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1. INTRODUCTION

A. BACKGROUND AND PURPOSE

Atlas Hotels, Inc. owns seven sites within the Mission Valley area of the City of
San Diego totalling approximately 36 acres. The sites are non-contiguous and are
located both north and south of Interstate 8 (I-8). At this time, Atlas Hotels, Inc.
wishes to establish land uses and intensities for the sites and to conseolidate them
into a single specific plan area with the intent of ensuring orderly and integrated
development of all of the sites. The seventh site, the Evelyn Terrace site,
comprises 3.70 acres which are being reserved for future dedication for off-ramps
associated ‘with the proposed 1-8/Via Las Cumbres interchange. No development
currently is proposed for this site as a part of the Atlas Specific Plan.

The seven sites which comprise the Atlas Specitic Plan area are:

1. .Town and Country 39.40 Acres
2. Hanalei Tower 1.91 Acres
3. Hanalei Hotel 15.77 Acres
k. Mission Grove Office Park 2.51 Acres
5. Kings Inn 3.57 Acres
6.  Mission Valley Inn 18.90 Acres
7. Ewelyn Terrace 3.70 Acres

During the summer and fall of 1983, as part of ‘their coordinated planning eltort,
Atlas Hotels, Inc. prepared a master plan for all of the seven properties and
submitteéd that plan to the City of San Diego Planning Department. On October 13,
1983, the City of San Diego Planning Commission authorized preparation of a
specific plan and development agreement for the Atlas Hotels properties within
Mission YValley.

This specific plan, along with the attendant development agreement, establishes
the land use and intensity of development for each of the seven sites and is
intended to serve as the property owner's and the City's framework for preparation
and analysis of future applications covering actual development of the property. In
addition, this specific plan evaluates the consistency of the proposed development
with the applicable community plan -- the Mission Valley Community Plap.

A companion document to this specific plan is its accompanying environmental
impact report, and EIR Supplement (EQD Mos. 84-0129 and 288-0142). The EIR and
EIR supplement evaluate environmental issues related to development of the sites
and development intensities.

B. LOCATION
The Atlas Specific Plan is located in the Mission Yalley area of the Lity of >an

Diego. Three of the seven sites within the specific plan area are located north of
1-8 adjacent to the 5an"Diego River. The remaining four sites are located south of
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1-8 adjacent to the hillsides which form the southern boundary of Mission Valley.
All of the seven sites are located entirely within the Mission Valley Community
Plan Area. All of the sites may be located on page 60 of the Thomas Brothers Map
Book, coordinates A-1, A-2, A-3, B-1, B-2, B-3,C-],C-2,and C-3. Figures 1 and
Z are a regional map and a vicinity map of the specific plan area. Figure 3
illustrates the location of each of the specific plan sites.

C. -SETTING

The specific plan area Is located between SR-163 and 1-3 in the Hotel Circle area
of Mission Valley. Atlas Hotels, Inc. is a major landowner in this portion of Mission
Valley and currently operates the Town and Country Hotel and Convention Center,
the Hanalei Hotel, the Kings Inn, and the Missien Valley Inn in the Hotel Circle
area. These four sites are proposed for refurbishment or expansion in conjunction
with specific plan implementation. Mission Grove Office Park, containing 59,158
square feet of leasable office space, was recently completed on another of the
Atlas sites within Mission Valley and no expansion is proposed for this site. The
remaining two sites with the specilic plan area are currently vacant. These are the
Hanalei Tower and Evelyn Terrace sites.

Development in areas north and south of 1-8 present different opportunities and
constraints which must be addressed in specific plan design.  North of I-8, the
proximity of the sites to the San Diego River offers the opportunity for river
orientation and enhancement of the aesthetic appeal of each individual site. Care
must be taken, however, to ensure that impacts to sensitive wetland habitats are
mitigated. Flood control measures must also _be Incorporated into individual
project designs to ensure the p:bl:c ‘health and safety while at the same time
exhibiting sensitivity to the wetland habitat. South of 1-8, the proximity of the
sites to sensitive hillside areas requires careful attention to grading design, erosion
control, and revegetation efforts. The hillside location also offers opportunities
for view enhancement and distinctive architectural design.

Other significant land uses in the vicinity of the Atlas Specific Plan area include a
variety of hotel and commercial-recreation oriented uses, the Stardust Country
Club, and the River Valley Goll Course, Fashion Valley Shopping Center and the
specific plan area for the First San Diego River Improvement Project (FSDRIP).
Development types proposed in conjunction with FSDRIP include a mixture of
residential, office and commercial uses. A specilic plan has also been approved for
the S-t-!Id'LL'H Country Club (Levi-Cushman) property by Chevron Land Development,
Planned uses in this specific plan area include a mixture of residential, hotel and
office uses. These and other recent d:lﬂ:lupments in the area have m:reascd the
importance of Mission Valley as one of the major urban nodes in the City of San
Diego.

Excellent regional access is provided by five freeways in the project vicinity:
Interstate 8, which provides direct access to Hotel Circle and the seven Atlas
Hotels properties; Interstate 5 and State Route 163, immediately west and east of
Hotel Circle, respectively; and Interstate 805 and 135, located east of Hotel Circle
in Mission Valley. Freeway improvements for [-8 and SR-163 are major features of
the urban setting of the Atlas Specific Plan.
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Il. DEVELOPMENT ISSUES

Several key development issues are relevant to the design of the Atlas Specific
Plan and a brief overview of these issues is provided in this section. Each of these
issues is discussed in greater detail in the appropriate elements of this specilic

plan,

A. ENVIRONMENTAL ISS5UES

A wlide range of environmental issues are associated with development of a project
such as the Atlas Specific Plan including flood control, wetland habitat preserva-
tion, hillside preservation, air quality, energy conservation, seismic safety, urban
design, and visual quality. The Atlas Specific Plan responds to these environmental
issues in a variety of ways and environmental concerns are addressed in detall in
the EIR and EIR Supplement (EQD Mos. 34-0129 and 38-0142) which accompany this
specific plan. The EIR and EIR Supplement identify both direct and cumulative
enyironmental impacts assoclated with implementation of the Atlas Specific Plan.

The specific plan includes detailed urban design .and river improvement elements
which provide for both flood protection and replacement of wetland habitats. The
urban design element also contains specific guidelines regarding hillside develop-
ment and includes a conceptual streetscape plan for the Hotel Circle area to
ensure compatibility and consistency of landscaping and urban design. Transpor-
tation control measures have been incorporated into the specific plan to encourage
adherence to reglonal air quality standards.

Wetland habitat in the Hotel Circle area of Mission Yalley is not as extensive as in
other portions of the valley due to past disturbance associated with construction of
the Fashion Valley shopping area and hotels, restaurants, and other commercial
facilities. A revegetation plan has been prepared for the specific plan area and is
incorporated into the river improvement element of this specific plan. Atlas
Hotels, Inc. is committed to implementing a revegetation plan which is acceptable
to both the City of 5an Diege's and the U.5. Army Corps of Engineers' applicable
guidelines.

Flood control has been a major problem in Mission Valley for many years and is of
particular concern in the Hotel Circle area where, in some locations, development
has occurred extremely close to the existing pilot channel on both the north and
south sides of the floodway of the 5an Diego River. This is particularly true on
both sides of the pllot channel between SR-163 and Fashion Valley Road, where
the existing Town and Country Hotel, Fashion Valley shopping center, and Union
Tribune bullding are located. Adjacent to the Hanelel Tower and Hanalei Hotel
sites, flood control is less of a concern due to the presence of undeveloped goll
course property north of these sites. In order to address the issue of flood control
for the Town and Country, Hanalei Hotel, and Hanalei Tower sites, detailed,
computerized hydrology studies were conducted by Boyle Engineering, Inc.. The
flood control measures which have been incorporated inte the design of these sites
reflect the conclusions and recommendations of the Boyle Engineering studies.
These flood control measures are discussed in detail in the river improvement
element of this specific plan. In general, the [lood control improvements proposed
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by the Atlas Specific Plan would extend from SR-163 to Fashion Yalley Road in the
vicinity of the Town and Country site. Mo specific flood control improvements are
proposed at the Hanalei Hotel or Hanalei Tower sites, since all proposed construc-
tion will be cutside the 49,000 cis floodway.

An important element of the flood control studies for the Atlas Specific Plan has
been coordination of flood control plans for the Atlas properties with adjacent
property owners, most notably with flood control plans for the Levi-Cushman
specific plan area. Representatives of Atlas Hotels, Inc. and its consultant, Boyle
Engineering have met several times with the applicant for the Levi-Cushman
Specific Plan and with that applicant's engineer, Rick Engineering, to ensure that
such cocordination takes place. The primary goal of these meetings has been to
ensure that no flood control measures proposed by the Atlas Specific Plan would
preclude flood control proposals for the Levi-Cushman properties. The proposed
Atlas flood control improvements will provide appropriate transitions to both the
FSDRIP and Levi-Cushman Specilic Plan areas under both. interim and ultimate
conditions, Representatives of Atlas Hotels, Inc. have also kept in close contact
with representatives of the Fashion Valley Shopping Center and the Copley
property to ensure that these adjacent propérties are kept informed of flood
control measures proposed by the Atlas Specific Plan. These coordination efforts
are discussed in greater detail in the river improvement element of this specific

plan.

Since Mission Valley is bordered on the north and south by scenic hillside areas,
preservation of views of and from these hillside areas is an important component of
the Mission Valley Community Plan. Two of the. four-specific plan sites south of
-3 (Mission Grove Office Park and Mission Valley Inn) include some property
within the City's Hillside Review Overlay Zone. MNo hillside development is
proposed on these sites.

B. PUBLIC FACILITIES ISSUES

An important public facility concern relevent to development within the specific
plan ‘area and in all ‘of Misslon Valley Is traffic ‘circulation.. Many of . the
assumptions underlying the Mission Valley Community Plan involve the ultimate
contiguration of the circulation system for Mission Valley and the capacity of that
circulation system. Development of a balanced circulation system which provides
ample opportunities for alternative modes of transportation, Including light rail
transit, bus, bicycle and pedestrian movement, is a primary goal of the community
plan. In order to evaluate the contribution of the specific plan toward the
achievement of that goal, a computerized travel forecast for the specific plan area
was conducted by Linscott, Law and Greenspan, Inc.. The data derived from that
forecast resulted in a variety of transportation system recommendations and a
circulation system improvement phasing plan which are discussed both in the
il::‘nfpﬂftatiﬂn element of this specific plan and in the EIR which accompanies this
ment.

Other public facilities such as water and sewer service, and gas and electric
utilities are also addressed in this specific plan. Existing utilities and services do
not represent significant constraints to development of the specific plan area.
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C. DESICGHN ISSUES

A wide variety of design issues have affected preparation of the specific plan for
the Atlas Hotels properties as discussed in detail in the urban design element. The
most significant of these are the constraints posed by existing development, the
existing urban character and gquality of the Hotel Circle area, and the need to
preserve and enhance views of and from the specific plan area. As shown on the
epportunities and constraints analysis (Figure &), existing development within the
Hotel Circle area consists primarily of tourist-related commercial uses, the
Fashion Valley shopping center, and some office uses. The' existing Stardust
Country Club and River Valley golf course represent major undeveloped properties
in the Hotel Circle area. A specific plan has been approved for the Stardust (Levi-
Cushman) property.

With the exception of the Fashion Valley shopping eenter, most of these existing
uses have been developed in a piecemeal manner with little attention given to
consistency of design or an overall architectural or landscape theme. In response
to this design challenge, the urban design element of this specific plan includes a
conceptual streetscape plan for- the Hotel Circle area. The streetscape
improvements. proposed for the Atlas Specific Plan sites will be an integral
component of the land development process, building permit process or street
improvement projects which are triggered by traffic volumes resulting from the
phasing of individual development projects proposed by the Atlas and
Levi/Cushman Specific Plans,. Requiring streetscape improvements concurrently
with street improvements or widenings and not solely in conjunction with new
developments on Individual project sites will allow the upgrading of streetscape
areas adjacent to the Mission GroverOffice Park where no new development is
proposed or the King's Inn where only minor site improvements are proposed. The
conceptual plan takes into account the constraints posed by existing development
but strives to develop a unitying design theme.

As shown on the visual analysis map (Figure 5), views of the Hotel Circle area are
available from both the hillsides north of Friars Road and south of Hotel Circle
South. The design of the seven sites within the specific plan area will therefore be
an important factor In preserving and enhancing those views. Enhancement of
views of the river corridor, implemeéntation of aesthetically-pleasing landscape
techniques, and crientation of high-rise structures to avoid view blockage are
significant features of the specific plan design.
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Ol. LAND USE ELEMENT

A. OBJECTIVES

The primary land use objective of the Atlas Specific Plan is to establish uses and
intensities for Atlas Hotels' properties in Mission Valley. In preparing the
development program for its Mission Valley properties, Atlas Hotels considered a
variety of factors including the marketability and compatibility of the proposed
uses and achievement of the goal of enhancing Hotel Circle as a vital and dynamic
urban node off ering recreation opportunities for tourists and business opportunities
for local residents.

The Atlas development program is intended to be a balanced one with the intense
Town and Country development serving as the focal point which supports and
enriches the other sites. The reorganized and consolidated convention center at
the Town and Country site is expected to support growth at the Mission Valley Inn
and Hanalei Hotel sites and to provide business for other hotels in Mission Valley.
The proposed office uses at the Hanalel Tower site will also encourage hotel use
and use of exhibit halls and meeting and banquet facilities. All of the sites will be
integrated by an intra-valley shuttle, funded and operated by Atlas Hotels, Inc.,
whieh will transport hotel guests, offlce employees and members of the general
public between the Atlas office, hotel, and convention center facilities, and the
San Diego Lindbergh Field, Shuttie stops are proposed for each of the Atlas sites.
The proposed plans for the shuttle are discussed in greater detail in the
Transportation Element (Section VI).

B. DEYELOPMENT PROGRAM

As shown in Table ], the development program lor the Atlas Specilic Plan area
consists of a combination of existing and proposed uses. Of the seven sites within
the specific plan area, five are currently developed (Town and Country, Hanalei
Hotel, Mission Grove Office Park, Kings Inn, Mission Valley Inn) and two are vacant
{Hanalel Tower, and Evelyn Terrace). Only minor changes are proposed for two of
the currently developed sites (Mission Grove Office Park, Kings Inn). The Mission
Valley Inn will be expanded by 96 rooms, the Hanalei Hotel will be expanded by 202
rooms, and extensive redtvdzpm-:nt is proposed for the Town and Country site.
Office development is proposed on one of the two currently vacant sites, the
Hanalei Tower site. The seventh site, the 3.70 acre Evelyn Terrace site, is being
reserved for irrevocable dedication for the right-of-way for the future proposed
1-8/Via Las Cumbres interchange. No development is currently proposed for this
3.70 acre site. The specific development proposals for each of the seven sites are
discussed in greater detail later in this section and in the Urban Design Element of
this specific plan.

In preparing the development program for the specific plan area, Atlas Hotels, Inc,
evaluated a variety of uses for one of the two vacant sites - Hanalel Tower. For
the Hanalei Tower site, the desirability of developing either office or hotel uses
was investigated. Potential hotel uses on these sites were evaluated in the context
ol the overall development program which calls lor 1,340 additional hotel rooms to
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be constructed on the Town and Country site, 96 additional rooms on the Mission
Valley Inn site and 202 additional rooms on the Hanalei Hotel site. With the
proposed additions at the Town and Country, Mission Valley Inn and Hanalel Hotel
sites, a total of 3,396 hotel rooms will be provided within the Atlas Specific Plan
area. Given Atlas Hotels' current vacancy rates and anticipated growth in the
Mission Valley area, Atlas Hotels, Inc. believes that 3,396 is the maximum number
of units which can be developed, marketed, and efficiently operated on their Hotel
Circle properties. It is anticipated that the proposed office uses at the Hanalei
Tower site will complement and support existing commercial recreation and retail
development in the Hotel Circle area.

One issue of concern regarding the proposed development pregram involves the
intensity of development associated with implementation of the Atlas Specilic
Plan. In order to evaluate the development intensity of the Atlas Specific Plan in
the context of the Mission Valley Community Plan, Tables 2 and 3 have been
prepared.

The primary basis for analyzing development intensity according to the Mission
Valley Community Plan is trip generation. The Community Plan divides the
community plan area into 13 development intensity districts (DID's) labeled A-M
and assigns allowable trip generation rates (in terms of trips/acre) to each DID. As
shown on Table 2, the Atlas Specific Plan area Is located within DID's B, C and D.
Table 2 provides a comparison of the trips allocated to the specific plan area
utilizing the DID methodology outlined under the community plan and those
anticipated to be generated by the proposed development program utilizing
standard, maximum City traffic generation rates. It should be noted that Table 2
assumes no reduction in trip generation based on multiple use, vacancy rates or
transit use. It also assumes no "credits” or development intensity bonuses given for
multiple use or other factors. Such reduction factors and development intensity
bonuses are permitted according to the Mission Valley Community Plan. Their
applicability to the Atlas Specific Plan are discussed in the Transportation Element
(Section V1) of this specific plan.

Table 3 provides a comparison of the Atlas Specific Plan to the Mission Valley
Community Plan based on an equivalent dwelling unit (EDU) analysis. The factors
utilized to determine existing Atlas Specilic Plan and Community Plan EDU's are
based upon the EDU factors presented in the Mission Valley Community Plan. As
shown on Table 3, little or no growth would be permitted at four of the specific
plan sites according to the Community Plan. These are the Town and Country site,
the Hanalel Hotel site, the Mission Grove Office Park site, and the Kings Inn site.
Mo growth s proposed at the Mission Grove Office Park or Kings Inn sites by the
Atlas Specific Plan. The Specific Plan proposes to add 202 rooms to the Hanalei
Hotel site. The Specific Plan also proposes to add 96 rooms to the Mission Valley
Inn site. Significant additional development is proposed at the Town and Country
site. Such additional growth Is proposed at the Town and Country site because the
site represents a landmark in the Hotel Circle area and it is assumed that the
convention center and hotel uses at the site will serve as the focal point for other
development in the Hotel Circle area.
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Table 3

A tlas Specific Plan vs. Mission Valley Community Plan

EDU Comparisen
Proposed EDU's
Existing - Proposed EDU's Mission Valley
Site EDU's Atlas Specific Plan Community Plan
Town & Country 237 i,840 1,066
Hanalel Tower -0- 252 385
Hanalei Hotel 338 320 358
Evelyn Terrac. -J- -0- 141 1
Mission Grove
Ofifice Park 112 118 113
Kings Inn 112 112 112
Misslon Valley Inn 168 245 278

l. The EDUs noted are the result of acreage reserved for the 1-8/Via Las
Cumbres interchange. No development is currently proposed.

€. SITE-SPECIFIC LAND USE PROPOSALS

This section describes the uses proposed for each of the seven sites within the
Atlas Specific Plan area. Individual land use schematics, specific site plans and the
special design features of each of the seven sites are described in greater detail in
the urban design element.

1: Town and Country

The 39.4-acre Town and Country site will be the most intensely developed within
the specific plan area including a mixture of hotel, hotel-related retail commercial
and convention center uses. The site is currently developed with 960 hotel rooms,
a 58,000 square foot convention center/meeting space and 21,000 square feet of
{reestanding restaurant. Table 4§ summarizes proposed land uses within the Town
and Country site at build-out.

Table &

Town and Country
Land Use Analysis

Proposed
Use Development
Hotel 2,300 rooms
Convention Center/Meeting Space/Restaurants 229,000 s.1.
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A special feature of the Town and Country site is a pedestrian-oriented plaza
adjacent to the river with direct access from’ the site's central plaza area and the
pedestrian/bleycle pathway system at the river. | A restaurant and lounge with
outdoor dining is located within this area visually and functionally linking the Town
and Country development with the river corridor. An existing pedestrian bridge
aover the river would be replaced and expanded to provide a major pedestrian/bi-
cycle access to the Fashion Valley Shopping Center and to the LRT station to be
located on the north side of the river. Pedestrian and bicycle pathways have also
been incorporated into the design as has right-of-way for the extension of Camino
de la Reina.

r Hanalei Tower

The 1.9]-acre Hanalei Tower site will be developed with 157,500 square feet of
commercial.office space in conjunction with specific plan implementation. The
site area has been redefined from the existing site boundary, based on the proposed
Via Las Cumbres interchange.

The oflice uses will be constructed in one nine-story tower. Access to the site will
be provided from the Via Las Cumbres Interchange and by the reconfigured Hotel
Circle North Road. The street will cul-de-sac at the southeast corner of the site,

3. Hanalei Hotel

The 15.77-acre Hanalei Hotel site is currently developed with 443 hotel rooms and
approximately 30,000 square feet of restaurant and banquet lacilities. An
additional 202 rooms and 34,000 square feet'of banquet facilities will be con-
structed in conjunction with tl-us specific plan implementation. The main entry to
the hotel will be relocated east along .the proposed Levi-Cushman Road to align
with a new entry lobby for the expanded Ia.::;hty. A new mid-rise hotel tower and
lobby arcade with mixed dining and retail functions is propesed at the new hotel
entry. A shared p-:-d-:strianfblc;rv:l: pathway located along ‘the river has been
incorporated into the project design. Wetlands mitigation will be provided through
the Town and Country wetlands revegetation program.

&, Mission Grove Office Park

The 2.51-acre Mission Grove Office Park site is currently developed with 59,158
square feet office space in two structures. No new development is pm-p-u:s:d as
part of specific plan implementation. Existing development on the Mission Grove
site consists of two wood-shingled buildings stepping up the hillside and separated
by parking facilities. The fr-nntage of the site along Hotel Circle South will be
extensively landscaped in conjunction with the specific plan implementation.

5. Kingi Inn

The 3.67-acre Kings Inn site is currently developed with 140 hotel rooms. No new
structural development will eccur in conjunction with the specific plan implemen-
tation, but the site will be refurbished and re-landscaped.

6. Mission Yalley Inn

The 13.9-acre Mission Valley Inn site is currently developed with 210 hotel rooms
and associated lacilities including the ‘Atlas Health Club. An additional 96 hotel



rooms will be constructed and 17,500 square feet of banquet space will be added in
conjunction with specitfic plan implementation. In addition to construction of 96
hotel rooms and additional banquet space, the Mission Valley Inn site will be
extensively refurbished and re-landscaped.

7. Evelyn Terrace

The 3.70 acre Evelyn Terrace site is being reserved for irrevocable dedication to
the City, at no cost to the City, for the right-of-way for the proposed future
interchange at Interstate § prior to the issuance of building permits for the Hanal ei
Tower site. MNo development is proposed for this vacant site. If the interchange
has not been constructed within 10 years after adoption of the Atlas Specific Plan,
the City shall allow Atlas to proceed with the redevelopment of the Mission Valley
Inn site as provided in this Specilic Plan as if the interchange was in place.
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V. RIVER IMPROVEMENT ELEMENT

A. OBIECTIVES

Three sites within the specific plan area (the Town and Country site, the Hanalei
Tower site, and the Hanalei Hotel site) are located adjacent to the San Diego
River. The primary objective of the river improvement element of this specific
plan is to develop coordinated flood control and wetlands management programs
for these three sites which provide both flood protection and wetlands mitigation
and which adhere to the guidelines and criteria established by the City's
Floodplain Section and the San Diego River Wetlands Management Plan. Flood
protection within the specific plan area will be provided against the future
100-year flood identified as 49,000 cubic feet per second (cfs) by the City of San
Diego and the U.S. Army Corps of Engineers.

B. RIVER CORRIDOR DESIGMN COMCEPT

The overall river corridor design. concept envisioned by the Mission Valley
Community Plan and the San Diego River Wetlands Management Plan is that of a
natural-appearing, enhanced river channel providing a natural and useable open
space corridor within the valley. Both the community plan and the wetlands
management plan recognize the urbanized nature of Mission Valley and the degree
1o which existing development has occurred near the river corridor. The need for a
comprehensive flood protection program for existing and future  development
within the valley is also recognized as is the need for preservation and enhance-
ment of existing wetland habitats and compensation for habitat lost as a result of
development.

The river corridor design concept for the Atlas Specific Plan consists of two major
components - a flood management program and a revegetation program. Each of
these components has been specifically tailored to the, individual cha.rn:ttrl:-tlc: of
the river-oriented sites within the specific plan arca. The revegetation plan is an
integral part of the river corridor design. Its chiel purpose is to mitigate for losses
of wetland habitat resulting from floodway improvements.

At the Town and Country site, existing development is located adjacent to both the
north and south sides of the pilot channel. This area, including property both
within the Town and Country site and within the boundaries of the Fashion Valley
Shopping Center, is also expected to accommeodate a variety of public facilities as
shown on various local plans and documents. These facilities include a flood
control channel, wetlands revegetation, right-of-way for the LRT, an LRT station,
Camino de la Reina (a circulation element road), and pedestrian and bicycle
pathways. Portions of these facilities would be located on both the Town and
Country and Fashion Valley properties. The river corridor design concept for the
Town and Country area must therefore focus on accommodating all of these
facilities, while at the same time provide the maximum degree of flood protection
and wetlands mitigation possible.



At the Hanalei Tower and Hanalei Hotel sites, little or no develoment has occurred
adjacent to the pilot channel. The Hanalei Tower site is currently vacant, and the
Hanalei Hotel property consists of a 448-room hotel and bangquet facilities oriented
more toward Hotel Circle than toward the river. The north side of the pilot
channel is occupied by the River Valley goll course. S5Since little existing
development is located adjacent to the pilot channel, good opportunities exist for
provision of a wider open space corridor as envisioned in the Mission Valley
Community Plan. The design concept in this area focuses on providing river
orientation for existing and proposed developments, and providing an open space
corridor along the river. Flood protection is not as great a concern in this area
since a larger area is available to carry floodwaters and phasing of construction at
the site is being ocoordinated with the channel improvements proposed by
Levi/Cushman and Warner Ranch,

C. FLOOD MANAGEMENT PROGRAM

In order to develop a comprehensive flood management program for the Atlas
Specific Plan, a computerized hydraulic study was conducted by Boyle Engineering
Inc.. The Boyle Engineering study focused primarily on the area between SR-163
and Fashion Valley Road (essentially the Town and Country site), but also
established the limits of the 49,000 cfs floodway (existing conditions) for' the
Hanalei Tower and Hanalei Hotel sites.

Key terms In understanding the management of a flood-prone area are the
floodplain, the floodway, and the floodplain Iringe. Thess terms are defined as
follows:

flogdplain - refers to the land surface which is unindated by the 100-year
lood (49,000 cfs).

codway - refers to the channel of ‘a river and the adjacent land areas that
mu:»t be reserved in order to convey the 100-year flood without increasing the
water surface elevation by more than one foot.

floodplain fringe - refers to the area within the floodplain, but outside the
floodway, which may be developed by raising the ground level at least two
feet above the water surfacé elevation of the design floed, in this tase the
100-year [lood (49,000 cfs).

The HEC-2 computer program developed by the Army Corps of Engineers was used
to calculate water surlace profiles, and floodway and floodplain-limits for the
study area. Cross-sectional data was based upon City of 5an Diego data for
existing conditions west of 5R-162 and upon data provided by Dr. Howard H. Chang
of 5an Diego State University for sections east of SR-162. The assumptions for the
area east of SR-163 assumed implementation' of flood control Improvements
upstream frem 5R-163, as outlined in the-specific plan for the First 5an Diego
River Improvement Project (FSDRIP).

