENT CENTER DETENTION BASIN

Qutflow from the

basin for the NCOW basin is through a 18-
Enpl oynent Center, inch dianeter pipeline

devel opnent Unit 2, t hat passes through
uses the El Camino t he base of the road-

The detention

EXH BIT C

A 60-inch di aneter
energency spillway
riser is provided to
prevent El Cam no
Real roadway frombei ng

Real roadway enbank- way embanknment and is
di scharged into the
exi sting stream channel
| ocated on the east
side of El Cam no Real
road. This outlet is
sized to limt the
rate of outflow during
a 10-year storm event
to alevel that is
less than that which
woul d occur under the
exi sting natural con-
dition.

ment to tenporarily
impound, storm water
runof f.  This enbank-
ment i s approxi mately
24 feet in height at
the location of the
detenti on basin and,

at the crest elevation
of the energency spill -
way, |Inmpounds 9.7 acre-
feet of runoff. Runoff
from devel opnent Uni t
2 and from areas west
of H ghway I-5 are
collected in a system
of stormmater drains.
This runoff is dis-
charged into the de-
tention basin near the
low point in the basin
floor and near the in-
take to the low | evel
outlet. To prevent
erosion, riprap is
provi ded at the |oca-
tion where the storm
drain discharges into
t he basin.

overtopped during a
100-year storm event.
Qutflow fromthe spill -
way is also discharged
to the stream channel
on the east side of

t he road.
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~ AMENDMENT TO
. EMPLOYMENT CENTER
DEVELOPMENT UNIT NQ 2
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