As part of the flood management program, the 49,000 cfs floodplain and.-a new

49,000 cis floodway were defined {or the study area between the Morena Boulevard
bridge and S5R-163. The 49,000 cfs floodway was developed by constricting the
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existing floodplain equal amounts on each side of the river until a maximum | faot
rise in the water surface elevation was obtained in accordance with federal
criteria. Figure 6 shows the proposed 49,000 cfs floodplain limits and the propased
49,000 cfs floodway relative to the existing 49,000 cis floodplain.

The effects of the 43,000 cis flood were modeled for three river improvement
construction scenarios to ensure continuity and coordination between FSDRIP,
Atlas Hotels, Levi-Cushman, and Warner Ranch. The first scenario establishes the
base water surface elevations for comparison with the next two cases and assumes
that FSDRIP is constructed east of SR-163 while the existing pilot channel remains
in its present state west of SR-163. The second scenario also assumes FSDRIP
improvements in place east of SR-163, the proposed Town and Country improve-
ments between SR-163 and Fashion Valley Road, and a transition channel west of
Fashion Valley Road to match the existing pilot channel 1100' west of Fashion
Valley Road (see Figures 8 and 13). The third scenario addresses the fully improved
condition for the 5an Diege River with FSDRIP In place east of SR-163, the
proposed Town and Country improvements constructed between SR-163 and
Fashion Valley Road, and the channel improvements proposed by Levi-Cushman and
Warner Ranch west of Fashion Valley Road. Figure 12 demonstrates how these
improvements will ultimately fit together.

Critical to the computation of water surface elevations are the selection of
appropriate friction factors or "n-values” for the computer model. The n-values
selected are based on the characteristics of the area studied, and Include the type
and extent of vegetation as defined in the revegetation plan; material of the flow
area (earth, pavement, riprap, etc.); the surface irregularity of the channel sides
and bottom; and possible obstructions. After careful consideration and comparison
with n-values used in FSDRIP, the Levi-Cushman, and Warner Ranch improvement
plans, the roughness coefficients were assigned as follows:

Main Channel n = {average) 0.060
Vegetated Buffer Areas n= 0.03
Parking Lots n=0.02 to 0.035

Town and Country - Existing Conditions

The first step for evaluating any proposed improvements for the study areas was to
establish a "benchmark” for comparison. While the current floodplain and floodway
are based on a 100-year discharge of 36,000 cfs, it is estimated by the Corps of
Engineers that increased runoff from future development in the San Diego River
watershed will eventually yield a 100-year peak discharge of 49,000 cfs. The City
is requiring all new developments to be based on a 100-year peak discharge of
%2,000 cfs. The eflects of the 49,000 cis llood at the Town and Country were [irst
modeled assuming no channel improvements beyond the "existing condition,” which
includes a "pilot channel" between Fashion Valley Road and 5R-163.
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The results of the modeling studies showed that in the reach between Fashion
Valley Road and 5R-163, virtually the entire area between Friars Road and [-8
would be flooded in a |00-year flood as shown In Figure 6. Additionally, the
existing condition profile shown on Figure 7 shows that the depth of the flooding
would be great enough to inundate the [lirst floors of most, if not all, of the
buildings in Fashion Valley to the north of the river, as well as the Town & Country
Hotel and Union-Tribune buildings (not shown on profile) to the south. Flooding
would be 2.8 feet deep in J.C. Penny's, 1.5 feet deep in the Broadway, and 0.5 feet
deep in Buffums. On the south side of the river, flooding would be 3.0 feet above
finished floor elevation at the existing Town and Country Hotel.

The study also showed that at several locations along the present pilot channel, the
velocity of flow in a 100-year flood would exceed seven [eet per second. This s
considered to be erosive for the types of vegetation and soll In the area.
Additionally, flood waters frequently cause the closure of Fashion Valley Road and
Avenida del Rio even in minor storms (less than 10-year frequency).

Town and Country Site - Flood Management Program

A wvariety of considerations were involved in developing the flood management
program for the Town and Country site. These included alleviating valley-wide
flooding; reducing existing flooding depths at the Fashion Valley Shopping Center,
if possible; the need to accommodate the Camino de la Reina crossing over the San
Diego River without creating backwater problems for FSDRIP or the area cast of
the Town and Country site; and the objective of accommodating the uses proposed
under the Atlas Specific Plan in a manner consistent with the flood contrel and
wetlands criteria established by the City of San Diego. The Town and Country
flood management program meets most of these objectives. It lowers the depth of
flooding on the Fashion Valley Shopping Center; contains the 100-year flood flow
along the south channel bank between SR-163 and Fashion Valley Road and 10-year
flood flow along the north channel bank; provides a new 10-year protection crossing
at Fashion Yalley Road; provides 10-year protection for the Camino de la Reina
bridge across the San Diego River; and, meets the habitat replacement criteria of
the San Diego River Wetlands Management Plan, with the exception of meeting the
percentage criteria for freshwater marsh habitat as identified in that plan.

The proposed flood management program for the Town and Country site is the
product of -an evelutionary process which considered various alternatjves before
arriving at an acceptable and reasonable solution. A "natural" channel capable of
containing the entire 49,000 cfs flood within its banks was the {irst alternative to
be studied. Such a channel would need to be approximately 400 feet wide (based on
the FSDRIP and Levi-Cushman projects) and would require converting nearly the
entire existing Town and Country parking lot, portions of the Copley parking lot
and half the existing Fashion Valley parking lot into a [lood control corrider. Due
to the significant loss of existing parking facilities, such an alternative would be
unacceptable to Atlas Hotels, Inc., Copley and the Fashion Valley shopping center.

since a natural channel and 100-year capacity would not be feasible, other

alternatives were considered. One of the alternatives considered consisted of box
culverts parallel to the existing channel. These box culverts would be prohibitively
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expensive for the relatively small conveyance capacity they would provide.
Additionally, they would require transition structures at the upstream end of
dubious hydraulic feasibility. Other alternatives considered the use of concrete
and other lining materials in the channel. These included: a trapezoidal channel
with a concrete bottom and lined side .slopes; a low flow rectangular concrete
channel with natural side slopes above the low flow channel; and, a natural low
flow channel alongside a concrete side channel. Each of these alternatives failed
to meet the San Diego River Wetlands Management Plan criteria of. providing a
natural river channel andfor were prohibitively expense,

Based on discussions ol these alternatives with representatives of the 5an Diego
City Planning Department, U.S, Army Corps of Engineers, U.S. Fish and Wildlife
Service and the California Department of Fish and Game, it was determined that
the flood management program as defined In this Specific Plan best met the
criteria of the San Diego River Wetlands Management Plan by maintaining a totally
natural channel with flow velocities of 7 {ps or lower, even though the north side of
the river channel is not provided with 100-year flood protection.

Town and Country - Proposed Improvements

As discussed in the 5an Diego River Wetlands Management Plan, the existing pilot
channel ad;ac:nt to the Town and Country site was created after 1977 as part of a
program aimed at reducing flooding problems in partu:ularl:.- {lood-prone areas of
Mission Valley. The pilot channel was not intended to handle high-magnitude floods
and does not represent the “natural” configuration of the San Diego River. In
conjunction with the proposed Town and Country improvements, the existing pilot
channel will be widened from 110 feet to an average width of 200 feet between
Fashion Valley Road and the proposed Camino de la Reina- Bridge, increasing to
approximately 300 feet wide at SR-163. The proposed river channels for both the
Levi-Cushman and FSDRIP specific plans have a width of approximately 400 feet.
The smaller width of the Atlas Specific Plan river channel is due to the constraints
of existing development on both sides of the river. The existence of these
censtraints is recognized in the 5an Diego River Wetlands Management Plan. The
new channel, which will be deeper and wider than the existing channel, will easily
accommodate the 10-year flood (4,600 cfs) and will carry approximately 50 percent
of the flow during the 100-year {load. During the 100-year storm, a portion of the
flow will utilize the paved parking areas south of the Fashion Valley Shopping
Center. A 30-foot (average) wide buffer area south of the channel frem Fashion
Valley Road to SR-163, and a 2-foot (average) wide landscape setback strip north
of the channel from F.a.*;'l'unn "."a.t]r.]r Road to the new Camino de la Reina Bridge will
be revegetated as discussed later in this section. The nlstmg car rental agency
Inr:a.t=d in the floodway adjacent to the Town and Country site will also be removed
in conjunction with specific plan implementation.

Proposed flood contrel improvements at the Town and Country site are illustrated
in Figures 8, 9, 10, 11, 12 and 13. Figure & shows a plan view of the proposed
improvements at the Town and Country site. Figure 13 illustrates the Atlas
Specific Plan channel improvement . transition to existing conditions west of
Fashion Valley Road. Figure 12 demonstrates how these Improvements will
ultimately match with the improvements proposed by FSDRIP upstream and Levi-



Cushman downstream. Figures 9, 10, and 11 show typlcal cross-sections of the
improvements with the 10-year and IDI:I -year water, surface elevations (WSEL). As
part of the implementation of the Atlas Sptcihc Plan, the existing culverts at
Fashion Valley Road will be removed and replaced with a new 80-foot long, 3-span
bridge and the grades along Fashion ‘H'atl:y Road will be adjusted slightly to match
the new location of the channel crossing. The bridge crossing will be capable of
safely passing a 10-year flood. Fashion Valley representatives are currently
studying alternatives to the Atlas proposed flood control improvements at Fashion
Valley Road to further reduce the existing flooding potential on the Fashion Valley
shopping Center property. Atlas Hotels, Inc. will continue to cooperate in this
effort. Should an alternative solution be developed which further reduces the
flooding potential on the Fashion Valley Shopping Center property, Atlas Hotels,
Inc. will Incorporate that solution into subsequent detailed engineering design
provided that: the alternative solution meets the approval of all City, State and
Federal agencies having jurisdiction prior to the time the river improvements are
implemented; the solution does not limit the development of the Atlas properties
as provided In this specific” plan; and all additional costs resulting from the
alternative solution shall be borne by Fashion Yalley.

The effect of the channel improvements will be to narrow the floodplain and flood-
way, and to lower the water surface elevation by %to 2 feet or more between
Fashion Valley Road and SR-163. By lowering" the water surface elevation
and improving the channel, the flooding hazard to the Town and Country site, the
Copley and Golden pmpcrﬂc:s. and a pnrtmn of the Fashuun Valley site will be
eliminated.” Tables 5 summarizes the various' scenarios ‘evaluatéd in the flood
control study and Table é summarizes the effect that the proposed improvemeénts
will have on the water surface elevations in a 100-year flood.

Table 5

Comparison of Water Surface Elevations in'a 100-Year Flmd
for Three Improvement Phasing Scenarios

Scenario [I: FSDRIP In place cast of SR-163
Existing conditions west of SR-163
Scenario Il: F3DRIP in place east of 5R-163
Atlas improvements constructed between Fashion Valley Road and
SR-163

Existing conditions west of Fashion Valley Road

Scenario [z FSDRIP in place east of SR-163
Atlas improvements constructed between Fashion Valley Road and

SR-163
Levi-Cushman and Warner Ranch improvements constructed west
of Fashion Valley Road



Table &

Water Surface Elavations

(in feet)
Change in Change in

Location WSEL WSEL WSEL WSEL
Description Scenario | Scenario 11 Scenariol to Il Scenario Il Scenario [ to Il
Fashion Valley Road 36.4 33.2 -3.2 332 -3.2
150" west of footbridge 36.3 34.1 -2.1 M.l -2.2
East side of existing

Town & Country Hotel 3.5 3.8 -1.7 L8 -1.7
West side of SR-163 3.7 37.3 -0.4 37.3 0.4
East side of SR-163 38.3 38.0 -0.3 38.0 -0.3

The W.5. Army Corps of Engineers studies and other investigations of the Mission
Valley area indicate a variable groundwater level between 10-20 feet above mean
sea level in the vicinity of the Town and Country Hotel. The existing channel
bottom in this area is approximately 17 feet above mean sea level and year-round
water exists in the channel subject to a seasonal variation in depth of several feet.
The proposed channel improvements at the Town and Country site will lower the
existing channel bottom to approximately 7 feet above mean seca level, 'To meet
the objectives of the U.S. Fish and Wildlife Service .and the San Diego River
Wetlands Management Plan for the malntenance of year-round water {low in the
channel reach between SR-163 and Fashion Valley Road, the invert at the Fashion
Valley Road Bridge will be ralsed six feet above the level of the channel bottom as
part of the {lood control Improvements. A year-round pond with a depth of
approximately six feet will thus be created by this ralsing of invert.. To promote
the continuance of freshwater marsh “habitat in the channel, the channel
improvement will include "benches" (slightly sloped areas near the bottom of the
channel) to promote [reshwater marsh habitat. This is discussed in detail in the
revegetation plan section of the Atlas Specific Plan. As discussed in maiptenance
of the revegetation efforts, willows and other such woodland vegetation will
occupy the slope banks. This will help slow flow in the channel during floods.

Town and Country - Public Safety

As shown on Figure 7 and Table 6, the 49,000 cfs 100-year water surface elevation
will be lowered with implementation of the proposed improvements by improving
the channel section and constructing a new crossing at Fashion Valley Road. This
will help to alleviate major flooding of structures at the Fashion Valley Shopping
Center as discussed below and will provide 100-year protection for the properties
south of the river; between SR-163 and Fashion Valley Road.
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Town and Country - Relationship to Fashion Valley

Flooding of the Fashion Valley Shopping Center is a major concern in the study
area. #As shown on the profile view %Figurc 7), the 100-year 49,000 cfs flood
currently inundates Penneys, the Broadway, and Buffums. The limits of {looding
shown on Figure & for the 49,000 cis flood also show that virtually the entire
Fashion Valley Shopping Center would be inundated under existing conditions. In
general, the flooding which would occur with the proposed Atlas improvements
would be similar to that occurring under existing conditions. The floodway
boundary would extend to the southern boundary of existing structures at the
shopping center and the floodplain would extend northerly almost to Friars Road,
The depth of {looding during the 100-year storm would, however, be approximately
1/2 to 2 feet less than that occurring under existing candiﬂnm This represents an
improvement in flood protection for the Fashion Valley Shopping Center. The
improvement of the Fashion Valley Road crossing to accommodate the 10-year
flood will also Improve access to Fashion 'lu"alir:;.- since the present crossing is
frequently flooded when it rains. Another important improvement to Fashion
Valley will be the l0-year crossing of the 5an Diego River provided by Camino de
la Reina. Access to the shopping center parking lot can be provided from Camino
de la Reina which is protected from a 10-year storm. Mo access to Fashion Valley
from the south currently exists which is protected from a 10-year storm.

The LRT track and an LRT station will be located on the north side of the channel.
In order to protect these facilities from the 100-year flood and to provide vertical
clearance over Fashion Valley Road and SR-163, the LRT will need to be elevated
in this area.

A pedestrian linkage to the'Fashion Valley Shopping Center and LRT station will be
provided with constriction of a new footbiidge across the river,’ ending on the
south side of the future Camino de la Reina. . This footbridge will be .located
approximately 220 feet east of the existing Innthﬂdge to provide a more direct link
with the LRT station, and will be elevated to allow the 100-year {lood to pass
safely underneath. The footbridge shall be of sufficient height to pass debris
during the 100-year [lood and shall have a minimum of 2 feet of free board. An at-
grade pedestrian crossing across Camino de la Relna will be provided between the
{ootbridge and LRT station at a signalized intersection at Camino de la Reina and
a Fashion Valley Shopping Center parking access road. In the event that a
signalized intersection is inleasible, a grade separated pedestrian crosstitg will be
provided over Camino de la Reina to the LRT station as approved by the City
Planning Director and City Engineer.

Fashion Valley representatives are currently studying alternatives to the Atlas
proposed flood control improvements at Fashion Yalley Road to further reduce the
existing flooding potential on the Fashion Valley Shopping Center property. Atlas
Hotels, Inc. will continue to cooperate in this effort. Should an alternative solution
be developed which further reduces the flooding potential on the Fashion Valley
Shopping Center property, Atlas Hotels, Inc. will incorporate that solution into
subsequent detailed engineering design provided that: the alternative solution
meets the approval of all City, State and Federal agencies having jurisdiction prior
to the time the river improvements are implemented; the solution does not limit
the development of the Atlas properties as‘provided in this specific plan; and all
additional costs resulting from the alternative solution shall be borne by Fashion
Valley.



The only improvements which would affect parking at the Fashion Valley Shopping
Center are the construction of Camino de la Reina, Hazard Center Drive and
potentially the LRT station and line. A half-width of:Camino de la Reina would be
located on the Fashion Valley property. The remainder of the roadway would be
located on Atlas property. Both Camino de la Reina and Hazard Center Drive are
circulation element roads which would be constructed with or without the Town
and Country site project. MNo features of the propesed flood control improvements
at the Town and Country site would result in the loss of parking at the Fashion
Valley shopping center.

It is estimated that between 230-300 parking spaces at Fashion Valley would be
lost due to the construction of Camino de la Reina. An additional 350-4500 spaces
would be lost as a result of construction of Hazard Center Drive. An additional
approximately 250 spaces would be isolated between Hazard Center Drive and the
river when Hazard Center Drive is constructed. However, these spaces would still
be available. .In addition, parking spaces could be lost at Fashion Valley in
conjunction with construction of the LRT station and track. The number of spaces
which could be lost as a result of this construction cannot be determined at this
time since both the station design and precise track alignment are unknown.

Town and Country - Relationship to Copley and Golden Properties

Currently, the Copley property will be inundated from the 49,000 cfs {lood as
shown In Figure 6. . With the flood control improvements proposed by the Atlas
Specific Plan, the Copley property will have 100-year flood protection. This
represents significant improvement in flood protection for the Copley property. In
order for the proposed flood contrel improvements to be effective, continuity of
the barrier on the south side of the river channel must be maintained. This will
mean constructing an earthen levee approximately 7 feet high along the northerly
edge of the Union-Tribune (Copley) parking lot, connecting the berm with the
southwesterly abutment ‘of -the ;mpm&d Camino de la Reina bridge. The
construction of such a levee would mean the Union-Tribune would lose the use of
approximately the northern 50 feet of its property, but with no loss in parking. In
light of the flood control protection afforded by a levee, this would be an
advantageous trade-off.” The only .alteration to the Golden property will be
assoclated with the widening of Camino de la Reina. This widening will result in
the loss of approximately 27 parking spaces on the Golden property. No alterations
to” the Golden Property would result from implementation of the Athds Specific
Plan flood control improvements. Additionally, like Copley, Golden would benelit
by receiving 100-year flood protection.

Town and Country - Relationship to SR-163 and FSDRIP

Figure 7 shows the profile of the 100-year flood under the SR-163 bridge under
existing conditions and with implementation of the Atlas Specific Plan. With
implementation of the specific plan, the elevation of the floodwaters under SR-162
will be approximately the same as that occurring under the existing condition. The
proposed improvements will conform with the FSDRIP improvements upstream anc
contain the 100-year flood entirely beneath the 5R-163 bridge.



In order to provide a smooth transition from the FSDRIP improvements and to
direct the flow along the new channel, the existing pilot channel will be widened
downstream of the 5R- 163 I;nrldg:. The northern bank of this widened pilot channel
will parallel the southern edge of the Fashion Valley parking lot.  The southern
bank will consist of a levee/buffer area north of Camino de la Reina which will join
with the levee proposed in the FSDRIP improvements to protect Camino de la
Reina under SR-163 in a 100-year flood.” The 10-foot wide shared pedestrian/bi-
cycle path will connect easterly under SR-163 to the FSDRIP pedestrian/bicycle
improvements.

Both the proposed FSDRIP improvements upstream ol S5R-163 and the Atlas
proposed improvements include a lowering of the channel bottom, but neither
includes a lowering of the channél bottom under’ the 5R-163 hridg-.'.-. Thls creates a
"high spot" in the channel under SR-163 which serves to slow the {low upstream of
the bridge, but means that in the area dnwnstrcam of SR-163, the' channel is
susceptible to erosion during moderate floads. For example, with a 10-year flood
the water will drop about 13 feet. As Ilmd flows increase, the water level
downstream of SR-163 rises to drown out the fall., Velocities at this lecation
remain erosive until after the m-yzar (future condition) discharge is surpassed.
This area immediately downstream of SR-163 ‘would require slope protection to
guard against erosion.

Town and Country - Camino de la Reina

The alignment and prelile of the Camino de la Reina bridge ‘across the 5an Diego
River was also evaluated b;.r Boyle Engintqring. Camino de’ la" Reina west of
SR-163 is proposed to be widened 'Etjf adding 2 lanes to the :nuth of ‘the existing
rnadﬂ.ray to accommodate .two lanes of tra.tiu: in each direction.” [n addition, the
future roadway will be lowered undtr SR-163 t-: allow 15 feet rnmimum cl:arnn:w:.
Provisions for these improvements are shown in the: proposed FSDRIP plans, As
part of the Atlas Specilic Plan, the alignmeént and future grade hmr: been matched
with that proposed by FSDRIP. Traveling west ‘from SR-163, Ea:mnu de la Reina
will pass under SR-163, continue west 1o Avenida I:|-E| Rio nnd_ then pr:u:e:d nerth
across the river. The river crossing will be perpendicular to the river. ~After
crossing the riw:r channel the roadway would continue west, parallel the northern
bank of the' new channel ‘and ‘connect with Fashion Valley Ruad The distance
between SE-163 and Fashion "U'a.ilt]r Road is ‘extremely shoert to accommodateé the
necessary cha.n;ﬂ in elevation and direction. Geometric constraints for horizontal
and vertical curves, sight distance, super-elevation, and vertical clearance under
SR-163 limit the elevation possible for the Camino de'la Reina bridge over the new
channel; however, the proposed alignment will allow a 10-year {lood to pass under
the bridge.

The proposed Camino de la Reina alignment also accommeodates a connection of
Hazard Center Drive from the east. The alignment and future grade of Hazard
Center Drive have been matched with that proposed by Hazard Center.

Minor road improvements will alse be required to raise the north-south portion of

the street east of the Copley property, presently named Camino de la Reina, to
match the proposed Camino de la Reina roadway as it rises to cross the river,
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As discussed previously, a levee will parallel Camino de la Reina on the south bank
of the channel between the Camino de la Reina bridge and SR-163. This levee will
match with the levee proposed by FSDRIP to protect Camino de la Reina in a 100-
year flood. This area currently floods frequently, closing the road for short periods
of time. Under existing conditions flows would reach Hotel Circle NMorth with a 20-
year flood. This flooding will be eliminated with censtruction of the proposed
improvements.

Town and Country - Transition to Levi-Cushrman

Other flood control improvements associated with implementation of the Atlas
Specific Plan involve upgrading of Fashion Valley Road and transition to the Levi-
Cushman property. The objectives of the Atlas Specific Plan in this regard are to
improve Fashion Valley Road to the level of a l0-year crossing and te have
floodwaters from the Town and Country site enter the Levi-Cushman property in a
manner which Is not detrimental to the downstream property. As described
previously, the 49,000 cfs flood currently crosses Fashion Valley Road and enters
the Levi-Cushman property flowing over an area approximately 2000 feet wide
from 'Hotel Circle North to'a point about 600 feet south of Friars Road. The
proposed south bank improvements match the Levi-Cushman improvements which
will contain the 100-year flow on the south. This will reduce the width of the flow
entering the Levi-Cushman property to approximately 1000 feet. This benefits the
downstream property as it no longer has to face flooding along a, 2000 foot-plus line
but rather one less than 1000 fect wide. Without this management of the flow, it
would be much more costly for Levi-Cushman to collect and direct the {loodwaters
through their property as they plan to do in their own specific plan.

As currently constructed, Fashion Valley Road is not protected against the 10-year
storm. With specific plan implementation, the existing culverts at Fashion Valley
Road will be removed and replaced with a bridge ‘to -accommodate the 10-year
flow. The channel area immediately upstream would be protected from scouring by
riprap because of the extra turbulence which could be experienced. At some peint
between the 10-year and 23-year storms, Fashion YValley Road will be -n-rcrtnppe'd
Fashion Valley Road will act as a drop structure for the 100-year floed. As the
water flows over the roadway and down the western embankment it reaches erosive
velocities. In order to protect the western embankment and the area immediately
downstream for the ultimate condition, rip-rap protection similar to what currently
exists should be installed along the embankment and for approximately 30 feet
downstream. The exact nature and configuration of the protection wolild depend
upon the tumn; of the development of the Levi-Cushman property.- Fashion Valley
rtpresenta:wes are currently studying alternatives to the Atlas proposed flood
control improvements at Fashion Valley Road te further reduce the existing
ﬂwdlnﬁ potential on the Fashion Valley Shopping Center property. Atlas Hotels,
Inc. will continue to cooperate in this effort. Should an alternative solution be
developed 'which further reduces the flooding potential on the Fashion Valley
shopping Center property, Atlas Hotels, Inc. will incorporate that solution into
subsequent -detailed engineering design provided that: the alternative solution
meelts the approval of all City, State and Federal agencies having jurisdiction prior
to the time the river improvements are implemented; the solution does not limit
the development of the Atlas properties as provided in this specific plan; and all
:d?litl.nnal costs resulting from the alternative solution shall be borne by-Fashion
alley.
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The 10-foot wide shared pedestrian/bicycle path will connect westerly to an
undercrossing at Fashion Valley Road to connect with the Levi-Cushman
pedestrian/bicycle improvements. | The precise alignment and configuration will be
coordinated with Levi-Cushman.

Downstream from Fashion Valley Road, on the Levi-Cushman property, a.short
transition of approximately 1,000 feet (see Figure 13) will bring the new channel
alignment back to the existing pilot channel until such time as permanent channel
improvements are constructed. The transition channel would enly be constructed
by Atlas if the Atlas flood control improvements are implemented prior to
implementation of the Levi-Cushman flood control improvements. The Atlas
Specific Plan recognizes and allows for the changes in the configuration of the
channel en the Levi-Cushman property proposed as part of the Levi-Cushman
Specific Plan.

As discussed at the beginning of the Flood Management Program, . particular
attention was given to the coordination aspects between FSDRIP, Atlas Hotels,
Inc., Levi-Cushman, and Warner Ranch. Figure 12 illustrates the continuity of the
Atlas improvements with the improvements proposed by Levi-Cushman west of
Fashion Valley Road and FSDRIP east of SR-163.

Town and Country - Flow Velocities

One item of concern with regard to the flood control improvements for the Town
and Country site involves ' potential high velocity of the floodwaters. Between
5R-163 and Fashion Valley Road, existing condition channel velocities typically
range between four and gight feet per second,  with lower ivelocities at Fashion
Valley -Road where the flow Is slowed by the obstruction created by the road
embankment. With the proposed improvements, the 100-year flood will create
channel velocities of & to 7 feet per second. Inthe channel reach between Fashion
Valley Road and SR-163 channel velocities in a 50-year storm (27,000 cfs) range
from 3 to 6 feet per second, velocities in a 25-year storm (11,000 cfs) range from 2
to 5 feet per second, while channel velocities for the 10-year storm (4,600 cfs) are
typically less than 4 [eet per second.

For storms in excess of 10-year recurrence interval, the Fashion Valley parking lot
will also be utilized to convey flow. The velocities in the parking lot tend to be
about the same or higher than in the channel. Although the velocity of flow in the
parking lot may exceed 7 feet per second in storms greater than 50-year, this is not
a concern because the paved parking surface Is not susceptible to erosion.

To lurther minimize both channel velocities and their negative effects, several
elements have been incorporated into the design of the channel and banks. First,
by creating a wetland habitat with deep pool areas for open water, the velocities
are reduced because of the greater flow area provided and by flattening the slope.
Second, by including benches and varying the side slopes, the resistance of the
channel is slightly increased due to the irregularity of the channel, further slowing
the flow. Third, the planting of thick vegetation for the habitat on the banks
serves - to anchor the soil with a tangle of roots, thereby improving the soil's
resistance to erosion, along with creating more flow resistance. Finally, to protect
the Fashion Valley Road crossing, 5SR-163, the pedestrian/bicycle bridge and the
Camino de la Reina bridge from undermining, riprap or some other City approved
method of erosion protection will be installed in all locations where velocities
exceed 7 {eet per second. Locations of proposed rip-rap are illustrated in Figures
8, 12 and |3.
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Hanaeli Tower and Hanalei Hotel Sites - Flood Management Program

As part of the Hanalei flood management program, a new 49,000 cis floodplain and
a new §9,000 cis floodway for existing conditions were defined for the study area
between the Morena Boulevard Bridge and Fashion Valley Road. The 49,000 cis
floodway was developed by reducing the existing [loodplain's conveyance by equal
amounts on each side of the river until a maximum 1 foot rise in the water surlace
elevation was obtained in accordance with federal criteria. Figure 14 shows the
new 49,000 cfs floedplain and floodway limits relative to the existing 36,000 cls
floodway. The 49,000 cfs floodway limits are also shown on Figure 14 both with
completion of the proposed improvements by Levi-Cushman and Warner Ranch and
without those improvements.

The boundary of the existing conditions 49,000 cis floodway at the Hanalel Tower
and Hanalei Hotel sites is similar to that for the 36,000 cis floodway as illustrated
in Figure 14. All construction at the Hanalei Hotel site and Hanalei Tower will be
located outside this 49,000 cfs floodway. It is anticipated that construction at
these sites will follow the channelization Improvements proposed for Levi-Cushman
and Warner Ranch. These improvements will widen the ‘exising pilot channel to
contain the 100-year flood and relocate the floodway line further to the north.

No features of the Atlas Plan will preclude ‘developing a new configuration of the
floodway proposed by the Levi-Cushman and Warner Ranch Specific Plans. Atlas is
working closely with the applicant for the Levi-Cushman and Warner Ranch
Specific Plan to develop mutually agreeable flood control solutions.

Additional flood protection will be provided at both the Hanalei Hotel and Hanalel
Tower sites by elevating all new construction Z feet above the level of the 43,000
cfs flood. Since no improvements are proposed by the Atlas Specific Plan in the
vicinity of the Hanalei sites which would alter the configuration of the existing
floodway, Atlas will not be respoensible for any flood contrel improvements in this
area. As in the past, Atlas Hotels, Inc. is willing to work clesely with Levi-
Cushman to develop mutually agreeable flood control solutions.

D. REVEGETATION PLAN AND MANAGEMENT PROGRAM

Introduction

Recognizing the importance of the adjacent wetlands to the Atlas project, the
following revegetation plan has been .prepared. This section describes the
revegetation plans for the Town and Country site, Hanalei Tower, and Hanalei
Hotel sites. The revegetation plan complies with the guidelines and criteria
outlined in the San Diego River Wetlands Management Plan, with the exception of
meeting the percentage criteria for freshwater marsh habitat as identified in that
plan. Complete listings of plants and animals observed on the property are
included in the appendix to the EIR which accompanies this Specific Plan.

The purpose of the Revegetation Plan is to outline an effective means of
compensating for loss of biclogically valuable wetland habitats of the 5an Diego

§-21



Il'li-ll-liuuu
m"lnﬂﬂlll;rhlll'll

\& \_"““f’_’-“/‘_ _____‘:l_anﬂ,u'
.-.Ir_li.,."‘...-r"_.:_;__;_.:-—'_'_'_._' a i .'.i.ll'-lll
'_:,:—"’,/ nuu'ﬂun' E!:"““Pf“‘ sn s ®

Ly YT

f'ﬁ?quuﬂﬂﬂﬁﬂﬂﬂa Fm‘“"'““‘l[.... T LR Ry 1A [ |1.-:‘| ;
=] -

:;}ﬁ "] *-?Eh ™ |"I'I‘. VEAEL pRapnERiRRELY ‘_'_""—'——._.___‘_H

':'ﬂ

50,
Te00000G ; S
L) M -
.ii:::'n-nnuuﬁnnﬂnmﬂ-““nn

- Mg

|

HAHALEN HOTIL

o L E WAL

(CLILTRFAT A ]

o000 00000 EXISTING CONMTIONS 36,000 GFS FLOODWAY
awassns s EXISTIMNG CONDITIONS 45,000 GFS FLOODYWAY
prnniinnnnaneeEneees EXIETING PLOT CHANNEL

PROPOSED CONDITIONS 49,000 CFS FLOODWAY
= (LEVI-CUSHMAN IMPROVEMENTS)

Hanalei Hotel/Hanalei Tower

Atlas Specific Plan

14

FIGURE




River associated with develn;ﬂﬂrnt of the Atlas Specific Plan area. This
Revegetation Plan is guided in its preparation by the 5an Diego River Wetlands
Management Plan, prepared by the City of 5an Diego Environmental Quality
Division. The Wetlands Management Plan is an element of the Mission Valley
Community Plan, and its purpose is to allow for continued development of the
Mission Valley area, while at the same time permitting no net loss of wetland
habitat within the floodway zone. The Wetlands Management Plan is comprehen-
sive in that if its requirements are met, requirements of state and federal agencies
responsible for wetlands preservation and enhancement should also be met.

Revegetation of wetland habitats within S5an Diego County is a relatively new
phenomenon, and no "proven” methods have been established; “however, con-
siderable research and in-the-field work has been done elsewhere in southern
Califernia. This work, by Dr. Bertin W. Anderson and John Disano of the Colorado
River Laboratory, is 4.':1' much help in outlining specifics such as planting dep'l,‘h,'..
spacing, Irrigation, etc.. Much of the logic for wetlands habitat revegetation is a
result of observing man-made and natural disturbances within floodplains, and the
effects these phenomena have on the vegetation. A revegetation effort is
currently under way east of the Atlas Specific Plan area and is beginning to yield
some useful information.

Purpose

Specifically, the purpose of the revegetation plan is to present in detail specifi-
cations for establishment and maintenance of biclogically viable riparian woodland,
freshwater marsh,'and open water habitats,  Wetland habitats will be created from
uplands, and degraded wetlands will be replaced with newly created wetland
habitats. The newly-created wetlands must, be of ,high_u:se_ to native wildlife
species; wildlife preservation is one of the chief reasons why wetlands are being
preserved along the 5an Diego River. In order to achieve high wildlife usage of the
wetlands, the revegetation effort must be properly planned, executed, maintained
and monitored.

Status of Existing Habitats

This Revegetation Plan addresses the biclogical resources of three Atlas Hotels
sites in Mission Valley, San Diego, California. Rlpanan resources of the San Diego
River will be altered in each case, This revegetation plan focuses on the following
areas: existing conditions, expected project impacts on riparian resousces, and
revegetation guidelines to mitigate impacts.

The area surveyed for this revegetation plan includes the riparian habitats of the
San Diege River which front the Hanalel Hotel and Hanalel Tower sites, and similar
habitats In the vicinity of the Town and Country Hotel site (from Fashion Valley
Road east to 5R-163), The sites were surveyed by Eric N. Wier and Harold A.
Wier, biologists. :

Three native plant communities occur over the sites:  riparian woodland,
freshwater marsh and open water. An additional native category, floodplain, was
mapped.  Several non-native or disturbed areas are present, such as lawn,
eucalyptus grove, pavement, exotic landscaping and bare soil.
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Riparian Woodland is characterized an overstory of riparian trees such as
Fremont cottonwood (Populus fremontii), arroyo willow (Salix lasioclepis) and black
willow (Salix gooddingii). Understory plants are absent in many places, but where
present include natives such as green sedge I’:Crgerus eragrostis), sandbar willow

alix hindsiana) and mule fat %ccharis glutinosa), and woods such as giant reed

rundo donax) and castor bean (Ricinus commus). The height of trees ranges from
about Z.5 meters to over 12 meters, Riparian woodland covers approximately 1.6

acres at Hanalei Hotel and Hanalei Tower sites and 2.8 acres at the Town and
Country site.

The existing riparian corridor is very restricted, and pressure from human usage
and general disturbance is very high. The proximity of major highways and roads,
and busy commercial areas such as Fashion Valley currently have a significant
adverse effect on habitat quality. However, wildlife usage remains moderately
high. . One contributing factor to the relatively high usage is the greenbelt
surrounding the river along most of its length from Morena Boulevard east to
Fashion Valley Road. The golf courses comprise most of this greenbelt, together
with weedy areas and scattered native and exotic trees. Whether natural or not,
the greenbelt provides forage, cover and nesting opportunities for many species.
Many animals utilize both the greenbelt buffers and the riparian habitats. I the
goll courses and other open space areas were eliminated, use of the riparian
habitats would probably decrease. Certain species would suffer more than others,
such as ash-throated flycatcher and blue grosbeak.

Freshwater' marsh is charactérized on-site by dense stands of California bulrush
(Scirpus californicus) and Cattail (Typha spp.). This plant community occurs within
the river, or on its banks, and in most cases, the ‘plants have their "feet in water."
These plants range in height from about 1.5 to 3 meters. ‘Freshwater marsh occurs
enly at the Town and Country site, and covers 1.1 acres.

A fourth wetland category was mapped, and is termed "floodplain. -This is a
somewhat transitionary type as a result of disturbance from natural causes such as
flooding. On-site it is characterized by an absence of a significant amount of
vegetation, and the presence of gravel or sand bars. This habitat type covers about
0.6 acre east of the Town and Country site and west of SR-163.

Other non-native cover types occur in the preject area, including eucalyptus groves
dominated by blue gum (Eucalyptus globulus), disturbed areas, and areas landscaped
with lawn and trees. In total, these non-native types cover about 7 acres in the
project area.

Flora

The recorded flora for the sites totals 72 species, 21 of which are native (29%), 51
of which are non-native (71%). The native flora is typical of lowland riparian
habitats in coastal southern California. . The S5an Diege River habitats in this area
are highly disturbed and impinged-upon by human uses on all sides. This partially
accounts for the high number of non-native species recorded. Alse, fleodplains
tend to support many exotic species due to the frequent natural disturbance as a
result of flooding.
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Mo plant species considered rare, endangered or threatened by lederal or state
agencies was detected or is expected on the sites. The lower 5an Diego River
floodplain is not known for its sensitive-plant habitat; a few species could
reasonably be expected, including Palmer's ericameria (Ericameria palmeri), San

Diego sagewort (Artemisia palmeri), and San Diego ambrosia (Ambrosia pumila).
These species were Jooked for and not found in the surveyed area.
Loology

(Amphibians and Reptiles). One amphibian, bulllrog (Rana catesbieana), and one
reptile, great basin fence lizard (Sceloporus occidentalis longipes), were observed.
Several other species are expected, including garden slender salamander

(Batrechoseps major), pacific treefrog (Hyla regilla), S5an Diego -alligator lizard
errho gu%ﬁ

notus multicarinatus wehbbi), and er snake (Pituophis melanoleucus). A
more intenstive survey for this group of animals would produce a.greater variety of
species,

Birds

Fifty-four species and about 3735 individuals were detected on the sites. Most ol
these species were associated with riparian habitats, and breeding behavior was
noted in many. A higher species total is expected for this stretch of the San Diego
River, with the addition of many winter and summer visitors and transients. Over
100 species have recently been recorded for .the freshwater portion of the San
Diego River in Mission Valley {Nasland Engineering, 1981-1983).

Of special note is the presence of a possible nest burrow of a belted kinglisher, a
very, uncommon nesting species in S5an Diego County. Nesting activity was not
confirmed, as a bird was seen exiting the hole enly once and was not observed in
the area again. This species requires vertical or nearly wertical soil or soft rock
banks for nesting. This habitat occurs in only one location in the project area,
south of the Fashion Valley parking lot.

Mammals

A total of & species was detected by means of direct observation and indirect
evidence: brush rabbit (Sylvilagus bachmani) was common in the non-riparian
areas; Botta's pocket gupﬁgr ”'Eﬂmnmys bottae) was in evidence in some areas;
California ground squirrel (Spermophilus beecheyi) was uncemmon; coydte (Canis
latrans) scat was found in one location; and black rat (Rattus-rattus) was observe
along the river. bank., MNumerous other mammals are expected, Including several
species of bats and mice, opossum, striped skunk, long-tailed weasel and grey fox.

Mo animals currently considered rare, threatened or endangered by federal or state
authorities were detected or are expected on-site.

Analysis of Significance

The most significant biclogical resources associated with the sites are, of course,
the San Diego River riparian habitats. It can be effectively argued that these
habitats are of lower quality than on much of the rest of the river. This [act does
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not diminish the importance of the river.and the semi-developed land around it as
existing, functional habitat and as potentially high-quality habitat. The San Diego
River riparian corridor must be considered as an entire system, not as sections of
significant and -insignificant habitat which could be alternatelv developed and
preserved,

The presence of a nesting Belted Kingfisher on-site may be considered significant.
Due to the lack of evidence for nesting activity, however, the observation is only
of interest at this time.

Expected Biological Impacts

Development of the sites is expected to have direct ‘and indirect biclogical
impacts. All wetland vegetation will probably be temporarily destroyed as a result
of river course alteration. Approximately %.73 acres of riparian woodland, 1.41
acres of freshwater marsh and 1.7 acres of open water habitat would be impacted
between 5R-163 and Fashion Valley Road and adjacent to the Hanalei sites.
Approximately 0.45 acres of riparian woodland habitat would not be disturbed at
the Hanalei Hotel site; however, the elimination of related habitat due to site
development may not ensure the viability of the undisturbed riparian woodland
habitat. For this reason, this undisturbed riparian woodland habitat has not been
credited to the impacted habitat at the Hanalei sites. ‘In addition, ‘the proposed Via
las Cumbres (at Hanalei) ‘and Camino de la"Reina (at Town and Country) bridges
will have a "shading effect” on the vegetation below. Habitat value will be reduced
to an unknown degree, but’to be conservative, 100% reduction in quality has been
assumed for purposes of determining the mitigation requirements in the revegation
plan. The actual amount of disturbance will depend on factors such’as the height
of the bridge above the river and the type and extent of “abutments and. supports
used in the bridge design." A high bridge with a small amount-of ddisruption within
the river channel will "probably have a minimal long-term impact on blological
resources.

Any increase in lighting associated with walkways, bicycle paths, and visual
landscaping effects will likely have a detrimental impact on wildlife usage of the
river corridor. The degree to which lighting impacts wildlife activity depends on
its brightness, angle, duration, and frequency per unit of distance. Lighting
proposed adjacent to the river corridor will be reviewed by EQD.

Direct impacts during construction will severely disrupt wildlife activities along
the river. The greatest disturbance will result from removal of vegetation and
rechannelization of the river. Secondary impacts will result from noise, dust and
soil compaction.

Mitigation Measures

Several measures can be taken to mitigate the effects of the proposed develop-
ment. The most basic and effective of these is compensation for lost acreage
through habitat restoration. This type of mitigation is required -as-a result of the
San Diego River Wetlands Management Plan in the form of a. comprehensive
revegetation plan. © Such a revegetation plan has been prepared for the Atlas
properties and is described below.
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Construction impacts are not easily mitigated, but certain_general guidelines can
be followed to minimize the effects of potentially harmful activities:

l. Remove wvegetation during the late summer, when birds have completed
nesting, and before migrant populations arrive in the area.

2. Preserve as much existing native riparian vegetation as possible, especially
large willows and cottonwoods.

3. Keep to a minimum the time between vegetation removal and wetland
habitat replanting.

4.  Plant vegetation for restoration as soon as possible after finish grading is
complete.

5. Provide certain areas for dense plant vegetation to hinder public access or
disturbance to wildlife habitats.

Compensation Concept

The primary objective of the Atlas Revegetation Plan is to compensate for all on-
site and off-site impacts to wetland resources on an acre-for-acre basis. Off-site
Impacts associated with development of the Town and Country site include the
upstream area between SR-163 (the western limit of the FSDRIP improvement) and
the eastern boundary of the Town and Country site, and thc area west of Fashion
Valley Road which would contain the transition channel on the ‘Levi-Cushman
property if the Atlas flood control improvements are implemented prior to the
implementation of the Levi-Cushman flood \control Improvements. Off-site im-
pacts associated with development of the Hanalel 5ites Include disturbance
associated with development of Via Las Cumbres.

Existing and proposed habitats at both the Town and Country and Hanalel sites are
llustrated In Figures 15 and 6. Existing and proposed habitats at the Levi-
Cushman transition area are illustrated in Figures 17 and 18. Existing habitats at
the Hanalei sites are illustrated in Figure 19. Table 7 summarizes the acreages of
existing habitats on both sites. Table-7 also summarizes the acreages of wetlands
expected to be disturbed and created in conjunction with implementation of the
Atlas 5pecific Plan. As shown on Table 7, compensation for wetlands disturbance
would be provided on greater than an acre-for-acre basis for the ofién water,
freshwater marsh and riparian’ woodland habitat \ vegetation . categories.
Compensation for habitats disturbed at the Hanalei sites can be provided at the
Town and Country and Camino de la Reina (off-site) revegetation areas.
Revegetation to be provided at the Town and Country site will mitigate all impacts
10 open water, riparian woodland, and freshwater marsh habitats within the Atlas
Specific Plan area. It should be noted that the impact on habitats resulting from
Via Las Cumbres has been eliminated from the calculations in Table 7 due to the
current realignment of the proposed road to the east of the Hanalei sites.
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The Levi-Cushman transition channel is treated separately in the revegetation plan
due to the uncertainty associated with its construction. The transition channel
would only be required if flood control improvements proposed at the Town and
Country site are implemented prior to implementation of flood control improve-
ments on the Levi-Cushman property. In such circumstance, a revegetation plan
would be implemented for the transition channel with compensation based on the
acreage calculations presented in Table &. As shown in Table 8, compensation
would be provided on greater than an acre-for-acre basis. The Levi-Cushman
transition channel, and associated revegetation efforts, are regarded as temporary
and would be removed In conjunction with implementation of flood control and
revegetation plans planned for the Levi-Cushman Specific Plan area.

Slope Protection

An important consideration in the development of a revegetation plan for the Town
and Country site is the relationship between the revegetated areas and [lood
protection devices. Minimal erosion protection will be required in certain locations
In order to protect Fashion Valley Road, the downstream end of S5R-163, the
pedestrian/bicycle bridge between Town and Country and the Fashion Valley
Shopping Center, and the Camine de la Reina Bridge from eroslon. Erosion
protection in these areas will include rip-rap or some other erosion protection
material subject to the approval of the City of 5an Diego. The proposed locations
for erosion protection are illustrated in Figures 3, 12, and 13.

Treatment of Habitat Types

Three section drawings of the proposed Town'and Country revegetation plan are
illustrated in Figures 20 and 21. The proposed revegetation plan at the Town and
Country is illustrated in Figure 16. The proposed revegetation plan for the Levi-
Cushman transition area is illustrated in Figure 18.

o Buffer Planting

The Wetlands Management Plan calls for the location of buffers an average of 20
feet wide outside of the floodway on both sides of the river. According to this
definition, only the buffer areas located on the south side of the river channel
could be considered to be true buffers. The landscaped areas on the north side of
the river channel are located within the floodway due to the continued use of the
Fashion Valley parking lot as an overbank area. Since the 5an Diego River
Wetlands Management Plan requires that buffers be located outside the floodway,
these landscaped areas cannot be termed buffers and have thus been termed
landscaped setback area in this specific plan. On the south side of the river
channel, the proposed buffer in the vicinity of the Golden and Copley properties
would be located along the top of and on the backside of the levee and would be an
average of 30 feet in width. The proposed buffer along the Town and Country site
would be located between the top of the channel and the proposed development and
would be an average of 30 feet in width. The landscaped setback on the north side
of the river between Fashion Valley Road and the proposed bridge between Camino
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Table 8

Revegetation Summary
Levi-Cushman Transition Channel

Existing
Habitat Type Conditions Impact Mitigation
Open Water 1.4 1.4, 1.7
Freshwater Marsh 0 o o
Riparian Woodland _o _ 0 1.42
TOTALS 1.4 1.4 3.12

de la Reina Morth/Hazard Center Road and Camino de.la Reina South would be 2
feet wide outside of the Camino de la Reina right-of-way, which is proposed to be
expanded to Include an 8-foot wide parkway and 10-foot wide sidewalk. The
placement of landscaped areas along the north side of the channel would occur
within the floodway and are thus not considered buffers by the Wetlands Manage-
ment Plan.

The landscape plantings in the bulfer areas and the landscape setback area’will
screen  the wildlife habitat areas in the wetlands from the adjacent _human
activities associated with the planned development.’ The plantings will also prwidu:'
valuable habitat edge and additional opportunities for non- -wetland wildlife, thereby
increasing the overall species diversity within the affected area. A 10-foot wide
pedestrian/bicycle path will occur along the south side of the river channel and
may be located within the buffer. The buffer areas and Inn:h:ape setback areas
will provide a visual transition between the manicured and ordered plant groupings
associated with a maintained landscape and less orderly planting of other natural-
istic wetland habitat. Finally, visual access to the ‘wetland areas will be
maintained from the buffer areas although physical access will be prohibited. The
urban design section of this specific plan contains specific criteria. for the
development of the river corridor.,

All plant material used in the buffer areas and landscape setback areas will be
native. ° Suggested trees and shrubs include white alder, western sycamcre,
Fremont cottonwood, and coast live cak. The trees should be spac:d to allow for
an open canopy at Imn.l maturity. The shrub understory should be densely planted
in order to provide a high degree of cover for wildlife, denser screening Irom
adjacent human activities, and an effective barrier to human access to habitat
areas.

o Riparian Woodlands

Riparian woodlands will be a tree-dominated plant association between the buffer
plantings and the {reshwater marsh areas. There will be two basic types ol riparian



woodland; the cottonwood association or a drier habitat located away Irom the
waters :dgr.- from the top of the 2¥:l channel bank to the middle of the 2¥:1
channel bank, and the willow association or a wetter habitat located from the
middle of the 2%:1 channel bank to the lower edge of the 2%:1 channel bank. Trees
of varying stature will be planted. Of the planted, 1-gallon tree stock, 40 percent
will be black willow and 35 percent shall be a combination of at lea.ﬂ two of the
following: arroyo willow, red willow or polished willow. The remaining 25 percent
of the trees will be white alder and Fremont cottonwood. The willows should be
planted 10 feet apart, the alder and cottonwoods 15 feet apart. Shrubs should be
planted 3 feet apart and extend only 5 feet into the tree plantings. -

o Freshwater Marsh

This plant association will begin at the water's edge where it occurs (see
Figure 16). Basically freshwater marsh will occur along continuous, gently sloped
banks on both the north and south sides of the river channel and would average 15
feet in width on both sides.. The -plant- material may be collected locally, using
whole plants and rhizomes of cattail, bulrush, and others. One stem will be planted
apprummatr:l}r every 5 feet, but not in an exactly linear arrangement. Dense
planting is not necessary as this plant community will invade on its own,

o Open Water

Open water areas will not be planted.

Distribution of Habitat Types

The San Diego River Wetlands Management Plan ldentilies the following criteria
for distribution of habitat types within the wetlands corridor:

Open Water 20-40%
Freshwater Marsh 23-33%
Riparian Woodland 35-43%

As shown in Table 7, the distribution of habitat types within the Atlas Specific Plan
Revegetation .Plan is $3% open'water, 14% freshwater marsh and 43% riparian
woodland, The.revegetation plan does not, therefore, meet the distribution
percentage criteria for freshwater marsh habitat as identified in the San Diego
River Wetlands Management Plan. It does, however, replace the freshwater marsh
habitat on greater than an acre-for-acre basis.

Lelection of Plant Material

The plants recommended for use in the revegetation plan are listed in Table &.
Some of the plant species suggested for use in revegetation are not readily
available at nurseries. It is suggested that several sources be considered when
arranging for plant stock. Most preferable are local sources such as Mission Valley.
Many species, such as arroyo willow, become established readily from suitable
cuttings, Rooted cuttingﬁ should be healthy, pest-free, and properly fertilized. Of
high importance is the purity of the plant material collected in the local area.
Great care must be taken not to introduce invasive weeds such as giant reed
(Arundo donax), castor bean (Ricinus communis), pampas grass (Cortaderia spp.)
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and tamarisk (Tamarix spp.), with containerized stock. These plants deteriorate
the quality "of riparian habitats and spread rapidly once introduced by seed or
stolons. Use of l-gallon stock is highly encouraged, as larger individuals have a
lower survival rate, slower growth, and a lower chance of developing an adequate
(deep) root system.

Site Preparation

5ite preparation Is necessary prior to revegetation of wetland plant communities.
Included in these site preparations will be state-of-the-art techniques such as:

1. Regrading of upland areas such that the finish grade is near the average
water table level. This will allow for the conversion of upland -plant
communities to wetland plant communities,

2.  Removal of weed species through both mechanical means, such as hoeing or
discing, and the application of approved herbicides compatible with the
wetland plant and animal communities.

3. When planting trees and shrubs from containers in compacted. solls or solls
less permeable than sand, heles must be augered to permanently moist soil.

%, Conduct soils analysis for soil layering, scil density, and salinity. The
consulting biologist shall review soil conditions prior to grading to ensure that
optimal soils are present in revegetation areas.

3. Backfill holes with loose soil material amended with appropriate nutrients, as
determined by soil analysis.

6. Mass deep tillage of the soil may be an alternative to augering of individual
plant holes. The consulting biologist shall determine the appropriate
technique for various areas. The time between soil preparation and planting
must be minimized to prevent drying and hardening of the prepared soil.
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4.

Table 9
Selected Plants for Use in Revegetation

Trees for Riparian Weodland

Platanus racemosa Western Sycamore 2,3
Populus fremontii Fremont Cottonwood 1,2,3
Quercus agrifolia Coast Live Oak 2

Salix pooddingii Black Willow 1,2,3

Salix hindslana Sandbar Willow 1,2,3

salix lasvagata Polished Willow 1,2,3

Sallx lasiandra Red Willow 1,2,3
Salix lasiolepis Arroyo Willow 1,2,3

shrubs for Riparian Woadland

Amorpha fruticosa False Indigo bush 2
Artemisia douglasiana Western Mugwort 2,4
Artemisia paimerl Paimer Sagebrush 2,4
Baccharis glutinosa Mule Fat 3,4

Clematis lasiantha (vine) Pipestern Clematis 2
Hymenoclea monogyra Cheesebush &

Iva hayesiana San Diego Poverty Weed 2
Fosa californica California Rose 2,3

R.ubus ursinus California Blackberry 2,3
Salix hindsiana Sandbar Willow 1,2,3
Solanum douglasii White Nightshade 2

Vitis girdiana (vine) Desert Grape 2

“Perennials for Freshwater Marsh

Alisma trivale Common Water Plantain

Anemaopsis caliil:rrtl;ica Yerba Monsa 3

Carex spissa San Diego Sedge 3

ms;Lr:utuﬁ Spiny Rush 3

Mimulus cardinalis Scarlet Monkey Flower 3

Phragmites communis Common Reed

Psoralea macrostachya Leather Root 3

Scirpus acutus Hard-stem Bulrush 3

Scirpus americanus Three-Square 3

Scirpus ornicus California Bulrush 3

Scirpus olneyl Olney's Bulrush 3

Scirpus robustus Pacific Coast Bulrush 2,3

r{l&ﬁgranﬂ:m:arpum Broad-fruited Bur-reed &
ypha spp. Cattail 3

Annuals and Herbaceous Perennials for Riparian Woodland, Buffer and
Landscape Setback Plantings

Camissonia cheiranthifolia ssp. suffruticosa® Primrose
Eremocarpus setigerus Doveweed
Ermgnnum parvilolium (s) Buckwheat
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Table 9 [Continued)

Eschscholzia californica (s) California poppy
Helianthus annuus (s) sunflower

Lotus scoparius (s) Deerweed

Lupinus bicolor (5) Lupine

Lupinus succulentus (s) Lupine

Nemophila menziesli (s) Baby blue-eyes
Oenothera hookerl (s) Evening primrose
Phacelia tanacetifolia (s) Phacelia

Plantago insularis (s) Plantain

Sisyrinchium bellum (s) Blue-eyed grass

5. Shrubs for Buffer and Landscape Sethack Plantings

Atriplex lentiformis Quail Brush 2,4
Baccharis pilularis var,
consanguinea Coyote Bush 2,3,4
Ceanothus spp. Ceanothus 2
Cercocarpus minutiflorus Smooth Mountain-Mahogony 2
Clematis pauciilora (vine) Virgin's Bower 2
Emarmtqpl'l.rlls J'Fttrsihli,_a.'ﬂummer Holly 2
Elymus condensatus Giant Wild Rye 3,5
remontodendron mexicanum 2
Haplopappus squarrosus sawtooth Goldenbush &
Haplopappus venetus [socoma
Heteromeles arbutifolia Toyon 2,3,4
Keckiella cordifolia Heartleaf Bush Fenstemon 2
onicera subspicata Southern Honeysuckle 2,3
Malacothamnus fasciculatus Globemallow 3
Mimulus puniceus Red-Bush Monkey-Flower 2
Penstemon spectabilis Showy Penstemon &
Prunus ilicﬂfﬁa Hollyleaf Cherry 2
Prunus Iyonl Catalina Cherry 2
Euurcus umosa Scrub Oak 2
Rhamnus crocea Redberry 2
Rhus integrifolia Lemonade Berry 2
. hus mahugarhush 2
Rhus trilobata Basketvine 2
Sambucus l_n;ttzxif;ana Mexican Elderberry 2,3,4
Yucca schidigera Mojave Yucca 2
Other non-weedy native or exotic species consistent
with a naturalistic landscape.

6. Trees for Buffer and Landscape Setback Plantings

Alnus rhombilolia White Alder

Quercus agrifolia Coast Live Oak
Platanus racemosa Western Sycamore
Populus fremontil Fremont Cottonwood

Legend: Il = planted as slips 3 = planted as rooted cuttings
2 = planted as container or plugs
stock 4 = planted as seed
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Maintenance

o Irrigation

A temporary irrigation system will be necessary to establish plant material in the
riparian woodland and buffer areas. Depending upon the time of year the
[reshwater marshes may also require some supplemental watering. A drip
irrigation system approved by the consul ting biologist should be used in the riparian
woodland and buffer areas so that deep penetration of the root system is
encouraged and permanent (non-irrigated) establishment Is more likely. Plants
should be tested for establishment after an appropriate period of months by
withholding water to a test block in each habitat. If wilting or other drought-
related stress occurs, Irrigation must be resumed until such time as all the plant
stock is self-sulficient. The time it takes for varlous plant species to become
established will vary.

o Weed Control

MNoxious and invasive weeds such as giant reed and castor bean must not be allowed
to invade the revegetation site, as their presence will adversely affect habitat
quality and aesthetic appearance. These .weeds should be treated with an
environmentally safe herbicide suitable for use in wetland habitats.~ The biological
consul tant should be consulted in this matter.

a Replacement

During the first five years, all trees .and.shrubs lost to vandalism," disease,
underwatering, flooding, etc., shall be replaced in-kind or. with a suitable replace-
ment (with approval of the biological consultant). Replacement applies ‘only to
newly created or enhanced wetlands, not. to existing habitat, unless revegetation
elsewhere has affected existing habitat.

o Foutine Malntenance

Routine maintenance will be conducted at the project site. It will consist of three
elements: 1) Bio/landscaping; 2) Hydraulic efficiency; and 3) Aesthetic.

The Bio/landscaping aspect will relate directly to the monitoring and meEhagement
of the riverine vegetation. Specifically, routine irrigation, replacement of any
dead plants (unless the biclogist indicates otherwise), vegetation removal to
establish intended patchiness, soil preparation, control of pest species, weed
removal, or measures taken to correct human intrusion problems, such as new
fencing, signing or buffer plantings. Irrigation will be maintained at a level
specified by a certified landscape architect or the biological consultant to ensure
success of the revegetation effort. This may require a system of valves of
dif ferential emitters.

The hydraulic efficiency of the new channel must be malntained to ensure the 100-
year flood flow of 49,000 cfs. If maintenance dredging is necesary, it should be
confined to the open water areas of the channel and initiated by the decision of the
City's Engineering and Development Department and the Army Corps of Engineers.
Mo dredging shall occur without prior approval of appropriate agencies.
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Aesthetic maintenance will consist mostly of trash clean-up and repair of walkways
and will be key to the Revegetation Plan with regard to attractive, practical
vegetation. Dead plants will be removed (if indicated by the biologist) and new
ones replanted.

The overall maintenance aspect of this plan can be carried out rather routinely
each year as needed but should be managed carefully to avoid "manicurization” of
the habitat areas, but at the same time, meet the visual needs of the adjacent
developments.

Implementation

Perlormance of the management plan will be secured by the applicant in a manner
satisfactory to the reviewing agencies.

According to the 5an Diege River Wetlands Management Plan, mitigation of
impacts to wetland resources should eccur at the time those impacts take place.
Impacts to wetland resources within the Atlas property holdings along the San
Diego River may- take place at several different times. This is especially true
when the proposed road improvements, Light Rail Transit (LRT) line and other
developments north of the river are considered. ' Implementation of the revegeta-
tion plan will, however, take place in conjunction with construction of the Town
and Country site flood control improvements. - The described improvements will be
constructed at Atlas cost and expense concurrently with the development of Phase
Two ol the Town and Country 'site.provided, however, that if Atlas proposes
development in the 100-year floodway as a part of Phase One of the development
of the Town and Country site, the river improvements and revegetation plan will be
implemented concurrently with Phase One. Atlas Hotels, Inc. will bond for the
river channel improvements including the revegetation plan, or provide other
assurance of funding acceptable to ‘the City, prior to the issuance of building
permits for the Town and Country Phase One development.  Atlas may seek to
establish one or more - assessment districts for the purpose of financing the
construction of the river improvements, Iincluding the revegetation plan and other
public amenities adjacent to the river, and the City shall assist Atlas in
establishing such assessment districts.

Monitoring of the Revegetation Program

The success of the revegetation plan will be monitored by a biological consultant.
The establishment of mature vegetation and restoration of habitat value will
require a number of years and the monitoring program is designed to assess the
progress of the vegetation effort and enable any necessary modifications to be
made in a timely manner. A generalized discussion of the basic components of the
monitering methodology is provided. The following factors will be evaluated:

o  Foliage density and diversity

o Foliage patchiness

o ' Plant growth rate and mortability (species-specific)

a Water flow and surface elevation
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Habitat density and diversity

The period of monitoring will be five growing seasons, beginning with the
first spring alter revegetation.

Documentation will consist of color aerial photography,; habitat mapping, and
vegetation sampling. Through the first 2 years after revegetation, field visits
should be monthly and reports to EQD should be quarterly. In the 3rd, 4th,
and 5th years, the visits should be bi-monthly (6 per year), and reports should
be bi-annual (2 per year).

1.

r

4.

-

6.

Aerial photography at 1" = 200" scale, flown by.a professional .service,
with a 9" x 9" format. One set of stereo pairs will be taken in the late
spring or early summer of each year.

Habitat mapping on 1"'= 200" scale, from the aerial photographs and
field 'visits. Prepare habitat maps monthly. -Censusing will be done
according to seasons on the basis of phenology and the timing of nesting
and migration; censusing will take place on at-least five different days
distributed throughout each season of sampling.

Vegetation sampling. - The purpose.will. be to.document growth and
survival. Field measurements to assess the progress of the vegetation
development will be made on'a semi-annual basis in May.or June and
again in August or September until the vegetation has stabalized. as
determined by the biological consultant, at which time. measurements
may be reduced to annually.

a. Measure -growth of tree species — height,.canopy diameters, and
trunk diameter. Sample-size should be sufficiently large to be
statistically significant (eliminate large standard deviations).

b. Survivorship of planted stock by .direct count within permanent
plots. Plot size will be representative and selected to -yield a
sufficiently large sample size. This may require counts of all
planted specimens. Stratify according to habitat, soil differences,
water level differences, and other if necessary.

Cs Document results with color slides (for the project file) and prints
(Lor the quarterly reports).

Landforms. Describe the stability or failure of original and constructed
landforms, as well as soil limitations to plant growth.

Irrigation system. Describe the functioning of this system.

Weed control. Describe the growth of pest plants.

Reporting will be done quarterly to EQD using a standard scientific [ormat.
Discuss revegetation progress, failures, and success of corrective actiorns that
were recommended in earlier reports.
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o Recommendations: In each quarterly report, identify specific corrective
actions which should be undertaken. In the final report, identity specilic
corrective actions which remain to be undertaken in order to complete
successful revegetation. Reports will contain a sufficient amount of data to
support conclusions and recommendations but will emphasize analysis and
conclusions.

o  Bielogical Consultant Selection: The consultant or consultant team will be
selected by Atlas Hotels, Inc. but must be approved by the City's Environ-
mental Quality Divison. It is preferable for the same consultant to be
retained for the duration of the monitoring period.

Assurance of Mitigation, Maintenance, and Monitoring

In order for the revegetation effort to be effective, the City of 5an Diego, the
owner, landscape architect, a landscape contractor and a biological consultant
must be Involved with each other for a period of five years. Atlas Hotels will be
responsible for Implementing the revegetation plan and maintaining and monitoring
the revegetation plan for a period of five years, with the City serving as a review
agency. Regular and consistent monitoring of the revegetated areas, and semi-
annual reports quantifying the relative success of the plantings and wildlife use will
also be required. This work will be conducted by a qualified biclogist. The
biological consultant will also approve the type and quality of plant stock prior to
planting. It is very important that the biclogical consultant and the landscape
contractor be genuinely committed to seeing the revegetation work through to its
successful completion. The completion of this program will be in accordance with
the requirements of the Wetlands Management Plan. After the five year period,
Atlas Hotels, Inc. will participate in 2 maintenance district to be formed to provide
future maintenance of the channel and wetland habitats in perpetuity.

E. RIVER CRIENTATION AND PROPOSED OPEM SPACE USES

Several features have been incorporated into the design of the Town and Country
and Hanalei Hotel sites to encourage river orientation and definition of the river
corrider as natural and useable open~space. In order to essentially shilt the
orientation of the Town and Country site from Hotel Circle North te the river, a
pedestrian promenade, plaza, and other public uses including a restaurant and
lounge with outdoor dining have been incorporated into the design of the Town and
Country site adjacent to the river. The existing pedestrian bridge across the pilot
channel will be reconstructed as a pedestrian/bicycle bridge to provide access to
Fashion Valley and the LRT station. Pedestrian links are provided throughout the
Town and Country site to the river and the pedestrian sidewalks within streetscape
areas to encourage use and enjoyment of the pedestrian plaza.

A pedestrian plaza has also been incorporated into the design of the Hanalei Hotel
site to provide river orientation. A meandering pedestrian/bicycle pathway will be
developed adjacent to the river and may be located within the 30-foot to 50-
foot bulfer area. The pedestrian/bicycle pathway will provide a link to the adjacent
Hanalel Tower site.
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Open space uses ol the river corridor will consist primarily of opportunities for
walking and riding bicycles along the river. The pedestrian plazas will offer
opportunities for sitting and enjoying views of the river.

Specific criteria for the development ol the river corridor are contained in the
Urban Design element of this specific plan.
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¥. URBAN DESIGN ELEMENT

A. OBJECTIYES

The purpose of this urban design element is to encourage and ensure, to the extent

sible, the creation of a quality urban landscape. The wvarious elements of the
urban landscape include not only the planted landscape, but structures, roads,
buildings, the land itself and perhaps most importantly, the people. A city is
interaction; creating this |n!‘.-|:ract:m, as well ‘as providing for other human needs
such as aesthetics, prwacr and quiet, is a primary purpose of this urban design
element.

The river, the distant mountains, the freeway, the. Presidio, the hotels, the crowds
of busy peaplg,, the valley slopes; these are the obvious ptrcepﬂnm and elements
one feels within and around the Atlas Sp-m:iﬂ: Plan area.” What was ence a rich
agricultural valley has now become one of the urban centers of San Diego. The
Atlas Specific Plan area, or basically that area between Taylor Street and State
Route &3, has become known as "Hotel Circle”. The Atlas Specific Plan area has
great potential for the creation of a unified and exciting multiple use development.
The elements needed to fulfill this potential already exist. What is required is a
logical, creatlve and organlzed set of design criteria to help guide development in
the planning area to its ultimate potential. Design guldelines are incorporated into
this urban design element that will ensure the creation of a quality urban
landscape.

There .are three major factors which affect the spatial character of the Atlas
Specific Plan area. (‘These three factors arg the principal reasons the “space” is
perceived as it is, - The design ol the Atlas Specific-Plan -area emphasizes the
relationships to and between these elements. The three major factors are:

o The River: The central focus of .the Atlas Specilic Plan area is Its
relationship with the river. A s;.'fnh-nllc statement indicating the wunion
between a very natural element, the river, and a highly urbanized and built
environment would be ide=al for those sites adjacent to the river. The river,
by specific design treatment, will provide a transition between man and
"nature", and provide a very necessary unifying element for the project. The
river, along with the freeway, becomes the thread, so to speak, that holds the
Atlas Specific Plan area fabric together.

o The Valley Slopes:  The integrity of the -natural Mission Valley topography
will not be affected by the Atlas Specific Plan proposed deslign. On those
projects which are adjacent to natural hillside areas along the southerly
slopes of Mission Yalley, in particular the Mission Valley Inn site, careful and
sensitive architectural design will maintain the integrity of the valley walls
by respecting the topography and integrating the forms of the building into
the hillside. Site design, architectural design and site grading on the Mission
Valley Inn site will be consistent with the requirements of the Mission Valley
Community Plan to ensure sensitive site design and the retention of
significant views of the Mission Yalley hillside.
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As shown on Figure 22, Hillsides, none of the Atlas sites except the Mission
Grove Olffice Park and Mission Valley Inn sites are aflected by slopes steeper
than 25%. The Mission Valley Inn site contains relatively little steep land,
and no development is proposed on the hillside. The Mission Grove Office
Park also contains relatively little steep land and no additional development
is proposed. Both the Mission Grove Office Park and Mission Valley Inn sites
are subject to hillside review (HR) as per the requirements of City Ordinance
16523,

o The Freeway: Most people perceive the Atlas Specilic Plan area while on the
nterstate 8 freeway. It is one of the most travelled sections of freeway in
S5an Diego. The freeway, however, need not be considered a constraint. In
fact, as previously mentioned, along with the river the freeway actd as one of
the unifying elements, a "thread” that holds the urban design fabric of the
area together. A key to the successful design of the Atlas Specific Plan arca
Is recognizing the importance and design possibilities the freeway possesses.
The specific plan responds to the design opportunities offered by the freeway
corridor by suggesting a skyline theme planting of palm trees (Washingtonia
robusta). These palm tree plantings would visually accentuate the freeway
corridor and emphasize its importance in uniting the spatial relationships of
Mission Valley. A more detailed discussion of the freeway's planting
treatment can be found in the Streetscape guidelines.

The river, the valley slopes, the freeway: these are the predominant environmental
factors whose relationships affect the Atlas Specilic Plan area. In addition to
these, however, the "urban character” created within each individual site will
emphasize and reinforce several key design elements.
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Views: The planning area presents two principal "positive" view types;
background views and middle-ground views. The background views occur in
an east-west direction toward the distant hills and mountains (i.e., Cowles
Mountain) and present a pleasant visual backdrop. The valley walls, in
particular the north facing slopes on the south side of the valley, provide
middle-ground views and a much needed "green belt" that softens the
intensity of the existing urban landscape. The main objectives of the
streetscape and urban design guidelines are to preserve and reinforce the
positive background and middle-ground views while mitigating and enhancing
foreground views.

Grading: When grading is required, several smaller pads rather than a few
large pads will be created. This will maximize view opportunities from
within the sites and minimize large slopes, thus enhancing the views from
outside the planning area.

Open Space: The creation of quality open space is of prime importance.
here exists in the plan three basic types of open space. The first type is

"natural open space” which consists of the river corridor and the undisturbed
hillsides south of Hotel Circle. The second type is "useable open space”. This
includes the river bulfer and any designated park-like or plaza areas adjacent
to the river. The third type is "project open space”. This includes areas such
as setbacks, project entries and internal project plazas, walks, etc.

Bullding Form and Mass: To provide quality open space, the buildings which

-delineate open space areas should have an orientation, form, massing, and
exterior finish . which .enhance the visual, aesthetic and psychological
character of the open space areas. Projects which are adjacent to the river
corridor should locate their tallest buildings, er buildings with the largest
mass, away from the river corridor. Where buildings front on the river
corridor they should be terraced back on each successive bullding story to
provide a transition toward river corridor open space. A consistent design
theme for building design, landscaping and signage should be developed for
the entire specific plan area giving it a unique and easily recognizable
identity. Although specific architectural themes will vary at each site, the
general design criteria outlined in the Mission Valley Community Plan will be
utilized. Reference is made to the design principles for hillside areas and to
criteria identified for development in river areas as included In the Mission
Valley Community Plan. Signage criteria is identified in the signage and
street graphics sections of this specific plan.

Analysis of the specific plan area based on the environmental factors and
key design elements -previously mentioned resulted in the establishment of
several major development goals. In summary, they are:

o Maintain the visibility of the hotels, restaurants and offices along the
freeway corridor from the freeway corridor.

o Establish a pedestrian linkage network between the proposed LRT
stations and the proposed Atlas developments by providing pedestrian
sidewalks and/or bicycle paths or lanes along project vehicular cotridors
and on both sides of the river. Since the specific plan area, has some
unique site design constraints, pedesterian sidewalks, bikeways, bulfer
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areas and landscaping are graphically documented with each specific
site recommendation. Where exceptions from established design
standards are proposed, alternate design criteria is specified.

o Develop major gateways at the eastern and western ends of Hotel
Circle. Gateways can be formed by natural geologic features, building
massing and placement, andfor distinctive landscape dmrelnpment.
Refer to the specific site development criteria for the Town and
Eumtr;r, Hanalei Hotel and Hanalei Tower sites.

o Maintain the integrity of the hillsides through natural contour grading
and revegetating larger manufactured slopes with native compatible
plant material.

o Provide & relationship to the river by orienting development and
pedestrian activity areas to the river.

Maintain and enhance the river corridor as an open space corridor.
Provide theme entries to the individual project sites.

Maximize distant views,

o a o ©

Create a ?i:uallr' continous streetscape along Hotel Circle North and
South which upgrades and enhances foreground views through street
improvements which improve pedestrian access and landscaping.

These major goals are graphically summarized on Figure 23.

Design Concepts and Criteria

The [ollowing design concepts, design criteria and development standagds will
regulate and guide future development. The basic objective will be to create a
visually and functionally integrated urban environment fulfilling the major develop-
ment goals previously discussed, The guldelines presented herein are not intended
to be inflexible. Each individual site within the Atlas Specific Plan area will be
developed during different periods. Economics, technology, and markets are
constantly changing. A design element should provide room for alternatives in
order to properly address changing economic and social conditions. These criteria
will provide a basic framework for directing the creation of the ultimate plan. '

The Atlas Specific Plan area contains a combination of properties. The General
Design Criteria in Section V.B. which follow are prepared to address the problems
of overall continuity and quality of urban design solutions. The general criteria
address the design performance levels expected for the entire specilic plan area.
The general criteria will provide for an overall urban design framework within
which individual sites may be developed. The implementation of the concepts and
criteria contained in the eleven categories covered in the General Design Criteria
will provide a commen urban design fabric which will unify and link individual
development sites. The General Design Criteria include:

1. Land Uise Criteria
r.8 Circulation System Criteria

3.  Streetscape Criteria
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. 5ite Planning Criteria

5. River Corridor Criteria

6. Landiorm Alteration Criteria

7. Open Space and R ecreation Criteria
&.  Planting Criteria

9. Architectural Criteria

10. Visual Criteria

11. Energy and Conservation Criteria

Site Specitic Design Criteria are contained in Section V.C. These criteria provide
detailed design ‘performance for each of the proposed development sites and
existing developed sites owned and controlled by Atlas Hotels. The site specific
criteria respond to the unique physical features on each of the Atlas sites. The site
specific criteria, while responding to the physical features of the seven sites, also
provide for their integration with a linkage to the overall site development
categories in Section V. B. Site specific design eriteria have been prepared for the
following sites:

. Town and Country

2 Hanalei Tower

3. Hanalei Hotel

4.  Mission Grove Qffice Park

5 King's Inn

6.  Mission Valley Inn

The seventh site, the 3.70 acre Evelyn Terrace site, is being reserved for
irrevocable dedication to the City, at no cost to the City, for the right-df-way for
the proposed future interchange at Interstate 8 prier to the issuance of building
permits for the Hanalel Tower site. No site specific design criteria have been
prepared for this site. If the interchange has not been constructed within 10 years
after adoption of the Atlas Specific Plan, the City shall allow Atlas to proceed

with the redevelopment of the Mission Valley Inn site as provided in this Specilic
Plan as if the interchange was in place.
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B. GENERAL DESIGN CONCEPTS AND CRITERIA

I. Land Use

The basic themes for the land uses within the Atlas Specific Plan area have been
established as predominantly tourist-related with some office uses as shown In
Figure 25, The Atlas Specific Plan land uses would remain within this basic
established framework and would be consistent with the existing land use pattern
which s "multiple use" oriented. Hotels, office buildings, residential
condoeminiums, and golf courses presently occur adjacent to each other, providing a
sense of excitement to the area as well as helping to mitigate traffic congestion
during peak hours. Proper land use planning and urban design applied
conscientiously and effectively can result in a proposed project area design that
unifies, is aesthetically pleasing, mitigates environmental and planning concerns,
and retains a multiple use concept which provides exciting spaces for human
enjoyment.

Concepts and Criteria

o Integrated multiple-use development shall be encouraged on those sites where
it is possible from an economic peint of view.

o Developments along the river corridor have at least two orlentations; one to
the river, and the other to the freeway and hotel circle. Improvements
within those parcels shall be site-planned to respect both these important
orientations. Service access and utility areas are not appropriate uses for
either frontage.

o A sense of community shall be maintained within the entire area. Adjacent
compatible developments should not separate themselves from each other,
but rather an attempt should be made to integrate, to the best extent
possible, these adjacent wuses. Integration of adjacent compatible
developments can be partially achieved through the implementation of the
pedestrian circulation and streetscape improvements contained in the general
concepts and criteria,

o In general, the area should be considered an urban area and not a suburban
area. This creates, however, some difficulty in integrating a highly urban
situation with a highly natural one, the river. Improvements within those
parcels adjacent to the river shall, at least symbolically, reflect as much of
the river environment as possible within the interior of the site. In this way,
a sensitive and subtle transition will occur between river, structure, and the
freeway corridor. For example, utilizing riparian trees and water elements
around a central courtyard or plaza could be one way to reflect a site's
proximity te the river.
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] City-wide 'regulations, CalTrans Design Criteria, and the Misslon Valley
Community Plan Design Criteria for landscaping, pedestrian walks, bikeways,
signage and planned development regulations shall be the minimum standard
unless modified by this specific plan.

2 Circulation System Concepts and Criteria

People movement within the planning area will occur in a variety of ways; either
by light rail public transit, by bus, by automobile, by intra-valley shuttle, by
bicycle or by foot. Frequently these various transportation methods are conceived
separately, with little thought given to their interrelationships. Because of the
highly urbanized nature and character of /the Atlas Specific Plan area, the
individual transportation systems must carefully interrelate. Concepts and criteria
for the light rail, bus, automobile (including service, emergency, and parking),
bicycle and pedestrian systems are Included in this section. A more detailed
discussion is included in Section V1, Transportation Element.

(a) Light Rail Public Transit

A preferred LRT alignment for the Mission Valley area, Including station locations,
has been adopted by the Metropolitan Transit Development Board (MTDB). Two
transit stations are shown in the adopted alignment In the vicinity of the Atlas
Specific Plan area - one adjacent to the Town and Country site north of the river
and another north of the river within the Levi-Cushman Specific Plan area. The
anticipated alignment for the LRT in the Mission Valley area Is located on property
not owned by Atlas Hotels, Inc.

The light rail transit (LRT) 'system will most likely be im:nrpnrattd along an
east/west alignment along the northern boundary ‘of the river. The precise
alignment will be determined by the Metropolitan Transit Development Board and
has yet to be finalized. However, in order to provide for the LRT line, thr_-
following shall be considered:

@  An LRT station should be located immediately north of the Town and Country
site and the river. In this way, the station would better serve the high
density Town and Country site as well as the busy Fashion Valley Shopping
Center. Atlas Hotels, Inc. will fund construction of an at-grade LRT station
and at-grade LRT facility the length of the Town and Country propérty, with
funding provided as required to meet the MTDB construction schedule. Atlas
will bond for these I:mprm-cmznts. or will provide other assurance of funding
acceptable to MTDB, prior to the issuance by the City of building permits for
Phase One of the development of the Town and Country site, Access to the
station shall be provided by a pedestrian/bicycle bridge extending from the
Town and Country site across the river. The bridge will be elevated above
the 100-year flood elevation and shall be of sulficient height to pass debris
during the 100-year flood with a minimum of 2 feet of {ree board. The bridge
will connect with the sidewalk along the south side of Camino de la Reina.
An at-grade pedestrian crossing shall be provided across Camino de la Reina
to the LRT station at a new signalized Intersection of Camino de la Reina
and a new Fashion Valley Shopping Center parking access road. In the event
that a signalized intersection is infeasible, a grade separated pedestrian
crossing shall be provided over Camino de la Reina and to the LRT station as
approved by the City Planning Director and City Engineer.
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(b)

Another LRT station should be located north of the river along Via Las
Cumbres within the Levi-Cushman Specific Plan area. This location would
allow for easy access and a central location for the users In the western end
of the valley.

The LRT line shall be located above the 100-year flood level. This will
require that the LRT line be constructed on .an elevated bridge type
structure. Atlas Hotels, Inc. will provide funds to MTDB for construction of
an at-grade facility adjacent to the Town and Country site.

Yehicular and pedestrian at-grade crossings with the LRT line shall be
prohibited except at signalized intersections.

LRT Station Locatlons

Bus and Intra-Valley Shuttle

Bus and Shuttle Route Considerations:

Hotel Circle and Fashion Valley Road are identified as major bus or shuttle
transportation routes serving the Atlas Specific Plan area. Bus stop areas shall be

located at points which give the greatest walk-in access possibilities and interface
with the LRT stations.

a

Bus stops shall be designed to be integrated into building or pedestrian areas,
streetscapes and urban plazas in order to provide easy pedestrian access from
bus stop to destination. These facilities shall be designed to maximize
security features and shall be located in proximity to both traffic signals and
pedestrian crosswalks, in order to provide for ease of ingress for buses and
ease of access for pedestrians.

If not integrated into a building, bus stops shall incorporate a shelter into
their design. Bus stops shall be colorful, properly signed, and readily
identifiable to both pedestrian and rider.
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{c)

Provide bus drop-ofis at bus and shuttle stops.

Intra-valley shuttle stops shall be provided for each of the Atlas Hotel sites
already developed or proposed for development. The shuttle stops will be
provided adjacent to building lobbies or within expanded sidewalk paving
areas in the Hotel Circle Morth and South Streetscapes. Atlas Hotels, Inc.
will fund and operate an intra-valley shuttle to transport hotel guests, olfice
employees and the general public between the Atlas Specific Plan sites and
S5an Diego Lindbergh Field.

Automoblle Considerations

There are three distinctive types of automobile circulation systems; public
systems, service systems, and emergency/police systems. The routes traveled by
these are not necessarily the same. Most of the concepts specified herein
integrate and consider the need for this distinction. The following concepts and
criteria also include parking areas,

o

Emergency (police, fire, and ambulance) services shall have complete access
to structures as required by 5an Diege safety codes. Superblock areas
{i.e. Town and Country), plazas and mall areas shall allow for emergency
access, Consideration shall therefore be given to limiting the use of steps,
steep ramps, and walls within these predominately pedestrian areas. Remov-
able bollards, requiring minimum paving widths of 12 feet, and minimum
turning radii shall be considered in the final design of these areas.

Driveway entrances into parking areas shall be minimized in order to avoid
breaking the pedestrian continuity of the sidewalk areas, especially along
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Hotel Circle. If possible, these access points could be minimized by providing
shared driveways at property lines. Care should be taken, however, that
other urban design features, such as linear plazas and visual corridors are not
compromised by these driveways. Also, too few driveways can cause
congestion if a blockage occurs.

Automobile driveways shall be carefully designed with the pedestrian crossing
in mind. The driveway width shall be minimized and a patterned surface
should be included to visually accent the pedestrian right-of-way.

At sites where additional development is proposed, and at sites which may be
proposed to be redeveloped in the future, a minimum of 75% of all required
parking shall be provided in architecturally integrated structures. The
remaining 25 percent may be in surface parking areas. These surface parking
areas shall have a minimum of 10 percent of the interior area (excluding the
landscape setback buffer adjacent to major streets) landscaped, and should be
designed to screen parked vehicles from view of the adjacent street,

Parking on roofs of structures shall be restricted. For each site, 30% of the
parking structure roofs shall be reserved for recreational facilities or
screened {rom view by the use of trellis or other screening structures. In all
cases, a minimum of 10% of each parking structure roof shall be reserved for
recreational facilities or screened from view by the use of trellis or other
screening structures or landscaping.

Large-parking areas shall feed off of an internal project street rather than a
public arterial .street area. In that manner, ingress and egress is simplified
and the project provides drive up and drop off access as well as parking.

Multiple-use areas within the same parcel of land may be considered for
lower parking ratios than single use parcels. In order to obtain the lower
overall parking ratios, an evaluation of peak use has to be made, as well as a
specific review of the parking areas, their access and design in relation to
buildings during each specific project permit process.  Any requests for
shared parking shall be based on ULl guidelines and approved by the
Engineering and Development Department and Planning Department of the
City.

Surface pariing areas shall, wherever possible, be screened from view of the
public right-of-way by walls, berms or combination. Surface parking areas
shall meet City-wide parking and landscaping regulations and shall be
landscaped with broad canopy, long lived, evergreen trees.

Large surface parking areas shall be constructed slightly below the grade of
adjacent streets whenever {easible, particularly when visibility of the struc-
tures beyond is desired and berms are not appropriate,

Parking facilities shall be designed to ensure proper access and shall
generally be specified for use by residents, employees, customers, visitors,
goods deliveries and/or the handicapped.

Parking facilities shall be designed to be adequate for both initial develop-

ment and future expansion of land uses in terms of size and intensity. For
example, initial parking facilities could be surface lots capable of eventually

3-14



(d)

accommeodating parking structures. Surface lots could also reserve land for
future development.

Parking aleng major public streets shall be prohibited.

The use of public rights-ol-way for the loading and unloading of goods by
providing adequate delivery areas shall be prohibited.

Off-street loading and unloading bays shall be provided for new commercial
developments.

Bicycle Considerations

Bicycle paths provide an energy efficient alternative to the automobile and help to
link commercial, residential, office, hotel, and open space uses.

o

(e)

A combined pedestrian/bikeway shall be included along the south side of the
river.

Bikeway design standards shall reflect those presently adopted by the City,
CalTrans, and the Misslon Valley Community Plan.

The minimum paved width for a shared pedestrian/bicycle path shall be 10
feet.

A minimum 2-feot horizontal clearance to obstructions shall be provided
adjacent to the pavement.

The vertical clearance to obstructions across the clear width of the path shall
be a minimum of § feet.

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

Uniform signs, markings, and tralfic control devices are mandatory and shall
conform to the requirements of 5tate law.

All bicycle pathways shall have adequate lighting and signing to provide for
the safety of the users,

Office and hotel projects shall provide secure bike racks, bicycle parking
facilities and other facilities to encourage bicycle use. Such facilities should
be provided in accordance with City of San Diego regulations or guidelines
pertaining to bicycle parking and related facilities.

Hotels shall be encouraged to provide bicycle rental facilities within their
respective complexes.

Pedestrian Considerations

The San Diego River environment provides an excellent opportunity for utilizing an
extensive local and regional system of trails and walkways. As the area grows, the



dependence on the authomobile could be minimized by encouraging pedestrian
circulation. The following concepts and criteria shall be followed as closely as
possible to ensure a successful pedestrian circulation system.

i

Major linkages and plazas shall reflect the urban character of the sites while
providing a transition with the riparian elements of the nearby river.

Pedestrian sidewalk and parkway criteria, except where noted in this specific
plan, shall conform to the Implementation Guidelines of the Mission Valley
Community Plan which establishes sidewalk and parkway widths based on the
adjacent street classifications as follows:

- Major streets or arterials: 10-foot clear corridor sidewalk
&-foot parkway

= 3-4 lane collector streets: -foot clear corridor sidewalk
6-loot parkway

- 2 lane collector streest; t-foot clear corridor sidewalk
5-foot parkway

Sidewalks should have adjacent pedestrian amenities such as benches and
mini-plazas. Parkways shall incorperate a consistent street tree concept
within their design to provide an inviting and "walkable" space. Project
interior walkway widths of 10 feet to 20 feet and urban plazas should be
considered within the interior of high intensity projects.

Where insufficient rights-of-way or physical site constraints (ie. severe grade
changes or physical conditions such as existing buildings} preclude the
installation -of the prescribed sidewalk and parkway widths, alternative
streetscape sections may be considered. Alternative streetscape sections and
exceptions to the community-wide criteria shall be subject to the approval of
the City Planning Director.

Pedestrian access shall be provided along the entire length of the river
corridor at the Town and Country and Hanalei Hotel sites. Refer to the river
corridor section of the Urban Design Element and elsewhere in this specific
plan.

Separate internal pedestrian circulation and automobile circulation shall be
provided throughout the specific plan sites wherever possible.

Projects that front on the public street shall provide identifiable pedestrian
access from the street into the project, even in areas where parking lots are
located between the street and the buildings. Pedestrian access shall be
provided through parking lots so as to minimize conflicts between auto-
mobiles and pedestrians.

Urban plazas and other project open areas shall have direct pedestrian links
to either the river corridor or to Hotel Circle pedestrian systems. Where
these pedestrian links must cross parking areas, they shall be constructed of a
paving material consistent with the pedestrian links or urban plazas and
which provide a contrast to parking area paving.
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o On-grade street crossings shall be permitted only in conjunction with major
signalized street intersections. Pedestrian crossings shall be identified
through special paving design. Special paving shall occur only at signalized
intersections and at pedestrian crossings of local streets as determined by the
City Engineer.

o All pedestrian pathways shall have adequate lighting and signing to provide
for the safety of the users.

o Individual site development shall provide linkages between internal project
circulation systems and the overall streetscape sidewalk system.

o Safe and convenient pedestrian movement shall be provided both within and
to and from parking areas.

o Direct pedestrian links from transit stops (bus or LRT) shall be provided to

high activity areas. These pedestrian links shall also relate to the river
corridor.

3.  Streetscape Criteria

The concepts and criteria in this section will be of a more general nature since
most of the elements comprising the streetscape are covered throughout other
sections of this urban design element. However, certain characteristics of .the
streetscape are particularly important.

streetscape philosophy

The streetscape is much more than the sum of the buildings, plantings, paving, and
street furniture that give the street its appearance. The true streetscape
incorporates emotlonal and cultural factors as well as physical factors. All of
these factors contribute to perhaps the most important characteristic, function.

The streetscape must also include people as an element. Human figures as well as
the vehicles they operate, act as kinetic design elements. Frequently, they alone
can create the diversity and variety necessary to energize a space.

A streetscape can be perceived at three levels:

Level 1. From the street as a pedestrian.
Level 2. From the street as a passenger in a vehicle,
Level 3.  From the surrounding or adjacent structures or buildings.

Each level utilizes different criteria for design and quite often all three must be
taken Into consideration, especially in a highly urbanized area. Level three
perceptions and criteria, those derived from the buildings themselves, are usually
guite compatible with the pedestrian experience and the automobile experience.
Levels one and two, however, frequently compete with each other. Because of the
location, scale, perception, and speed differences, the same streetscape scene
utilized for a 40 mile per hour parkway, for example, cannot be repeated and
expected to also function as a pedestrian experience. Visual perception is only one
area where the automobile and pedestrian often do not mix. )
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Streetscape Design Factors
Numerous design techniques and considerations shall be considered when preparing

the final detailed streetscape design for the Atlas Specific Plan area.
include:

coDOoOOoOoO0O0O0O 00000

Available right-of-way
Element of surprise
Communication

MNolse

Interest versus clutter
Lighting

Spontaneity
Geometrics

Height

Scale

Matural light

Grade changes

Public versus private space
Second-level access

Signage (public and private)

o0 959

2]
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These

Physical site constraints
Micro-climate
Lamdmarks

Energy conservation
Indoor/outdoor
relationships

Solt versus hard
landscape

Plant material
Pedestrian/vehicular
separation

Music

Food

Art

The utilization of the various design techniques, coupled with fulfilling the needs of
the community, will result in a streetscape scene that is appropriate, functional
and aesthetically pleasing.

Streetscape Design Elements
The elements of the streetscape can be divided into & basic categories. These are:

(1)

(2)

Street Furniture: Those elements used to comfort, service and direct.

o000 a0oo

Fire hydrants

Phone kiosks and booths
Bicycle racks
Mewspaper racks

Mail boxes

Planters

Tables

0600600

Trash receptacles
Bollards
Seats/benches
Railings, ballustrades

Trese
Drin

ards
ng fountains

Spatial, Yisual and Coverage Elements: The major elements utilized to cre-

ate outdoor spaces.

Qo

Yegetation

- Trees

- Shrubs

- Yines

- Groundcovers
Overhead Structures
- Canopies

- Trellises
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Topography

Walls
Berms
Ramps
Steps
Terraces

Visual/Functional Component:

Screens
Framing



(3)

(4)

(5)

(6)

- Shelters - Terminus points
- Focal points
- Facades
- Utility wires,
antennas, etc.
- Signage

Surfaces: Deals with paving and other surfaces used in streetscape design.

e

Paving (Used as focus, accent, interface, edges)

- Shape

- Texture
- Color

- Size

- Expansion joints
- Quantity and location

Tree grates
Utility covers

Control Elements:

9000

Light standards

Stop lights

Parking signs

Traffic bollards

Other traffic related graphics

atreet Graphics:

o 00000

Directional signs (public and private)

Billboards

Storefront signs

Art

Sculpture

Characteristics include

- Legibility - Flexibility/

- Reading rate changeability
- Location/surroundings - Letter

- Letter style/background - Helights

- Color - Square footage
- Lighting - Symbols

- Sight lines - Confusion on traffic
- Correct copy standards

- Integrated signage

Architectural Elements:

L5 = o [ =

Space articulation (4] Transitions in form and
Forms and shapes scale

Windows o Indoor/outdoor

Views relationships

Energy considerations o Visual connections

Adjacent styles

3-19



Concepts and Criteria

The streetscape design for the Atlas Specific Plan area shall consider the following
concepts and criteria. The concepts presented in this section are general in nature
with more specilic criteria presented lollowing, in the "Hotel Circle Strectscape”
section or in other individual sections, such as landscape concepts and architectural
considerations.

Environmental Goals and Objectives:

a

o

Mitigate climate extremes (seasonal and localized microclimate).

Improve the quality of the environment by utilizing visual, audio, air
and water {eatares.

Minimize adverse wind tunnel effects. Wind studies should be under-
taken on significant projects proposing several high rise buildings
located near each other.

Aesthetic/Sensory Quality Goals and Objectives:

o

Recognize and enhance major views.

Relate the scale and character of the street to adjacent uses.
Provide focal points.

Promote and encourage artistic expression.

Street graphics within the project shall be of consistent type and style.
A comprehensive sign plan shall be prepared for all Atlas Specific Plan
sites and approved by the City prior to planned development permits
being issued.

Public signing for the open areas, river corridor, traffic management
and parking access shall be graphically coordinated. Sign sizes shall be
subdued relative to the other design elements of the project.

Street signing within the project area shall be coordinated in the
graphic design of the signs themselves and In their location. Sign
locations shall be prominent in order to establish a clear directional
identification.

Private development signing shall be coordinated for directional sig-
ning, identifying entrances, etc.

Building identification signs shall emphasize the use of logo designs and
shall be integrated on the building exterior.

Other signs identifying building activities and tenants shall be designed
to fit the structure and design of the building.
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Establish a uniquely urban and Southern California quality to the Atlas
environment while maintaining the "flavor” that is Mission Valley.

- Utilize plant - material that is appreciated visually, environ-
mentally and emotionally.

- Architectural materials and forms shall be compatible with those
in the area as well as being appropriate for the region.

Create an indoorfoutdoor linkage and relationship between major
project interior plazas and the streetscape,

Functional Goals and Objectives

[+

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

Provide barrier-free design amenities for the disabled.

Arrange centers or groupings of activities to facilitate access, minim-
ize conflicts.

Minimize conflicts between circulation systems (pedestrian, autom-
obiles, transit and service) by proper integration between transportation
and circulation systems.

Provide transportation nodes conveniently located so as to efficiently
move people, goods, and vehicles throughout the area.

Provide a pedestrian network that includes spatial and design qualities
that allows the pedestrian to feel that the space was created for him,
not as an afterthought.

Social Goals and Objectives

o

G

Provide an attractive and secure environment for private investment,
Provide for social interaction (group and individual).

Improve communications and reduce visual clutter by proper utilization
of street graphics.

Provide for activities that will bring life into the Mission Valley
strectscapes where [easible; for example, [ood vendors, sidewalk cafes,
and street entertainment.

Hotel Circle Streetscape

The existing streetscape, particularly Hotel Circle, is a haphazard collection of
random elements which results in an Incongruous street scene that adds to the
visual confusion of the area. The following section focuses on the Hotel Circle
streetscape. Atlas will not improve the entire Hotel Circle, but only those areas
immediately adjacent to its properties.
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Several major problems have been identilied with the existing Hotel Circle street
scene. Although the following identilied problems have a negative impact on the
Hotel Circle streetscape, the solutions will take some time ‘to evolve. It is not
proposed that the problems be immediately corrected. Rather, a long term
improvement program should be established. The major problems are:

o]

Certain physical site constraints such as topography or the lecation of
existing improvements such as buildings, walls, utilities, or driveways,
make expansion or improvement of streetscape areas to the optimum
standards established by the Mission Valley Community Plan difficult if
not impossible.

Discontinous p:dts.'tria.n sidewalks occur typically throughout the area.
There is an emphasis on vehicular circulation.

There is a de-emphasls on pedestrian circulation.

Overhead utility lines are visually objectionable.

Too much variety in plant material with no consistent frame.

Utility structures such as electrical transformers and telephone equip-
ment create visual clutter within the perceived streetscape.

The freeway side of the Hotel Circle right-of-way is relatively barren.

There is informational overload due to the number and design of the

.Street graphics,

The cumulative effect of street lights, parking lot lights, commercial
signs, flag poles, traffic signs, utility poles, and single palm trees,
creates a busy and cluttered urban forest of "poles”.

Conversely, some positive aspects of the existing streetscape have been ldentified.

They are:

e ]

Light standards have good visual quality, detail, and arg.generally
regularly spaced. The night scene, therefore, appears more cohesive.

The planting within the freeway right-ol-way is well planned and
maintained.

The proximity and views of the southern valley slopes help soften the
harshness of the existing streetscape.

Design Criteria for the Hotel Circle Streetscape

In addition to the general streetscape criteria previously mentioned, the following
specilic streetscape criteria shall be followed for Hotel Circle.
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Theme

Due to the proposed cul-de-sacs on Hotel Circle North it will no'longer be a
continuous thoroughfare. For this reason a major emphasis should be placed upon
introducing a main, skyline palm theme planting in the unpaved right-of-way areas
on the north and south sides of Interstate 8. This proposed theme planting for 1-8
would be implemented by appropriate agencies, not Atlas Hotels, Inc.. The
proposed palm tree planting would emphasize the importance of Interstate 8 as a
main element in the urban design fabric of Mission Valley. It would also give the
highway visual prominence and a "tropical feel" which would enhance the
experience of visitors to the Mission Valley area. The palm tree planting would
retain a high visibility factor for destination-oriented hotels and businesses along
the 1-8 corridor due to their skyline quality and compact foliage. To retain this
high visibility along Hotel Circle, the streetscapes for Hotel Circle Morth and
South shall be planted with small to medium sized broad headed evergreen trees.
This will allow people in vehicles on the highway to see hotels and business along
and beyond Hotel Circle North and South without streetscape plantings obscuring
their view. The lower scale of the Hotel Circle streetscape plantings would also
place further emphasis and importance on the palm tree plantings along Interstate
8. The graphics on the following pages illustrate both the proposed design
suggestions for the 1-8 right-ol-way and other non-Atlas improvements, and design
concepts and criteria for the Hotel Circle streetscape improvements by Atlas
Hotels, Inc.. Figure 26 presents the proposed Hotel Circle concept streetscape
design recommendations. The following criteria shall be adhered to at all Atlas
Specific Plan sites:

General Criteria

o Provide planting between the freeway fence and the Hotel Circle curb
nearest the freeway immediately opposite the Atlas Specific Plan sites.
Where planting areas occur, skyline palm tree plantings should be
provided to emphasize the highway corridor's function as a major design
element and to provide a tropical theme for Mission Valley.

o Provide a continuous paved §' wide pedestrian sidewalk with a &' wide
landscaped parkway between the sidewalk and the street incorporating
small to medium helght, broad-headed, evergreen street trees at each
of the Atlas Specilic Plan sites along the outer perimeter of Hotel
Circle; that is, the north side on Hotel Circle Morth and the south side
on Hotel Circle South, except where otherwise noted within this
specific plan.

[ Where site constraints due to topography or existing improvements such
as bulldings, walls, utilities, or driveways preclude installation of the &
wide sidewalk with &' wide landscaped parkway, alternative streetscape
designs may be allowed. Refer to the site specilic design criteria
section of the Urban Design Element for locations of alternative
streetscape design. Minor exceptions to the streetscape and alternative
streetscape design criteria shall be approved by the City Planning
Director.
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o The installation of Hotel Circle streetscape improvements shall be
provided in ‘conjunction with  street widenings or improvements
triggered by traffic thresholds which are described in the traffic
analysis of this specilic plan.

o Accent colors shall be used to prevent monotony. Color can originate
from plant material, building material, street graphic materials, or
landscape materials.

o Theme entries shall be incorporated at the major access points to each
site. Theme entries shall consist of decorative landscape paving,
special signage and special entry monument or destination-oriented
signage and special plant material treatment. This treatment results in
being able to identify major entries quiclkdly and safely as well as
providing a pleasing aesthetic scene.

a Utilize decorative textured pavins at pedestrian crosswalks.
o When trees occur in paved areas, removable tree grates shall be used.

Signage and Street Graphics

The present visual quality of the Hotel Circle streetscape and the adjacent
Interstate & transportation corridor is significantly affected by a variety of
existing Informational signage and graphics. In general, the visual results
produced by the variety of signs existing in the specific plan area are
somewhat chaotic. In an effort to reduce the negative visual impacts created
by a perceived lack of coordination of signage types or a limitation on their
number, this specific plan proposes the basis for a comprehensive signage and
graphics program for the Hotel Circle streetscape. This program shall be
developed and submitted to the City for approval in conjunction with the first
Planned Commercial Development submittal for the Atlas Specific Plan sites.

The Mission Valley Community Plan is relatively flexible in Its discussion of
street graphics and signage. Rather than providing specific guidelines or
concepts it suggests the development of a special signage district for Mission
Valley and the incorporation of comprehensive signage programs within
specilic plans.

The most important issue these signage criteria will address is the perfor-
mance .standards  for ground mounted, free-standing, freeway-oriented
signage. Division 11, Citywide Sign Regulation, of the Municipal Code limits
{reeway-oriented signage heights to 30' with a maximum sign face area of
300 square feet, There aré, however, existing freeway-oriented signs at the
Town and Country Hotel site which are subject to a City of 5an Diego
Planning Commission Resolution No. 1747 previously approving Compre-
hensive S5ign Plan No. 2 pertaining to the Town and Country Hotel site.

Atlas Hotels recognizes that the wvisual continuity ol Ireeway-oriented
signage, as well as other signage, is Important to the success of the urban
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design and streetscape design for the Atlas Sp-ndil-v: Plan areas and Mission
Valley. Atlas will comply with the regulations in Division 11, the criteria in
this section and Comprehensive Sign Plan No. 2. The timing and phasing of the
freeway-oriented sign at the Town and Country site will be identified in the
comprehensive sign program to be prepared by Atlas.

The signage criteria for the Atlas Specific Plan area will consider a variety
of basic signage types which would accommodate the basic signage and
graphic needs of individual development sites and the area wide needs of the
entire Specific Plan area. The sign types discussed will include:

Freeway-oriented signage

Building wall signage

Individual project entry signage

Secondary signage (vehicular salety and directional signage, etc.)
Building directory signage

Temporary signage

900900

Sign type will be discussed in terms of general concepts and criteria which
would address the performance standards for all sign types and specific
concepts-and criteria which would address detailed performance standards for
each individual sign type.

General Signage Concepts and Guidelines

o Commercial signage shall limit the amount of Informational bits
occuring on any ane sign.

Q) &

o Major freeway-oriented identification signs should have simple forms
and shapes to minimize visual clutter.

o Each individual site shall establish a signage vocabulary that will create
a distinctive yet-consistent sign program. The design vocabulary should
address lettering style, size, form, color, and materials.

o Individual rather than multiple sign supports should be utilized; especi-
ally for major freeway-oriented identification signs. Where multiple
sign supports are employed they will be limited to two support poles.
These poles should be designed to appear as a visually continuous design
element such as an arch or a "u"-shaped structural element. Com-
binations of individual unattached or discontinuous support poles should
be avoided.
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Signs shall not contain any moving parts.

Sign supports, materials and colors shall be compatable with the
architecture on the project they occupy.

Lighting for signs should be as minimal as possible and still provide
readability. Glare and ambient light should not affect adjacent
properties. Flashing lights shall be prohibited. Where lighted, com-
puterized, digital read-out signage Is allowed and employed, it shall be
a steady, constant read-out type, and not of intermittent or flashing
operation.

The number of colors utilized in any one sign shall be minimized. Use
light or dark letters on a solid contrasting background.

Baik soarsllaciive siga swpparis P Wy
Biend lnlo the backgreund Sellas ZH ALY
fran lght faflactive suppaTie.

Typical Directional Sign

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

Freestanding signs, other than f[reeway-oriented signs, shall have a
maximum height of 30 feet, a maximum size of 200 square feet, and
shall be located at least 10 feet from the public right-of-way, unless
otherwise allowed by Resolution Me. 1747,

Mo signs shall be located immediately on the "roof" (on top) ol any
structures.
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Typical Hotal Circla Street Graphics

o Wall signs shall be allowed when applied directly to the building face
only if they are integrated into the architectural design of the buildings
and meet criteria established by Divislon 11, Citywide Sign Regulations,
of the Municipal Code.

o Signage, other than secondary signage, shall be discouraged along the

Fiver.

Typical Monumeant Corner Sign

Specilic Signage Criteria

The following criteria provide specific performance standards for each of the
individual signage types anticipated for the Atlas Specific Plan area. These
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criteria provide the basis for future development of a comprehensive signage
program for the Atlas Specific Plan sites. These guidelines do not, however,
relinquish the requirement to prepare signage design written and graphic
information concurrently with individual planned development permits for
site development. These criteria and the future comprehensive signage
program will be used as a reference for determining the performance and
adequacy of signage proposals contained in planned development permit
submittals, All signs described below will conform with the Mission Valley
Community.Plan, the Citywide 5ign Regulations contained in Division 11 of
the Municipal Code and with the following criteria whichever is more
stringent, with the exception of those signs and related eriteria established
by Resolution No. 1747.

l. Freeway-oriented signage: These signs are generally classified as
major, pole support or ground-mounted signs which are readily visible
from the freeway. Freeway-oriented signage will conform to the
following criteria with the exception of those signs and related criteria
established by Resolution No. 1747

o The maximum height of freeway-oriented signs is 50' north of [-8
and &0' south of 1-8.

o The maximum sign {ace area for Irceway-nricnt:d signs is 300
square feet. Freeway-oriented signs may be doubled sided.
Where double sided signs are used, the total area of both sign
faces shall not exceed 600 square fcct

o Freeway-oriented signage shall be in accerdance with Divisien 11
setback requirements from a prnp:rtr line or public strest right-
of-way.,

o Freeway-oriented signs will only be allowed on properties which
front on a public right-of-way which is designated as a major
street or prime arterial in the General Plan or which is wider than
60",

o Each project site which qualifies for a freeway-oriented sign,
ha.'.ie:l on road ﬂuﬂgnatmn or width, will only be allowed one such

sign per project site.

o Sign type face and logos shall not exceed 75% of the sign face.
Where double face signs are used, both sides shall conferm to the
75% maximum. Signage type face size and logos shall comply
with Division 11 requirements.

o The number of poles used to support freeway-oriented signs shall
be limited to a maximum of two.

o Where computerized digital read-out display is allowed and incor-

porated into a sign, it should not occupy more than 50% of the
sign area.
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The computerized read-out characters will not be allowed to
change color, intensity or to flash intermittently.

The height of logos or letters displayed on a computerized read-
out shall comply with Division |] requirements.

Letters and logos on freeway-oriented signage may be internally
illuminated or externally illuminated. Internal illumination might
be more appropriate for signs constructed with matte finish
plastic panels. External illumination may be more appropriate {or
sign faces with applied metal or plastic letters,

Where external illumination sources are employed they should be
provided with appropriate shielding to eliminate glare to adjeining
properties or sensitive land uses such as the river.

Because of their relatively large size, freeway-oriented signs
should be placed with themed landscape planting elements. Com-
bining freeway-oriented signage with landscaping will help to
create a transition between sign supports and the ground and
allow signs to appear more in concert with the pedestrian scale
when viewed from the streetscape

Building Wall Signage - Signs and logos which are attached to a bullding

wall or an extension of a building wall such as an arcade or a porte
cochere. Building signage will conform to the following criteria:

o

The total area devoted to wall signage and logos on a building will
comply with Division 11 requirements. 'Only one wall-mounted
sign will be allowed on any building elevation.

All building wall signage shall employ a low, horizontally-oriented
layout.

Metal or matte finish plastic letters and logos which are in-
dividually attached to a bullding wall surface or letters and logos
which are directly cast and recessed into a wall surface are
preferred. However, some bullding architectural styles may lend
themselves to individual wood letters and logos or wood panels
with carved or recessed letters and logos.

Where a fabricated metal, wood, or plastic panel type sign is used
for building signage it shall comply with Division 11 requirements.
Letters and logos on panel type signs shall not exceed 75% of the
total area of the panel.

Letters and logos shall not be directly painted onto building wall
surfaces or extension of building wall surfaces.

All figures, logos or lettering for building wall signs should exhibit

a finished typeset quality. Approximations of typestyles will not
be permitted.
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Wall-mounted signage shall not extend beyond the sides or tops ol
building walls, building extensions (porte cocheres, etc.), or
fascias and shall be placed a minimum of two feet away from the
corner or top of a building wall or fascia.

Individual Project Entry Signage - Signage or logos which are placed on

ground-mounted, free-standing walls or retaining walls at major project
entry driveways. Individual project entry signs should conform to the
following criteria:

[+

Project entry sign walls may be placed on each side of a major
project entry drive. Major project entry drives are those drive-
ways which provide access to'a project from Hotel Circle North
or South, or other major roadways.

Project entry sign walls shall have a maximum height of ¥
measured from finish grade and a maximum wall face area of 80
square feet.

Project entry sign walls should retain a horizontally-oriented or
rectangular shape to remaln consistent with building wall signage.

Mo more than 0% of the total face area of an project entry sign
wall shall be eccuppied by logos and typeface.

‘Project entry wall sign ‘materials shall be consistent with the

architectural theme of the building on asite.

Individually attached metal or matte finish plastic letters and
logos or letters, and logos which are recessed into wall surfaces
are preferred. However, wood letters and logos or wood sign
panels with recessed or carved letters may be appropriate with
certain styles of architecture,

Decorative fountains or water features or design elements such as
flags or banners may be used in conjunction with project entry

wall signage.

Project entry wall signage shall be in accordance with Division 11
setback requirements from a property line or public street right-
of-way.

The placement of project entry walls should not conflict with any
requirements by the City of 5an Diego Traffic Engineering
Department for vehicular line-of-sight distance.

Secondary Signage - These signs would generally be ground-mounted

signs which are located within or near vehicular roadways, accessways,
driveways, or project entries. These signs would serve to provide
inflormation lor motorists, pedestrians or bicyclists. Secondary signs
shall conform to the following criteria:
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D

irectory Signage - These signs would wusually be located within

Secondary signs shall be appropriately sized to be easily read
without becoming over dominant when perceived at the pedestrian
scale,

Secondary signs shall have a maximum &' height including sign
face when measured from finish grade. However, where certain
vehicular, pedestrian or bicycle safety signs (stop signs, etc.)
require maximum heights or sign face areas which differ from the
foregoing, they shall comply with those standards which are re-
quired by the governing agencies {i.e. City of 5an Diego,
CalTrans, etc.). Such standards shall take precedence over the
maximum & height criteria.

Secondary signs may be single or double faced. The area of a sign
face shall not exceed 12 square {eet.

In general, simple sign face treatments are preferred. The inter-
nationally accepted symbols or graphics for certain activities or
services (i.e. bicycle .path, food or lodging, etc.) should be used
whenever possible in lieu of type face descriptions.

Whenever possible, secondary information signs should be stacked
within an appropriate sign frame or on an individual pole.

In general, metal signs with dark matte finish backgrounds and
light colored or white symbols and letters are preferred. How-
ever, wood signs may be appropriate for secondary signage when
placed in proximity to certain architectural styles within a
project site.

Secondary signs shall not be located in a public street right-of-
way.

andscaped areas adjacent to building entries or vehicular drop-off
points but would generally not be visible from the public street. They
would serve to provide directions to visitors of buildings such as hotels
which have a variety of functional areas within one structure.

Directory signs shall conform to the following criteria:

o

Directory signs shall employ simple sign faces. The exterior
framework of the directory sign shall be consistent with the
materials used in the building which it serves,

Building directory signs shall have a maximum sign face area of
10 square feet and may be double sided.

Individual letters or logos placed in directory signs shall have a
maximum height of § inches.
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o Letters and logos may be individually attached or may be applied
by using adhesive backed or painted stencil letters on an
individual panel.

Temporary Signage - These signs will include temporary signs used for
the sale, lease, or rental of a building space and temporary signs which
announce the construction and development of a project site. Tem-
porary signs shall conform to the following criteria:

o One freestanding temporary construction sign will be allowed for
each project or site.

o Temporary construction signs may not be installed closer than 3'
from a property line or right-of-way along a public street.

o Temporary construction signs shall employ a square or rectangular
format and should have a maximum total sign face area of 100
square feet.

o Temporary construction signs shall be single-sided and no more
than 75% of the total sign face area shall be occupied by typeface
and logos.

o Temporary construction signs shall be removed immediately fol-
lowing completion of construction.

o One temporary sign may be permitted for each bullding or partion
of a building which announces the sale, lease or rental of that
building or portion of a building.

@  Temporary signs used to advertise sale, rental or lease shall
comply with Division |1 requirements.

Street Furniture

Street furniture shall conform to the following criteria:

2]

Street furniture shall not intrude into the required width of pedestrian
sidewalls.

Public telephones shall not be considered as "afterthoughts”, they
should be integrated into the street scene. lf possible, they should be
located on or adjacent to a structure; either a bus shelter, or bullding
Tacade or transit stop.

Trash receptacles shall be installed periodically, especially at waiting
areas like bus shelters or transit stops. They shall be constructed of a
material compatible with the existing light standards.

Benches shall be contoured for human comfert and constructed of a
warm, inviting, and vandal resistant material (i.e., hardwood). “Benches
should be provided at bus/shuttle stop locations in expanded sidewalk
paving sections within streetscapes. Mo advertising shall be allowed on
any benches.



Lighting

Bollards can be utilized as a salety separation between vehicles and
pedestrians. Their materials shall match or be compatible with the
street light standards and trash enclosure container materials which are
installed within streetscape areas.

Mewspaper wvending machines shall be allowed only in groups of
uniformly designed units in logical areas (i.e. bus stops, shuttle stops
and near hotel lobbies).

Miscellaneous items such as mallboxes, {ire call boxes, traffic speed
and directional signs, traffic signal bexes, and electrical transformers
will require careful location studies along with color and material
coordination.

Since the entire Hotel Circle street scene is very well lit at night, only minimal
pedestrian scale lighting should be required. This lighting should be located at
therme entries, uplighting accent trees, and at bus and shuttle stops. Streetscape
lighting shall conform to the following critieria:

o

o

Low pressure sodium lights shall be used as the predominant roadway
lighting and parking area lighting. High pressure sodium or mercury
vapor shall be used for such uses as plaza and mall lighting, building
accent lightiig, pedestrian lighting, and special landscape lighting.

Accent lighting, where used, shall originate from concealed or incon-
spicuous source locations,

Flashing lights on signs shall not be allowed.

Plant Materials

Since most of the architecture for the area has been established (built) and
uniformity does not exist, it is not practical to meodify the architectural facades of
the existing structures. Therefore, the streetscape, and in particular, the proper
use of plant materials is critical as the element that will unify the area.
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Palms, predominately Washingtonia robusta, dominate most of the sites throughput
the Hotel Circle area. Philosophically and economically, the use of palms should
be encouraged in a 5an Diego tourist area. Most tourists, whether correct or not,
expect to see palm trees in 5an Diego, especially in the "resort” area of Mission
Valley. In fact, palm trees, il used correctly, are drought tolerant, low mainte-
nance, solve many problems, and can provide a pleasing skyline. There are skyline
palm trees that traditionally have been planted as single trees in a row that should
be viewed from a distance as well as smaller scale cluster palms that can be
effectively used at the pedestrian scale. Tall, single trunk palm trees should not be
used as a pedestrian scale tree, but rather when viewed from a distance. The palm
tree, therefore, will be the theme tree for the Atlas Specific Plan area.

Elavatlon

Tha Use of Opan Trees, Palma and Small Broad-Headead Trpes
in Front of Bulldings WIll Provide Visual Continulty
Without Blocking Views of Signa or Bullding Facades

However, since the palms are generally (in the case of Mission Valley) tall skyline
trees, smaller broad headed evergreen trees are needed in the area of Hotel Circle
itself and would be planted within the parkways which separate the pedestrian
sidewalks from the street. These trees will provide shade and visual relief
resulting in a pleasing ellect. Since much of the architecture along Hotel Circle is
varied with no continuity, another elfect of significant masses of these trees will
be to unily the street scene. This is a critical aspect of the proposed Hotel Circle
streetscape. Care must be taken not to screen the entire hotel frontage from the
Ireeway. Therefore, these trees should not be dense but open and should not form
a wall along the freeway. Rather, they should be grouped together strategically
providing necessary views of the adjacent commercial/hotel areas. The theme
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entry accent trees should be of similar scale but can vary in color or texture. Care
shall be taken to provide adequate wehicular sight lines at driveways and project
entries. The use of a smaller scale evergreen tree will symbelically provide a
transition from the tall upright trees (eucalyptus) presently used within the
freeway right-of-way. The Ireeway requires a taller open tree like the existing
eucalyptus (cladocalyx and maculata) due to the high speeds and visibility while
Hotel Circle should utilize the palm tree and smaller trees. Figures 27 and 23
illustrate this concept. The following illustrations depict the concepts and criteria
for planting along Hotel Circle. The concepts and criteria presented in "Plant
Material Criteria" later in the Urban Design Element will also apply to Hotel
Circle.

The following suggested list of plant materials has been prepared for inclusion into
the Hotel Circle streetscape.

Suggested plants for the 1-8 Corridor (not a part of the Atlas Specific Plan
improvements)

Theme Tree (Palms)
o Washingtonia robusta (skyline)}

Plants for the Hotel Circle Streetscape

Small-medium evergreen broad-headed street trees

o Ceratonia siliqua (male)
o Rhus lancea
o  Pyrus kawakami

Mid-height to small clumping accent trees

o Phoenix reclinata (clumping mid-height)
o  Arecastrum remanzoffianum (single mid-height)
o  Chamaerops humilis (small clumping)

The above list of evergreen, broad-headed street trees Is purposeflully kept short to
avoid too much variety. A single specie shall be chosen for all sites along Hotel
Circle North.  The same or an alternate single specie shall be .chosen fofall sites
along Hotel Circle South. The mid-height and small clumping accent palm trees
should be limited to individual project entries or entry plazas. Other trees for the
Hotel Circle streetscape may be selected subject to the approval of the City
Planning Department.

Accent trees (theme entries, bus stops, etc.)

Jacaranda acutifolia
Koelreuteria bipinnata
Liquidambar styraciflua
Platanus racemosa
Populus fremontil

L= = = I = =
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Low Shrubs {in median and adjacent to street)

o9 oo0oo 9o

Moraea bicolor

Apapanthus africanus

Hemerocallis aurantiaca

Lantana montevidensia

Lantana camara

%iphiulepli indica (small*varieties)
osmarinus officinales

Pittospurum tobira "wheeler's dwarf"®

Ceanothus griseus horizontalis

Acacia ongeru

Carissa grandiflora (low varieties)

Shrubs

000000000

Abelia grandiflora

Elasagnus pungens

Photinia trnsefi

MNandina domestica
Pittosporum tobira "variegata®
Raphiolepis indica

Plumbago capensis

Rhus lntegritﬁxa

Rhus ovata

Heteromeles arbutifolia

Groundcovers

o
o
o
o
o

Gazania species
Hedera helix
Delosperma alba
Potentilla verna
Vinca major/minor

Vines (along Ireeway fence)

=]
=]
o
o
o

Bougainvillea species
Doxanthus unguis-cati
Solanum jasminoi des
Tecomaria capensis
Cissus antarctica

&. Site Planning Criteria

The location and "footprint” of a structure on each individual parcel is as important

as the "design” (aesthetically speaking) of the building itself.

Because of the

variety of lot sizes and uses, special attention must be given to the location of
each structure,
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Concepts and Criteria

=]

In general, plazas and courtyards shall be oriented to the sun whenever pos-
sible with the buildings clustered to make the most efficient use of the site.
Large landscaped open areas for human use and the development of vistas to
the river and other open areas shall be created.

In general, 30' of landscaped buffer area except for driveways and/or drives
should be provided adjacent to major streets. Parking lots or structures
should not be permitted in these landscaped buffer areas except for specific
conditions described and illustrated in this Specific Plan. Refer to the Site
Specific Design Criteria, Section V.C., for exceptions. For existing
developed sites where no additional development is proposed, the restriping
of parking lots, use of compact stalls, use of parallel parking and other
appropriate design techniques shall be studied to achieve the maximum
landscape bulfer possible where this 30' criteria is infeasible.

Orient Buildings to Create View Corridors

High rise buildings should be located north and east of outdoor plaza areas.
This eliminates plaza areas that receive little sun.

Outdoor plazas in individual projects shall be linked to pedestrian walkways
within streetscape areas and to the river corridor.

The orientation of buildings, especially those in clusters, shall be carefully
designed to consider and/or create view corridors.

Additional specific site planning criteria for each of the Atlas Specific Plan sites
are contained in the site specific design recommendations section of the Urban
Design Element of this Specific Plan.



Like This

Mot This

Like This

Graduated Satback to Helght Ratlos Provide for Open Sireelscape Scenes
and Ellminates Walled Faellng Alang the Road

Tall Structures Mext to Road Create a Walled Effect for Both Pedestrian &
Highway Usera
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5. The River Corridor

The San Diego River should play a vital role in the urban design process for the
Atlas Specific Plan area. In addition to physically crossing the Town and Country,
Hanalei Hotel, and Hanalei Tower sites, the river symbolically connects all the
sites in the valley. The San Diego River is, perhaps, the single most important
resource of amenity on the site. In urban Mission Valley, the river has the
potential to provide natural and useable open space, recreational opportunities and
aesthetic enhancement. In addition to the human benefits the river can provide,
the river area on and adjacent to the Atlas Specific Plan area sites is part of a
major freshwater wetland system complete with a variety of established riparian
habitats.

The San Diego River through Mission Valley is a significant aesthetic and economic
asset of the community. It provides visual and physical reliefl from the intensifying
urbanization in the Valley: As a linear green space; the river corridor unifies the
community accentuating the natural setting of the Valley. As the Yalley continues
to develop as a major urban center, the need for accessible useable open space will
increase. The river corridor has the potential to become a reglonal attraction,
drawing residents and visitors to the area. This will, in turn, draw spending money
into the area and provide greater demand for visitor-oriented services. The unique
setting of the river and wetland habitats alse adds to the value of property in the
area. The addition of a flood control facility may make more land available for
development. Existing development, however, has essentially ignored the river,
cheosing instead to orient away from it. The Atlas projects will, as previously
mentioned, utilize the river as the symbolic spine of the project where applicable.
Realizing the importance of the river and its associated vegetation and wildlile,
the river must maintain its "natural” integrity.

In order to create and maintain a viable wildlife corrider within the floodway
proper, it is necessary to protect the native habitat areas from excessive human
disturbance. A degradation of both the native habitats and their use by wildlife
can occur through either noise, visual or-direct physical disturbance. These same
forms of disturbance can also degrade the aesthetic value of the river corridor for
human use. For these reasons, buffers shall be provided and activities shall be
restricted along and within the floodway. Bulfers planted with native species of
coastal sage scrub and native trees are needed to protect the river's habitat and to
create greater edge and diversity. Within these buffers there will begy however,
opportunities for pedestrian and bicycle circulation systems. These circulation
systems will allow people to experience the river without actually entering
sensitive vegetation or wildlife habitat areas.

Concepts and Criteria

o The treatment of the river corridor shall comply with the 5an Diego River
Wetlands Management Plan Design Criteria, except as modified by this
apecific Plan.

o Viewsheds into and across the river shall be maintained or enhanced by proper
site planning and building design.
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Symbolically Integrate the River into Adjacent Development

A buffer area averaging 30 feet wide shall be provided along the south side of
the river from 5R-163 to Fashion Valley Road at the Town and Country site
between the wetland habitat area and adjacent development.

A bulfer area from 30 feet to 50 feet wide shall be provided along the south
side of the river at the Hanalei Hotel site between wetland habitat area and
adjacent development.

The regional east-west pedestrian/bicycle system within the river corridor
shall 'be constructed along the .south side of  the river at the Town and
Country site and the Hanalei Hotel site. The pedestrian/bicycle system shall
be provided within a shared, paved path a minimum of 10 feet wide located
adjacent to the river and which may be located within the river buffers. At
the Town and Country site, the pedestrian/bicycle path shall-extend from SR-
163 te Fashion Valley Road. An undercrossing under the SR-163 bridge shall
be provided to connect with the pedestrian/bicycle path associated with the
FSDRIP improvements. An undercrossing shall also be provided under the
Fashion Valley Road bridge to connéct with the pedestrian/bicycle path
associated with the approved Levi-Cushman Specific Plan. At thg'Hanalei
Hotel site, the pedestrian/bicycle path shall extend along the length of the
Hanalei Hotel site and shall connect with the pedestrian/bicycle path
assoclated with the approved Levi-Cushman Specific Plan. At both sites, the
internal and streetscape pedestrian systems shall be connected to this
reglional system.

The LRT should be located above the 100-year flood and, if feasible, should
relate to adjacent structures rather than the river.

Passive recreation [acilities shall be located along the outer edges of the

bulfer area to the floodway. These include picnic areas, benches, viewing
areas and pathways.
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The bulfer areas shall be planted, where necessary, with a combination of
native trees, particularly riparian woodland species, and native shrubs of the
coastal sage scrub community.

Surface parking areas located near the river corridor shall be either
depressed to allow for viewing or screened with berms or landscaping. This
will help to maintain the visual integrity from within the river corridor.

Viewshads Across tha River Should bs Maintained or Enhanced

In order to provide visual openness the 150-foot "Design Sensitive Zone"
criteria for development adjacent to the river corridor as identified in the
san Diege River Wetlands Management Plan shall be adhered to except as
otherwise defined in this specific plan. In addition to other criteria, the
"Design Stl'l-liitl.".l'e Zone" criteria establishes a maximum building height of 42
feet within this 150 foot area. Buildings should step back fromi the river
corridor. Public, recreational and pedestrian-oriented uses are encouraged.

To allow see-through at pedestrian levels along the ped/bike path within the
river corridor buffer, landscaping materials in the river corridor areas shall
include tall canopy trees, rather than short bushy trees. Visual access to the
river shall be provided along at least 20% of the length of the corridor
improvements. Mo visual break shall be greater than 50 linear feet.

Generally, ground level view corridors to the river corridor shall be provided
from public areas. This will require space between bulldings and special
development of landscaped areas in the view corridor.

The use of appropriate materials shall be encouraged for building facades

adjacent to the river. Reflective "mirror” glass shall not be used on building
facades which face the river.
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6. Landiorm Considerations

Although all of the Atlas sites have been severely altered and disturbed by previous
grading operations, the final landform configurations on each site are important.
Grading is often overlooked as a way to achleve an integrated community design.
The purpose of this section is to provide criteria for landscape grading within the
Atlas Specific Plan area. These criteria are intended to create a pleasant
aesthetic environment by working together with landscape planting, circulation,
and land use as well as other elements of this specific plan. The concept drawings
in this section are intended to show general conditions and are not keyed to
specific locations. They are intended to serve as criteria that can be used in

evaluating proposed final grading plans.

Concepts and Criteria (For final grading procedures)

o Buildings and parking areas shall be adapted to the terrain. This could
include terracing of buildings either up or down a slope. In addition to
providing views and terraced outdoor "deck" areas, the visyal impact of
slopes is minimized.

o Variable slope gradients shall be encouraged. However, it may be desirable
to create an "architectonic" effect with a slope. That is, the slope may
become an extension .of the structure, whire a "natural” effect may not
always be desired and therefore.a more rigid, geometric form may result.
Large slopes adjacent to native areas and those on the southern portions at
the base of the valley slopes shall retain a "natural” appearance.

o In general, sharp, angular slope forms shall be rounded and smoothed to blend
with the natural terrain. All graded slopes shall be revegetated. Where
appropriate, bulldings should be sited to conceal graded slopes.

o All cut slopes over 10 feet in vertical height will be serrated to provide a
more sultable surface for revegetation.

o Site development adjacent to the southerly slopes of Mission Valley shall
prohibit grading within the established Hillside Review Overlay Zone. Minor
exceptions to the foregoing may be acceptable subject to the approval of the
City Planning Director.

o  To retain the integrity of the intended grading configurations, the following
criteria shall be applied:

- During construction, measures shall be taken to control runoff
from construction sites. Filter fabric, fences, heavy plastic earth
covers, gravel berms or lines of straw bales are a few of the
techniques which should be considered.

- Grading shall be phased so that prompt revegetation or construc-
tion can control erosion. Where possible, only those areas which
will later be resurfaced, landscaped or built on shall be disturbed.
Resurfacing of parking lots and roadways shall take place-as soon
as oracticable and not at the completion of construction.
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o The maximum slope ratio allowed shall be 2%:1, as recommended by the
Mission Valley Community Plan.

o Long, continuous "engineered” slopes that have hard edges and no transition
areas at the top or toe of the slope shall be avoided. "Natural" landiorm
contour grading shall be used when possible, to create a more natural
appearing slope.

o Transition spaces shall be used between adjacent land uses to take up grade.

o Berms shall be large encugh to actually have a strong visual impact,

o Landscape grading shall use grade changes imaginatively, accenting or de-
emphasizing the change in grade as necessary to achieve the desired design
goals. Circulation elements such as trails and paths can effectively respond
to grade conditions by meandering in long graceful curves. In contrast, walks
that switch direction too often in response to poorly conceived landscape
berms, or walks that go up and down over small berms have an unnatural
appearance and should be avoided.

7. Open Space and Recreation

The preservation of natural open space and the provision of open areas in the Atlas
Specific Plan area is a significant component of the urban design concept.
Regardless of the aesthetics of structures, humans require a certain amount of
quality open space within their home and work environments tomaintain an
optimum level of physical as well as mental "health. Within these open spaces,
provisions for recreational opportunities shall be considered. These include both
active and passive recréation areas.

Open space can be defined as the total area of land andfor water within the
boundaries of the project which is generally free from development or developed
with low Intensity uses that ‘respect natural environmental characteristics.
Useable open space generally includes areas such as the river buffer and any
designated park-like or plaza areas adjacent to the river. Project open space
includes areas such as setbacks, project entries and internal project plazas, walks,
etc. Natural open space encompasses the natural hillside areas of the south side of
Mission Valley and the river corridor. The following summarizes the open space by
categories for each of the Atlas Specific Plan sites:

Site Open Spa

Natural Useable Project Total

(5q. Ft.) (59. Ft.)  (5q.Ft.) (5q. Ft.)
Town and Country 374,400 48,000 506,900 529,300
Hanalei Tower - - 52,000 52,000
Hanalei Hotel 116,900 24,300 100,700 311,900
Mission Grove Office Park - - 40,560 &0, 560
Kings Inn - - 53,200 53,200
Mission Valley Inn 232,900 58,600 153,000 824, 500
TOTALS 774,200 200,900 806,360 1,781,460



Open space is perceived as one of the tools for protecting 5an Diego's quality ol
life. It supports the conservation and enhancement of 5an Diego's existing
communities and aids in the creation of new communities which strive to retain
and enhance natural amenities.

As a major floodplain, Mission Valley is an important element of the city-wide open
space system. Additionally, open space in the Valley serves a dual function of
recreation and flood control. Given the topography in Mission Valley, open space,
and in particular the river, will aifect all aspects of future development in the
community including land use, transportation (configuration of surface streets), and
urban design.

In Mission Valley, open space includes those areas which form a greenbelt around
and through the community. The San Diege River is the most prominent natural
open space element. The hillsides which form the north and south boundaries of
the community are also a significant natural open space leature.

Cencepts and Criteria

o Office buildings shall be designed using terraces, roolscapes, and balconies
with heavy plantings to create outside open areas. Building roofscapes should
be used to serve both active and passive community needs, including areas for
social functions and for the enjoyment of urban and river views.

o Uses aleng the river will include landscaped areas, walks, gardens and bike
paths to complement the proposed vegetation along the river. Hotel
facilities such as the guest rooms and lobby areas will be located off the
gardens and landscaped areas oriented to the river. Active recreation
facilities are proposed within the hotel complex areas; they include swimming
pools, tennis courts, exercise rooms, pro shops and snack bar.

&.  Planting Considerations

The individuality as well as the cohesion between the various land uses in the Atlas
Specific Plan area should be strengthened by the planting plan. Overall project
identity 'is greatly enhanced by the continuity of plant materials along publicly
visible areas. Conversely, individual parcel identity can be established through
variations in planting at major entry peints, along smaller streets within the
project, and within individual areas.

There are three distinctive "entry" situations within the Atlas Specilic Plan area:
(1) major community entries - these are the predominant entries one encounters
upon - entering  the specific plan area (i.e. at Taylor Street and the SR-163
interchange); (2) secondary entries - these are entries not as obvious as the
community entries, but quite significant, for example, along Fashion Valley Road;
and (3) special entries - these are the individual project entries one encounters
when traveling along Hotel Cirele. A distinctive hierarchy in the design of these
entries must be achieved. This can be accomplished through sensitive treatment of
the landscape.

Plant material is but one of the elements of the landscape. As described in tne
streetscape section, there are many components that comprise the "urban land
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scape”. Although the term "landscape” has many connotations, the emphasis in this
design element will be on planting design.

Uses of plants can be categorized into four basic categories:

Architectural Uses - These include space articulation, screening and privacy
control.

Engineering Uses - These include erosion control, acoustical control, atmos-
pheric purification, traflic control, and glare or reflection control.

Climatological Uses - These include solar radiation control, wind control,
precipitation and temperature control.

Aesthetic Uses - Plants can be used to create certaln emotional responses for
beauty, for pleasantness, for view enhancement and focal points;

These planting concepts and criteria contain criteria for the planted areas of the
Atlas Specific Plan area. These planted areas have a significant role in the image
that is created of a community. The planting criteria are designed to create a
beautiful community while addressing basic planning goals and concepts, as well as
community-wide issues of conservation and urban design.

Concepts and Criteria

O

Drought-tolerant plant materials with' an emphasis on native plants shall be
used extensively throughout the Atlas Specific Plan area.  Their use" will
accomplish several important community planning goals: first, they will
enrich the existing landscape character, which is dominated by drought
resistant plants; second, their use will conserve water and energy; third, they
are economical to maintain; and fourth, in the proper place, they can serve
the image-forming needs of the community as well as plants that require
more water,

Drought-tolerant plants will need some irrigation, especially in the first few
growing seasons. Once the plants are established, irrigation will be required
about once a month during the dry months. This irrigation practice will
promote deep root growth and a better tolerance for the hot, dry summer
months. Irrigation methods will vary depending on the particular situation
and the specific plants chosen. In some places, bubbler heads will provide the
once-a-month deep watering. Other situations may be better adapted to
some form of drip irrigation. 5till others may require truck watering for the
first few years, and no additional irrigation after that. Specific conditions
will require specilic solutiens that can be implemented as the choice of plant
material and specific planting location is known.

The use of drought-tolerant plant material also makes the use of ornamental
native plants possible. Many natives are sensitive to overwatering and could
not be used unless watering is restricted during the dry months. Plants such
as Toyon (Heteromeles arbutifolia), hollyleaf cherry (Prunus ilicifolia) or
sugarbush (Rhus ovata) will thrive in dry conditions. These and other native
trees and shrubs will be used in a natural way to create a pleasant naturalized
landscape.
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Mon-native crnamentals that are drought-tolerant will also be used. Acacia
(Acacia spp.), olive (Olea europea), eucalyptus (Eucalyptus spp.) and pines
IE::Ejnus. spp plg are some of the plants that are suggested for use within the Atlas
pecific Plan area. Palms (Washingtonia spp., Phoenix spp.) also are drought
resistant, and are suggested for use along the [-% corridor as a major theme
planting and Intermittently along Hotel Circle as entry accent planting.

The conversion to drought-tolerant plant material will take time since a
considerable amount of plant material presently exists that is not drought
tolerant within most of the Atlas sites.

An irrigation system shall be required for any planted area to insure plantings
are adequately watered.

Mative plant materials shall be used on existing natural slopes, in designated
hillside review areas, and in the river channel and buffer.

Graded slopes shall be promptly revegetated with groundcover, shrubs and
trees. Hydroseed may be used for groundcover and may Include shrubs and
trees. Groundcovers shall possess moderate or high erasion control qualities.
Further, appropriate fertilization and plant materials shall be verified by soil
sampling and analysis by a soils laberatory to be indicated on the landscaping
plans for the project. The graphics below and on the following page illustrate
typical slope planting and irrigation techniques.
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Typical Cut Slope Planting
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All slopes over 5 feet in vertical height shall receive at least a one (1} gallon
plant for every 100 square feet of slope area prior to bullding occupancy on
the respective lot.

All slopes over 5 Ieet high shall receive erosion attenuation treatment such
as punched-in straw, tacked-on straw, or jute mesh.

Street trees shall be long-lived (60 years), deep rooted, and require little
maintenance {itn.l-l:tumll_',r strong, {insect and disease resistant, and require
little pruning).

Trees and other plants shall be the dominant elements of the major entry
statements.

Deciduous trees shall be used in south facing outdoor areas around hmldmg:
to provide solar access during winter months, while providing shade in hot
summer months.

Deciduous trees shall be used where winter sun i5 to be available fo outdoor
areas.

Incorporate Deciduous Treas into Planting Plans Near Bulldings

3-30



Trees and shrubs on west sides of buildings shall be concentrated to reduce
heat buildup during hot afternoon hours.

Round-headed canopied rather than upright trees shall be utilized in parking

arcas.

Parking lot trees shall be evergreen with a mature height and spread of at
least 30 feet. They shall also be long-lived (60 years), clean, and require
little maintenance (structurally strong, insect and disease resistant, and
require little pruning).

Where project development areas occur adjacent to the river corridor, those
areas shall utilize landscape materials which are compatible with the native
vegetation along the river corridor. Where high intensity hotel and office
uses are clustered adjacent to the river, river vegetation species should be
introduced within usable open space areas such as public plazas created by
the bullding clusters.

To allow visibility at pedestrian levels, landscaping materials in the ground
level view corridor. areas shall include tall trees with canopy areas, rather
than short bushy trees.

UL
Valigg

]
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Haintaln Open Views for
Visual Tdantificaticn
and Elght Dlstancs

Typical Major Intersection

In the interest of maintaining sight distances and public safety, trees shall be
planted not less than 25 feet from beginning of curb returns at 1nt!-r5=ctlnns,
10 feet from street lights, 10 feet from fire hydrants, and 10 feet from
driveways.

s

i
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Broad—Headed Trees Should be Utilized in Parking Areas
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On- and off-site views (since they are not panoramic) shall be enhanced

through the creation of view frames. These can be horizontal or vertical in
nature.
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Typical Parking Lot Treatment

To screen unsightly or undesireable views near a slope area, large dense
shrubs shall be massed near the top of the slope, not the toe.

Trees and shrubs can be combined with earth berms to screen adjacent views.

Plantings designed for major entries shall relate directly to adjacent
plantings as well as:provide the necessary [ocal element. If an entry
monument or sign is utilized, evergreen shrubs and vines shall be used to
provide a visuval backdrop and soften its edges. Low plantings of ground
cover, turf, or annual color will be used in the foreground.
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o Turf areas shall be minimized except where recreation areas are required.
Turf for strictly visual reasons (except at major entries) shall be minimized
because of relatively high water use and maintenance costs.

o Surface parking areas shall be screened from adjacent development.

o Large walls or {ences, such as around tennis courts, shall be soltened with
large shrubs or small trees,

o] Tree plantings at major intersections shall reflect an "openness” for visual
identification, maintaining sight distances, and maintaining open views.

o The following plant lists indicate acceptable species [or use within the Atlas
sites. Supplement this list with the list depicted in the streetscape section.

Slope Trees

o Acacia cyclops
o Callistemon citrinus
o ® Ceratonia siliqua

o*  Euvcalyptus species

o#® g Heteromeles arbutifolia

o Melaleuca styphelioides
o* Pinus eldarica

o® 4  Prunus caroliniana
o® +  Prunus lyoni
o= Schinus terebinthifolius

Large Evergreen Round Headed Trees

o Cinnamomum camphora
0 Flcus retusa

o® uercus ilex

o mus parviflora

Small Evergreen Broad Headed Trees

o® Callistemon citrinus

o* Ceratonia siliqua

o® Eur:alxgtus_ﬁ:iinlia

o Geijera parviflora

g # Leptosperum laevigatum
o " Olea europaeca

o*® 4 Rhus lancea
g ® Schinus terebinthifolius

* Indicates drought tolerant plant material.
+ Indicates native plant material.
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Evergreen Upright Trees

o Brachychiton populneum

o Magnolia grandiflora

s T conterts
Large Scale Canopy Trees

o* Eucalyptus (selected species)
o+ Eraxirn.ts velutina
o *® &+ Platanus racemosa

Deciduous Round Headed Accent Trees

Albizia julibrissin
Bauﬁma wvariegata
Jacaranda acutifolia
Koelreuteria paniculata
Lagerstroemia indica
. Pistacla chinensis
Pyrus kawakamii (Evergreen Pear)

o0 oo o000

Riparian Deciduous Trees

0% Platanus racemosa
n. -

Populus fremontii
o* + Alnus Rhombilolia

+ +

Shrubs
o Abelia grandiflora
o Agapanthus alricanus
o* 4+ Agave americana
o* 4 rtemesia californica
o® + Artriplex semibaccata
o Carissa grandiflora
o® 4  Cassia spp.
o* 3 Eﬂnnt&{all species)

o Dodonaea viscosa
o*  Echium fastuosum

o® Ela pungens
o* Feiiﬂa Hflﬂ'ﬁl‘laﬂ

o * 4+ Fremontodendron 'California Glory'

o Hakea sauveolens

o Hebe spp.

o® + Heteromeles arbutifolia

o Lantana species

o® Leptospermum laevigatum

o Ligustrum spp. (shrub varieties)
o dahonia aquifolivm

* Indicates drought tolerant plant material,
+ Indicates native plant material.
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Vines

000000000

Melaeuca species (shrub varieties)
Nandina domestica
MNerium oleander

Myrsine africana

_1:1351.';1.-. Traseri
Pittosporum tobira
Pittosporum phillyrasoidas
Pittosporum crassifolium
Plumbago capensis

Prunus lyoni

Pyracantha species
Raphiolepsis indica

Rhus ovata

Ribes Closum
-Eusmar%mu olllcinalis

Senecio cineraria
Teucrium fruticans
Viburnum tinus
Viburnum japonica
Xylosma congestum
Yucca glauca

Bougainvillea species

Cissus antarctica

Clematis armandii
Clytostoma callistegicides
Doxantha unguls-cati
Ficus pumila
Parthenacissus tricuspidata
Solanum Jasminoides
Tecomaria capensts
Wisteria species

Groundcovers

n*
o
o® 4
o® 4
ﬂ*
n.‘l'
Q
Q
Q
o® 4
Q
ﬂ-"
Q

Achillea tomentosa
Arctotheca calendula

% semibaccata
Ba is pilularis (dwarf varieties)

Drosanthemum species
Fragaria chiloensis
Gazania uniflora
Hedera helix
Hypericum calycinum
Lampranthus species
Lippia canescens
Malephora crocea
Myoporum parvifolium

* Indicates drought tolerant plant material.
+ Indicates native plant material.
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o Pelargonium peltatum
o Potentilla verna
o Rosmarinus ofd icinalis var. prostratus

o* Sedum confusum
o Verbena peruviana

o Vinca major
o Yinca minor

* Indicates drought tolerant plant material.
+ Indicates native plant material.

9.

Architectural Considerations

This section contains design concepts and criteria related to architectural form,
massing, aesthetics and materials. To give the developer enough flexibility, the
criteria are conceptual in nature and allow a variety of options. These criteria,
though conceptual, should be followed as closely as possible to insure that the
intended urban design quality is implemented.

Concepts and Criteria

Qa

A mixture of high-rise, mid-rise and low-rise structures Is prnpnud within
the Atlas Specific Plan area. Tall hulldmgs should be designed in the form of
slim towers. Consideration shall be given to the selection of materials that
offset and enhance the dramatic landscape and topographic features in the
valley and the inland mountains.

Mid-rise hotel buildings should make extensive use of balconies, decks, and
roof terraces. Building materials shall be homogeneous ‘and shall provide
either a contrast or a blending with the open space and landscaped areas.

Low-rise buildings shall pay special attention to roof area treatment, the
location and screening of roof-mounted equipment ‘and roof materials.
Pitched roofs or other special roof forms may be preferred in some cases to
flat roofs. Flat roof areas shall be considered for human use as terraces, or
surfaced with materials of earth tone colors of darker hues.

In geaeral, mechanical equipment should not be roof-mounted. Where

necessary to be roof-mounted, equipment shall be enclosed or screened from
view,

Low-rise buildings shall be designed with homogeneous materials that
complement landscaping materials. Special care shall be given to building
detailing, particularly at building entrances.

Structures shall be designed to create transitions in form and scale between
large buildings and adjacent smaller buildings.

Building Height Limit Zones shall be as follows:
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ZONE

South of 1-8
MNorth of 1-8

Within the 150-foot wide
Design Sensitive Zone at
the river corridor

MAXIMUM PERMITTED HEIGHT

40 feet with exceptions to 65 [eet
250 feet
42 feet

Design Structures to Create Transitions in Form and Scale
Betwoen Large Buildings and Adjacent Smaller Buildings

Building development at the base of slopes shall utilize building materials and

colors which are comprised of earth tones, particularly darker hues.

Parking garages shall be provided as an integral part of new development
utilizing ground level spaces for retall or other. similar activity, where

possible,

Parking structures shall be screened from street views where possible. Plant

material could also be used to create interest.
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Parking Areas Should be Placed Below grade or *Tucked Under® Buildings.
This Maximizes Site Efficlency and Places Parking Areas Out of View.

Parking areas placed below grade, "tucked under" bulldings, or in Inconspic-
uous above grade parking structures shall be encouraged. This maximizes site
efficiency and places parking areas out of view.

Buildings shall terrace up from adjacent streets. Rather than create
“hallway" effects, structures shall "open up" at the upper levels eliminating
"dark" streets,

o Building forms shall be designed to create visual interest. Changes in form
by varying levels and planes can create a visually satislying structure.

Parking Structures Should be Screenad from Street Views Where Possible.
Plant Material Could Also be Used to Craeate Interast.

3 Buildings shall complement surrounding topography. For example, buildings
adjacent to steep slopes should reflect the slope by gradual “step-up” design
towards the slopes.
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Where High Rise Buildings are Adjacent, Terracing
Should ba Wilized to Prevent Dark Unpleasant Spaces.

o  Tunnel-like effects between buildings should be avoided.
o Building forms should terrace down to riverfront areas.

o Where high rise bulldings are adjacent, terracing should be utilized
to prevent dark unpleasant spaces.

HOT THIS

Avoid Tunnel-Like Effects Betwean Buildings
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10.

Building Clusters Should Relate to Surrounding Topography
and Creata Appropriate Height Transitions

Buildings adjacent to the southerly slopes of Mission Valley shall incorporate
the architectural guidelines of the Mission Valley Community Plan
Implementation Program.

Building clusters shall relate to surrounding topography and create appropri-
ate height transitions.’ Background topography shall be considered an asset.
Rather than "fight" the existing forms of.the valley, building clusters shall
logically transition’ in height and ‘form from one structure to the next
considering the surrounding topography.

Tall buildings that face pedestrian streets and spaces shall incorporate design
features that increase visual interest at street level.

Buildings shall be designed to create comfortable scale relationships with
adjacent open areas.

YVisual Considerations

To maintain the special visual character of the Atlas Specific Plan area the
following visual concepts and criteria shall be followed as closely as possible. The
basic concept is that of utilizing view corridors throughout the project. Visual
terminuses such as plazas, fountains, special buildings, or sculpture shall cccur at
key points within these corridors to act as focal points. In addition, the orientation
of the buildings shall reflect the visual corridor objectives.

Concepts and Criteria

Developments shall provide landmarks and focal points for visual orientation,
through visual vertical elements or other special forms. These architectural forms
are particularly applicable to the urban plaza area adjacent to the river.
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Bulidings Should be Designed to Create Comfortable Scale
Relationships with Adjacent Open Space Areas

LIKE THIS

Tall Buildings that Face Pedestrian Streets and Spaces Should Incorporate
Design Features that Increase Visual Interest at Street Level

SAH DIEGO RIVER

Building Forms Should Terrace Down to Riverfront Areas
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Individual parcels shall be site planned to consider internal views (for
example, in recreation areas) as well as views looking outward.

Because of the view impacts of large low-rise buildings as seen from above,
mechanical equipment should not, in general, be roof-mounted. Where
necessary for equipment to be roof-mounted, roof areas shall be carefully
designed to enclose or screen mechanical equipment. Roof-mounted
equipment should be incorporated into the architectural design of buildings or
should be logically grouped or clustered in a manner which allows them to be
effectively screened with free-standing or parapet walls. Projects shall also
consider the development of roof forms and the use of roof materials that
will have positive visual impacts by providing color and pattern. Ideally,
strong consideration shall be glven to the use of roofs for recreation, as
terraces and landscaped park-like areas, in conjunction with project
recreational activities or commercial activities such as restaurants.

View corridors from 1-8 to the river and from [-8 to the hillsides shall be
provided for the Town and Country, Hanalei Hotel, and Mission Valley Inn
sites. Refer to the site specific criteria section of the Urban Design Element
of this specific plan.

Parking Areas Adjacent to Streets Should be Screened
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11. Energy and Conservation Considerations

The need for proper energy planning has become readily apparent in recent years.

Shortages of traditional energy sources coupled with spiraling prices make it
important that steps be taken to control and conserve the amount of energy

expended on a local and national level. Within this context, the following criteria
for the Atlas Specific Plan area have been pmpaﬂ:d Significant energy savings
will be realized as these guidelines are integrated into the planning and design of
each site. Specific energy-saving techniques listed in this section are intended to
serve as design criteria to be used by architects, site planners, landscape architects
and engineers. Atlas Hotels has been extremely successful in exceeding energy
conservation goals through well-organized and implemented energy conservation
techniques.

All new or improved buildings within the Atlas Specific Plan area must comply with
the minimum state 'mgfgy conservation standards, presently embodied in Title 28
of the California Administrative Code. As a goal for the Atlas Specific Plan area,
all major buildings should exceed Title 24 standards. Typically, state energy
standards concentrate on structural factors such as insulation, glazing, etc. This
section outlines a conservation program which complements Title 26, by
concentration on other avenues of energy conservation not ordinarily addressed by
the state requirement. The emphasis Is on Instituting a number of financially-
feasible conservation techniques, such as ‘appropriate landscaping, daylighting,
water management etc., rather than attempting the implementation of 5p-f:1:ialized,
high-technology devices such as solar or wind-powered mechanisms. It is believed
this strategy offers an equally saﬁ;[;.-lng end product, ‘while, at the same time,
representing significantly more favorable life cycle costs.

One conservation t:c]'u:iqur: which will be incorporated into the design of the Atlas
Specific Plan area is the concept of multiple ‘use dﬂ:fnpm:nt. In essence, this
concept combines various land uses within the project. This results in fewer
vehicular trips than would a mmpa:ahty—ﬂztd traditional development simply
because some residents have the opportunity te work, shop and recreate within the
confines of the Valley rather than commuting. -Other benefits accruing from a
project of this scale include connections with major public transit networks
including the LRT and bus lines in the Mission Valley area.

S5ite planning to take advantage of passive solar energy will be encouraged. The
kinds of plant material and their location, window exposure, roof overhang, and
building alignment should be manipulated to maximize the "free" energy the sun
provides daily. In those places where "active™ solar collectors can be used, and also
“passive" solar considerations can be utilized, access to the sun's radiation should
be preserved and maintained.
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Concepts and Criteria

s}

Nearly 50 percent of a commercial building's energy is used for lighting
purposes. Approximately 33 percent of total building energy is consumed by
environmental comfort systems. Daylighting shall be used as a conservation
technique on low rise buildings where possible. This can be done by utilizing
skylights, atriums, and courtyards to maximize available window space. It
provides desirable results and an attractive economic return on investment.

Appropriate glazing techniques shall be utilized to permit interior light
penetration up to twenty (20) feet within buildings. For interior areas
greater than twenty (20} feet from window areas, skylights, light wells,
interior courts or similar architectural features shall be considered.

In conjunction with daylighting technology, low wattage light lixtures,
dimmer switches, zoned lighting banks and time controlled lighting controls
for public areas shall be utilized.

Energy efficient appliances shall be used in all buildings.

-% .
AR

Buildings Should be Designed to Maximize Matural Lighting

Utilization of vestibules at entryways shall be considered to reduce heat anc
cold infiltration into buildings.
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Buildings shall be properly insulated. Insulative blankets should be utilized to
isolate the bullding mass from the exterior bullding skin.

Appropriate building colors shall be used to minimize heat gain into building
structures.

Roof surfaces shall be constructed of materials to minimize solar roof loads,
unless a passive heat system is employed.

Building facades shall incorporate overhangs, canopies or other methods tc
reduce heat gain.

Appropriate Building Colors Should be Used to Minimize Heat Gain

The use of cogeneration -or -district heating and cooling facilities shall be
considered.

Buildings shall not be solely dependent on mechanical systems for ventilation.
Buildings should be designed to encourage natural ventilation.

Buildings Should ba Dasigned to Encourage Matural Ventilation
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When designing exterior plazas "and courtyards, buildings shall be of
appropriate height and clustered to provide wind and sun protection.

Evergreen trees shall be placed on the north, northeast and northwest sides of
buildings to provide protection from cold north winds.

Evergreen Treas Should be Placed on the North Side
of Buildings to Shield North Winds

The installation of "active" solar hot water and space heating systems shall
be considered for buildings within the project; and, if installed rooftop solar
energy collectors shall be designed as an integral part of the building form.
The slopes necessary ‘for the energy collector -are Important and possible
determinants of architectural shapes. I rooftop solar energy collectors are
brought into a bullding complex subsequent to construction, an appropriadte
add-on design that integrates the collectors to the building form shall be
required.
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Water Conservation

o  Direct water conservation by the users can be achieved through the installa-
tion of pressure and flow reducing mechanisms within the water distribution
system itsell. The following are water saving devices which have been
deemed most appropriate and feasible for installation to meet the water
savings goal.

- Low-{low shower head and faucets.

- Low-flow toilets.

- Cycle adjustment dishwashers.

- Pressure regulators to limit household pressure to a maximum of 60 psi.

- Hot water pipe insulation or instantaneous water heaters.

- Automnatle sprinkler systems for irrigation with timers with low
precipation rates and water sensors.

- Standard water meters and house connections pipe sizes (no oversizing).

o Water shall be conserved wherever possible by using low maintenance drought
tolerant plant material.

o Drip irrigation systems shall be encouraged, especially for tree plantings.

o  Encourage the use of reclaimed water.

C. SITE SPECIFIC DESIGN CRITERIA
Conceptual Site Plans

Because each individual Atlas site is unique In character, access, topography, land
use and overall visual and functional context, the following site specific urban
design criteria have been prepared. The previous general design criteriagshall still
be utilized as they pertain to each site.

Conceptual site.plans have been prepared to better illustrate the urban design
concepts presented in this urban design element and are reproduced as part of the
discussion for each of the sites. Figure 29 delineates existing and proposed
development within the Atlas Specific Plan area. The building foot-prints shown on
these plans do not indicate the final building form. Similarly, the pedestrian and
open space systems indicate design concepts which will be delineated and further
refined during the final design process. However, based on the criteria prepared,
the conceptual site plans serve a very useful purpose in illustrating what the
project could look like. To ensure that the basic urban design concepts depicted in
the site plans are adhered to, the following concepts and criteria have been
prepared.
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I. Townand Country

This is the largest and most intensely developed of the Atlas sites. Ithas the most
potential for multiple use, and by its location it can become the eastern gateway to
the Hotel Circle area. Figures 30 and 31 illustrate a schematic site plan with
building height relationships and conceptual open space and view corridor criteria
for the Town and Country site. Figure 32 illustrates the anticipated phasing for
the Town and Country development. Figure 32 illustrates the circulation and
streetscape concepts and criteria. Flgures 34 and 33 present cross-sections
illustrating various aspects of the proposed development. Figures 36 and 37
illustrate the proposed pedestrian. bridge across the river. Figure 33 illustrates the
proposed transitional buffer along the south side ol the river channel. Figure 33
summarizes certain development criteria for this site.

The 3%.4-acre Town and Country site will be the most intensely developed within
the specific plan area. The development will include a mixture of hotel, retail, and
hotel-related commerdal and convention center uses.

The site is currently developed with approximately 960 hotel rooms, a 58,000
square foot convention center and several restaurants. The proposed plan projects
a build-out hotel room population of 2,300 guest rooms, 229,000 square feet of
exhibit and meeting space, and parking for 3,680 cars. Development is planned to
occur in three phases, which are outlined on Figure 32.

Phase One work includes addition of a new 100,000 s.{. exhibit hall, development of
a new hotel tower with 562 net additional hotel rooms and lobby space at Hotel
Circle North, and the addition of a new parking structure at the southeast corner
of the site. Development .of a new 39,100 s.1. meeting/conlerence center, a 29,500
sd.expansion of the existing Mission Ballroom and certain vehicular and pedestrian
amenities are also proposed as part of this phase. The intent of work in this phase
is to establish a new image for the site, and begin work-on the pedestrian and
vehicular infrastructure. '

Phase Two encompasses the river channel improvements, development of an
additional hotel tower at the eastern boundary of the site; a new
meeting/conference center, the addition of service lacilities, {urther development
of vehicular and pedestrian amenities, and work aimed at the development of a
vibrant pedestrian system along the river.

Phase Three encompasses the addition of a new parking structure at the northwest
corner of the site, and the new restaurant/lounge adjacent to the river corridor.
Hotel and other hospitality-related activities will be imtegrated with park-like
plaza and pedestrian amenity systems oriented to the river view and use.

Special features proposed for the Town and Country site include a pedestrian plaza
oriented to the new riverfront development with associated open spaces integrated
with the redesigned riverfront edge. A restaurant and lounge with outdoor dining is
located within this area visually and functionally linking the Town and Country
development with the river corridor. The existing pedestrian bridge across the
river will be replaced and expanded, linking Fashion Valley Shopping Center to the
Town and Country site, and providing a pedestrian/bicycle connection to. the future
Camino de la Reina/LRT station on the north side of the river as shown in Fﬁgun:s
36 and 37. A pedestrian plazafpark Is proposed {or the interior of the development.
Water elements such as pools, fountains, and artificial streams will be developed
within the interior of the Town and Country site.
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Major vehicular access to the site is limited to four points. Service access occurs
near the southwest corner of the site and via the access drive located along the
eastern property boundary. -A second service access occurs on the west side off
Fashion Valley Road. Public and guest access is provided at the southeast corner
of the site off Hotel Circle Morth, and at the existing Mission Ballroom entry off
the relocated Fashion Valley Road.

The following design criteria shall be applied to the Town and Country site:

Criteria

o

In order to provide visual openness, the 1350-foot "Design Sensitive Zone"
criteria for development adjacent to the river corridor as identified in the
San Diego River Wetlands Management Plan shall be adhered to except as
otherwise defined in this Specific Plan. In addition to other criteria, the
"Design Sensitive Zone" criteria establishes a maximum building height of 42
feet within this 150 foot area. Buildings should step back from the river
corridor. Public, recreational and pedéstrian-oriented uses are encouraged.

Yehicular use adjacent to the river corridor within the 150-foot "Design
Sensitive Zone” shall be limited to the parking structures identified in this
Specific Plan, required fire access, and service carts.

Development shall not extend into the area currently designated within the
100-year floodway until the river improvments at the Town and Country site
are constructed or are under construction.

A minimum of 75% of all rt:qulurnd parklng shall be prmrldnd in architecturally
mtegrated structures. The remaining 25% may be in surface parking areas.
These surface parking areas shall have a minimum of 10% of the interior area
{excluding the landscape buffer adjacent to major streets) landscaped, and
shall be designed to screen parked vehicles from view of the adjacent street.

Parking on roofs of structures shall be restricted. For the site, a minimum of
30% of the parking structure roofs shall be reserved for recreational
facilities or screened from view by the use of trellis or other screening
structures. A minimum of 10% of each parking structure roof shall be
reserved for recreational facilities or screened from view by the use of trellis
or other screening structures or landscaping.

The "feeling" of the adjacent river shall not be restricted to the river
corridor. Water elements such as pools, fountains, and artificial streams
shall be developed within the interior of the site. In addition, riparian trees
that are used to revegetate the river should also be intreduced to the interior
of the project.

A pedestrian/bicycle bridge over the river shall link the future Camino de la
Reina/LRT station with the site. Reler to other sections of this specific plan
for additional pedestrian/bicycle bridge requirements and criteria.

A pedestrian plaza shall be developed on the south edge of the river at the
southern terminus of the pedestrian bridge. The plaza will allow for views of
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the river and provide an opportunity for pedestrian access te the combined
pedestrian/bicycle path along the river corridor.

Immediately adjacent to the plaza, a restaurant/lounge with outdoor dining
shall be developed.

A 30-foot buffer (average) shall be located between, the river wetland areas
and adjacent development. A 10" wide combined pedestrian/bicycle path shall
be provided adiacent to the river and may be within the buffer.

To further soften the "natural" channelization of the river, the side slopes of
the channel shall be planted with riparian plant materials to create a more
natural effect.

An integrated paving design shall be implemented for all walkways within the
project.

Convenient pedestrian access shall be provided from the river corridor and
the “river plaza” through the interior areas to the public sidewalk within the
streetscapes along the north side of Hotel Circle North.

Pedestrian circulation systems shall be clearly separated from wvehicular
circulation systems.

Only two vehicular access points shall be provided along Hotel Circle North.
Utilizing specific design treatment, one entry should become the obvious
main and theme entry to the site while the other entry should be secondary.

The irregular curves presently occuring in Hotel Circle North in the south-
eastern corner of the site shall be eliminated by straightening out the road.

A focal point shall be provided (i.e.,a fountain or specimen tree) at the
termination of the theme entry.

Sidewalks and parkways shall be installed along Hotel Circle North and
Fashion Valley Road and shall be of widths as identified on Figure 33. Refer
to other sections of this specific plan for sidewalk/parkway criteria at other
roads.

A 30" wide landscaped buffer area except for driveways and/or drives shall be
provided adjacent to Hotel Circle North and adjacent to Fashion Valley Road.
Parking lots or structures shall not be permitted in these landscaped buffer
areas with the exception of short term guest check-in parking adjacent to
Hotel Circle Morth as illustrated in Figure 31.

Architectural materials for new developments should generally be consistent
throughout the site.

Surface parking shall be discouraged. Where surface parking is necessary a

minimum of 10% of the surface parking area shall be reserved for land-
scaping.
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o  Parking areas shall be screened from view from Fashion Valley Road and
Hotel Circle North by utilizing berms, plant material, andfor by depressing
the parking area.

o  All service areas related to the site shall be screened Irem public view,

o &0% of the parking on-site may be dedicated to compact parking stalls
(7% x 15) per City standards.

Q Roof-mounted mechanical equipment shall be discouraged. Where necessary
for equipment to be rool-mounted, mechanical equipment shall be logically
grouped and screened from view by incorporating the equipment into the
architectural design of the building or by using free-standing or parapet
walls.

u. Pedestrian amenities such as benches, drinking lountains, and trash recep-
tacles shall be provided throughout the site.

o  Compatible plant materials shall be used throughout the site.

o Setbacks shall be as identified on Figure 39, "Development Criteria
Summary"”.

o An intra-valley shuttle stop shall be located on-site, preferably near a major
node such as a plaza or near the hotel lobby, or within an expanded sidewalk
paving section within the Hotel Circle North streetscape.

o Figure 39 summarizes the major criteria lor development of the Town and
Country site.

2. Hanalel Tower

The 17.80-acre site encompassing the existing Hanalei Hotel and future Hanalei
Tower. site is bounded by the San Diege River and Hotel Circle North, The site will
be ngm!lclntljr modified by the proposed Via Las Cumbres interchange at 1-3,
resulting in a 1.91-acre site [or the proposed Hanalel Tower development. Th:
development of 137,500 square feet of office space in a single eight-story structure
is proposed for this site. Structured parking for 885 cars is included bepeath the
building, with minimal convenience parking provided at the propoesed pedestrian
plaza area to the south of the structure. Figure &0 illustrates a schematic site plan
for the Hanalel Tower site. Figure &1 illustrates the conceptual open space and
view corridor criteria. Flgure &2 illustrates the circulation and streetscape
concepts and criteria. Figure 43 presents a cross section through the site. Figure
&4 summarizes certain development criteria.

Access to the proposed development is provided from the reconligured Hotel Circle
North cul-de-sac, and from the proposed Levi-Cushman road. Pedestrian access is
provided to the Hanalei Hotel site via an at-grade crossing at the Via Las
Cumbres/Levi-Cushman Road intersection.

82



rrre e
610 20 40

TYPE OF USE OEFICE

BITE AREN 1.8 ACNES
GROSE FLOOR AREA T

OFFICE BLILDMNG 187,800 80, FT.
PARKMG STALSTURE

ABOVE GRADE Lo,500 54, FT,
TOTAL 207,500 50, FT.

148 FT.

CUL=-DE=-SAC
AT ERD OF
HOTEL ORCLE MOATH

LOT COVERAGE:
STRUCTURES 3%
OPEN SPACE 3%

DRIVEWAYS &
SUARFACE PARKING 5%

Hanalei Tower
Schematic Site Plan

Atlas Specific Plan




&
T
«
T
0
e
%
i

OPEN_SPACE LEGEND

52,000 SF

2,004 WF |
9,000 5F )

Eﬁﬂn@ Hanalei Tower
Conceptual Open Space Site Plan 41

Atlas Specific Plan | FiGure




=
-
-~ %
T
o A
[
%
%
R
A
A
QHCIJLA'I'IE'.I'HIS'J"FIEE'SCHFE LEGEND
d=-LANE COLLESTOA ADAD LLLRLRRIEEL]
VEHESULAR TRAFTIC =
PECESTAIAMA TREETSCARE
" PAREOWAY, B SICEWALK T
BCYCIE LANE = sess= —
PFEDESTRIAM & B EEsaE

Hanalei Tower

Circulation and Streetscape Site Plan 42 |
' Atlas Specific Plan | Ficure |




‘f‘; .
HOTEL 1

ELEV. 167

' .
| Y R
|
' R —

T S
[

il ’?*'W

1?

wwwrk

;[]]]]]]}]ll

TR

—_— ___-—-5 ,

TR ||| .|

ILILD-IH SECTIOM.

ﬂEl E-I 48

Hanalei Tower

North/South Site Section 43 |

Atlas Epecil'ic Plan | | FIGURE



2 STORY BUILDING

BUILDING ENTRANCE

55 D

Hanalei Tower
Development Criteria Summary

Atlas Specific Plan

44




The following design criteria shall be applied to the Hanalei Tower site.

o A minimum of 75% of all required parking shall be provided in architecturally
integrated structures. The remaining 25% may be in surface parking areas.
These surface parking areas shall have a minimum of 10% of the interior area
(excluding the landscape buffer adjacent to Hotel Circle North) landscaped,
and shall be designed to screen parked vehicles from view from Hotel Circle
Morth.

° Parking on roofs of structures shall be restricted.

o An B' wide sidewalk separated from the public street by a &' wide landscaped
parkway shall be installed along Hotel Circle North (proposed Levi-Cushman
Road).

& A shuttle bus stop shall be located adjacent to the office tower lobby or
within® an expanded sidewalk paving area within the Hotel Circle North
streetscape (proposed Levi-Cushman Road).

o Architectural materials shall complement existing structures in the vicinity.

o The office structure shall be sited to maximize views to the river:and up and
down the valley.

o The architectural form ;and mass of the structure shall be developed to act in
concert with ;the architectural form and mass of structures on the Hanalei
Hotel site to form an Implied "gateway" along the proposed Levi-Cushman
Road.

o A 30 wide landscaped buffer area except for driveways and/or drives shall be
provided adjacent to the Interstate 8 off-ramp and adjacent to Hotel Circle
North (proposed Levi-Cushman Road). Parking lots or structures shall not be
permitted in these landscaped bulfer areas except as described and illus-
trated in this Specific Plan.

3. Hanalei Hotel

Approximately one-half of the existing Hanalei Hotel site is currently developed
with 443 hotel rooms and approximately 30,000 square feet of resthlirant and
banquet [acilities. With the proposed placement of the 1-§/Via Las Cumbres
interchange and the linkage to Levi-Cushman Road, the net acreage assigned for
development at the Hanalei Hotel site is 13.39 acres.

The specilic plan proposes expansion of the hotel functions with development of
202 additional guest rooms, approximately 34,000 square feet of additional banquet
space, and a new “"theme" entry and lobby area with access to Hotel Circle North
and a new main entry located along the proposed Levi-Cushman Road. A new mid-
rise hotel tower and lobby with mixed dining and retail functions is proposed at the
new hotel entry.



Access to the site will be restricted to three locations, two serving the hotel
functions and one serving the expanded banquet and convention facility. The main
entry to the Hanalei Hotel has been relocated east along the proposed Levi-
Cushman Road to align with a new entry lobby for the expanded [acility. A
separate entry for banquet and convention patrons is near the western boundary of
the site.

The existing banquet facility will be expanded to the north with new meeting
facilities. The orientation of these spaces is to the river corridor which
incorporates a shared 10 foot wide pedestrian/bicycle path and river-related
amenities adjacent to the river which may be located within a 30- to 50-foot
buffer. Low-rise portions of the new meeting facilities are partially located in the
150-foot design sensitive zone adjacent to the river, with pedestrian linkages to the
river walk. Additional landscape setback area extends along the river, providing a
landscaped link with the hotel-tower plaza located one-story above covered
parking.

The new mid-rise hotel tower and lobby arcade with mixed dining and retail

functions proposed at the new hotel entry would link directly with this pedestrian

plaza. Pedestrian connections from the plaza to the riverwalk and design sensitive

zone are provided from this plaza. Project open space at the expanded hotel

facility is integrated with the courtyards and pools of the existing hotel complex,

Eguvii-:ﬁpg a continuous loop of pedestrian circulation and activity throughout the
tel site.

Structured parking is provided below ‘the new mid-rise hotel complex and in
separate structures adjacent to this complex and adjacent to the hnnquet and
meeting facilities to the west. Access to the parking is apportioned in several
locations to serve the various n:ump-uncnu of this project. 1,120 total parking
spaces are provided at the Hanalel Hotel site, 'with over 75% of the total provided
in structured facilities. . Figure 45 illustrates a schematic site plan for the Hanalei
Hotel site. Figure 46 illustrates the conceptual open space and view corridor
criteria. © Figure &7 illustrates the circulation and streetscape concepts and
eriteria. Figures 43 presents a cross-section through the site. Figure 49
summarizes certain development criteria.

The following design criteria shall be applied to the Hanalel Hotel site:

o In order to provide visual openness, the :]50-foot "Design SensitiVe Zone"
criteria for development adjacent to the river corridor as Identifled In the
5an Diego River Wetlands Management Plan shall be adhered to except as
otherwise defined in this Specific Plan, In addition to other criteria, the
"Design Sensitive Zone" criteria establishes a maximum building height of 42
feet within this |150-foot area. Buildings should step back from the river
corridor. Public, recreational and pedestrian-oriented uses are encouraged.

o ¥ehicular use adjacent to the river corridor within the 150-foot "Design
aensitive Zone" shall be limited to the required {ire access, service carts, and
the two service locations as described and illustrated in this Specific Plan.
These service locations include: an access road from the westerly end of
Hotel Circle North to service docks located on the north side of the proposed
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meeting center; and, an access road {rom the easterly end of Hotel Circle
Morth to service facilities on the northeast end of the proposed new hotel
tower complex. Limited vehicular use of the service/fire lane between the
two service areas shall be controlled by the use of removable bollards or
other means approved by the City Fire Marshall.

A minimum of 75% of all required parking shall be provided in architecturally
integerated structures. The remaining 25% may be in surlace parking areas.
These surface parking areas shall have a minimum of 10% of the interior area
(excluding the landscape bufier adjacent to Hotel Circle North) landscaped,
and shall be designed to screen parked vehicles from view froem Hotel Circle
Morth.

Parking on rools of structures shall be restricted. For the site, a minimum of
30% of the parking structure roofs shall be reserved for recreational
facilities or screened from view by the use of trellis or other screening
structures. A minimum of |0% of each parking structure roof shall be
reserved for recreational facilities or screened from view by the use of trellis
or other screening structures or landscaping.

A 30" wide landscaped bulfer area except for driveways and/or drives shall be
provided adjacent to Hotel Circle North. Parking lots or structures shall not
be permitted in this landscaped buffer area.

An B widt_sid_twalk separated from the public street by a &' wide landscaped
parkway shall be provided along Hotel Circle North,

A 30- to 50-foot buffer shall be provided between the wetland and adjacent
development. A paved, 10-foot wide shared pedestrian/bicycle pathway shall
be provided adjacent to the river and may be within the buffer area.

An intra-valley shuttle stop shall be located adjacent to the hotel lobby and
banquet facility, or within an expanded sidewalk paving section within the
Hotel Circle North streetscape.

The pedestrian walkway along the river shall continue to the east to Via Las
Cumbres to connect with the -proposed walkways within the Levi-Cushman
apecific Plan Area.

Architectural materials shall complement existing structures in the vicinity.
The plant material utilized on the site, especially in areas adjacent.to the
river corridor, shall be riparian in nature to better introduce the river
element into the project.

A theme entry shall be located near or at the main hotel lobby.

The architectural form and mass of the easterly parking structure shall be
developed to act in concert with the architectural forrmn and mass of the

Hanalei Tower structure to form an implied "gateway" along the proposed
Levi-Cushman Road.
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o Development shall not extend into the area currently designated within the
100-year floodway until upstream improvements are constructed or are under
construction, or until a new pilot channel is constructed or is under
construction.

4.  Mission Grove Office Park

Since this site has been recently built out to accommodate office use, there are
relatively few proposed improvements for this site. The landscaping is quite
pleasant aesthetically and the site will require only minor internal pedestrian
circulation improvements. Existing exterior materials emphasize wood shingles
and wood trims. Figure 50 illustrates the proposed site improvements for the
Mission Grove Office Park site. Figure 51 illustrates the open space and view
corridor criteria. Figure 52 illustrates the circulation concept and criteria. Figure
43 presents a cross-section through the site. Figure 54 summarizes certain
development eriteria.

The following destgn criteria shall be applied to the Mission Gover Office Park site:
Criteria:

o A minimum of 75% of all required parking shall be provided in architecturally
integerated structures. The remaining 25% may be in surface parking areas.
These surface parking areas shall have a minimum of 10% of the interior area
{excluding the landscape buffer adjacent to Hotel Circle North) landscaped,
and shall be designed to screen parked vehicles from view from Hotel Circle
MNorth.

o Parking on roofs of structures shall be restricted, A .minimum of .30% of the
parking structure roof shall be reserved for additional recreational facilities
or screened from view by the use of trellis or other screening structures,

o A sidewalk and parkway shall be installed along Hotel Circle South. Physical
constraints on the site, such as the existing grades and the proximity of
existing stairs, signage and walks to the public street, will not permit the
construction of the standard sidewalk and parkway for the Mission Grove site.
Therefore, a ' wide sidewalk separated from the public street by a & wide
landscaped parkway shall be provided to preclude the need to, remove,
demolish or relocate existing site improvements. A 30" high stone veneered
wall will be constructed along the interior edge of the sidewalk to
accommedate existing grades.

2 A new 6-foot wide sidewalk shall be installed along the driveway to the rear
of the site linking the rear building to the area-wide Hotel Circle pedestrian
system.

3 An intra-valley shuttle stop shall be located on-site or within an expanded
sidewalk paving section within the Hotel Circle South streetscape.

) A 26' wide landscaped buffer area except for driveways and/or drives shall be

provided adjacent to Hotel Circle South. Parking lots or structures shall not
be permitted in this landscaped buffer area, except for existing structures.
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Add Sidewalk at Edge of Driveway

- King's Inn

The site is presently 'entirely hotel and related uses. The Atlas Specific Plan
proposes no new structures or uses, only site improvements and landscaping. The
only improvements made will be for the purpose of better integrating the site to
the proposed streetscape improvements of Hotel Circle South and the other Atlas
Specific Plan area properties. Figure 35 illustrates the proposed site improvements
for the Kings Inn site. Figure 56 illustrates the open space criteria. Figure 57
illustrates the circulation concept and criteria. Figure 53 presents a cross-section
through the site. Figure 59 summarizes certain development criteria.

The following design criteria shall be applied to the King's Inn site:
Criteria:

o An &' sidewalk shall be installed along Hotel Circle South. The sidewalk shall
be separated from the public street by a &' wide landscaped parkway which
will be planted with the appropriate street trees,

o A pedestrian link or connection shall be made between the lobby of the hotel
and the sidewalk within the Hotel Circle South streetscape. Where this
pedestrian linkage must cross a parking area it shall be constructed of a
paving material which is consistent with the pedestrian sidewalks or hotel
entry paving to provide a definite contrast to the parking area paving.
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6.

The parking area shall be screened from Hotel Circle South by utlizing berms
and plant material. However, care shall be taken to not screen the hotel
from vehicular view.

A theme entry shall be provided near the main lobby entrance. The theme
entry shall consist of enhanced paving at the entry drive and theme plantings.

Plant material, especially trees, shall be added to the existing parking areas.
This includes tree wells located between adjacent parking stalls (see con-
ceptual plan). Surface parking areas shall have a minimum of 10% of the
interior ‘area (excluding the landscape buller adjacent to Hotel Circle South)
landscaped, and shall be designed to screen parked vehicles from view from
Hotel Circle South.

Mew plant material shall be added to the slope at the rear of the site.

Generally, new plant material should be added to ‘the entire site to better
integrate with the streetscape theme and comply with the previous planting
guidelines.

An intra-valley shuttle stop shall be located near the theme entry at the
lebby or within an expanded sidewalk paving section within the Hotel Circle
South streetscape,

A 30" wide landscaped bulfer area ‘except tor.driveways and/or drives shall be
provided adjacent to Hotel Circle South. Parking lots or structures shall not
be permitted in this landscaped -buffer .area, except as described and
illustrated in this Specific Plan,

Mission Valley Inn

Improvements to this site will include 96 additional hotel rooms, banquet facilities,
and Iam.|:I!n=:e1||:|-:ng+ Figure 60 illustrates a‘schematic site plan for the Mission Valley
Inn site. Figure 61.illustrates the open space and view corridor criteria and Figure
62 Is a circulation and streetscape’ site p!an ~Figure &3 prﬂSEI‘IH a cross-section
through the site. Figure 64 summarizes certain development criteria,

The following design criteria shall be applied to the Mission Valley Inn sitee

o

Criteria:

A minimum of 75% of all required parking shall be provided in architecturally

integrated structures. The remaining Ej?& may be in surface paﬂﬂng areas.

These surface parking arcas shall a minimum of 10% of the interior area
(excluding the landscape bufler adjacent to Hotel Circle South) landcaped,
;nd shall be designed to screen parked vehicles from view from Hotel Circle
outh.

Parking on the roofs of structures shall be restricted. A minirmum of 30% of
the parking structure roof shall be reserved for recreational facilities or
screened from view by the use of trellis or other screening structures.

A 30 wide landscaped buffer area except lor driveways andfor drives shall be
provided adjacent to Hotel Circle South. Parking lots or structures shall not
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be permitted in this landscape buffer area except as described and illustrated
in this 5pecific Plan.

An 8 wide sidewalk shall be installed along Hotel Circle South. Th& sidewalk
shall be separated from the public street by a &' wide landscaped parkway
planted with the appropriate street trees.

A pedestrian link or connection shall be made between the pedestrian plaza
at the center of the site and the &' wide sidewalk within the Hotel Circle
South streetscape. Where this pedﬂ-man linkage must Cross a park.mg area it
shall be constructed ‘of a paving material which is consistent with the
pedestrian sidewalk and plaza and provides a definite contrast to the parking
area paving.

A theme . entry and pedestrian plaza shall be provided near the center of the
site at the hotel lobby.

An intra-valley shuttle stop shall be located near the theme entry at:the
lobby or within an expanded sidewalk section in the Hotel Circle South
streetscape.

The existing structures shall be refurbished to conform with thé architectural
design of the new buildings.

Focal points should be provided at the major circulation nodes from “the
parking areas to the hotel areas.

MNatural hillsides steeper than 25% shall remain undisturbed- :mpt for ‘any
necessary planting needed for screening. Planting within ‘hillside “areas‘shall
be limited to the use of drought-tolerant native plants which are compatible
with existing hillside vegetation.

Site development architectural design and landscape design shall comply with
the requirements of the Mission Yalley Community Plan lrnpltm:ntatlun
Program.

In general, the landscaping throughout the site shall be reviséd to better
integrate with the proposed streetscape and planting criteria Erﬂlwslr
mentioned and shall comply with the requirements of the Misfion Valley
Community Plan Implementation Program where con-sideration of increased
building heights adjacent to the southerly slopes of Mission Valley is
concerned.

The parking area along Hotel Circle South shall be screened from vehicles on

Hotel Circle South while maintaining a clear view of the hotel and especially
the lobby.
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V1. TRANSPORTATION ELEMENT

A. OBJECTIVES

The purpose of this transportation element is to outline the circulation require-
ments of the specific plan. The traffic study for the Atlas Specific Plan was
prepared by Linscott, Law & Greenspan, consulting engineers. The study evaluated
the Mission Valley circulation system with respert to specific plan implementation
and community development. This element describes the existing circulation
system, the proposed circulation system and its relationship to the Mission Valley
Community Plan, and the improvements necessary to implement the proposed
circulation system. Alternative available modes of transportation and the inte-
gration of these modes with the specific plan are also addressed.

The traffic study conducted by Linscott, Law and Greenspan was based on a
computerized travel forecast conducted by the City of San Diego. The assumptions
utilized in the travel forecast were approved by the City's Transportation and
Traffic Engineering Division prior to conduct of the study and the actual computer
programming was done by the City. The traffic study was structured in such a way
as to make it possible to evaluate the traffic/circulation effects of development of
the specific plan area under a cumulative development scenaric which assumed
buildout of the Mission Valley area in accordance with the community plan plus
implementation of the Levi-Cushman and Atlas Specific Plans.

B. EXISTING CONDITIONS

Located In Mission Valley in the central 5an Diego metropolitan area, the Atlas
Specific Plan area lies within the heart of the 5an Diego regional transportation
network. The area is served by a comprehensive network of regional and local
highways and streets, planned public transit, and bicycle and pedestrian systems.
The existing street system is illustrated in Figure 63.

The Atlas Specific Plan is bordered by the future extension of Camino de la Reina
to the north, State Route 163 to the east, and Colusa/Taylor Street to the west.
Regional access to this portion of Mission Valley is provided via the Missjon Valley
{Interstate 8) and Cabrillo (State Route 163) Freeways. Indirect regional freeway
access is provided via three major travel corridors; San Diego (Interstate 5), Jacob-
Dekema (Interstate 805) and Escondide (Interstate 15) Freeways. Arterial streets
and other surface streets servicing the study area include Hotel Circle North and
South, Friars Road, Fashion Yalley Road and Camino de la Reina.

Freeway System

I1-8 is the major east-west facility connecting downtown 5an Diego with the
residential areas to the east. This freeway carries downtown commuter trallic
during the peak hours, and regional traffic with origins andf/or destinations in
Mission Valley. Traffic volumes remain relatively heavy throughout the day,
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particularly during commuter peak hours. Fjgure 66 summarizes existing freeway
volumes in the vicinity of the specific plan area. Freeway volume information was
obtained from CalTrans by Linscott, Law and Greenspan.

The basic freeway access system to [-8 within the study area, consists ol the Hotel
Circle North and Hotel Circle South frontage roads on either side of the freeway
with two, low capacity, button-hook type ramps providing east and westbound
access to the mainline freeway. These button-hook ramps are located in the
vicinity of the Mission Valley Inn and the existing Stardust Hotel and are too short
to allow adequate stacking room during peak traffic periods. The eastbound 1-8
button-hook ramp near the Misslon Valley Inn immediately turns into the connector
ramps for eastbound [-3 to northbound and southbound SR-163. Thus, traffic on
this button-hook ramp during the heavy eastbound PM peak hour is forced into
heavy traffic. This heavy traffic and lack of weaving room make the merge onto
the freeway very difficult from the button-hook ramps.

In the immediate vicinity of the Presidio overcrossing, 1-8 interchanges with Hotel
Circle Morth, South and Taylor Street presently exist. The Hotel Circle ramps are
very congested due to the existing high volumes and lack of stacking room created
by the button-hook type design.

Caltrans is currently preparing a Project Report on the feasibility of increased
freeway access/egress along -8 between SR-163 and 1-5. This [easibility study will
address the present weaving problem on [-8 at the eastbound Taylor Street off-
ramp, the possible modifications to existing ramps for increased carrying capacity
and the potential for new [reeway interchanges.

atreet System

Hotel Circle North and South form a loop frontage road system parallel to 1-3
which provides access to the freeway system and to all adjacent businesses. The
typical cross-section for Hotel Circle Morth consists of three lanes, one in each
direction, with, in most cases, a two-way or excluslve left-turn lane. Parking is
generally allowed on the developed side of the street throughout the segment.
According to the community plan, such on-street parking will no longer be
permitted as the community plan area’is built-out. The typical street cross-section
for Hotel Circle South consists of two lanes with parking along the south side of
the street.

Figure 67 summarizes the street traffic volumes in the vicinity of the specific plan
area. Street volume information shown on Figure 67 represents data obtained from
the City of San Diego and data gathered by Linscott, Law and Greenspan during
actual counts in 1986. Based on existing traffic volumes, the majority of the
streets in the study area are presently carrying volumes in excess of their
respective maximum desirable Average Dally Traffic (ADT).

Friars Road is a major 4-lane facility which generally lies parallel to 1-3. Friars
Road has few intersections and limited driveway access, and traffic flow is smooth
most of the time. In that respect, Friars Road could carry a portion of the east-
west commuter traffic when 1-8 congestion occurs. Parking is allowed along the
north side of Friars Road in the vicinity of the specific plan area.
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Fashion Valley Road links Hotel Circle North with Friars Road. This four-lane
collector road forms the western boundary of the Fashion Valley Shopping Center
and the Town and Country Hotel. Traffic signal controls are located at -both
intersections with Hotel Circle North and Friars Road. Parking Is prohibited
throughout the length of the segment.

Camino de la Reina provides a link between the Mission Valley and Fashion Valley
Shopping Centers under SR-163. East of SR-163 Camino de la Reina functions as a
frontage road to westbound 1-8. . West of 5R-1£3, Camino'de la Reina presently
provides a connection to the Hotel Circle street system. Generally, a three-lane
street section prevails throughout its length.

As discussed in the land use element of this specific plan, five of the sites within
the specific plan area are currently developed. Existing development on these
properties generates an estimated 18,120 daily trips with 1,320 trips occuring
during the AM peak-hour and 1,810 trips during the PM peak-hour.

Intersection Peak-Hours Service Levels

Existing AM and PM peak-hour intersection conditions were evaluated at 11 key
intersections. They are as follows:

o Hotel Circle North at

Presidio/Taylor Street/Westbound 1-8 ramps
Westbound I-8 ramp
Fashion Valley Roac
Camino de la Reina

o Hotel Circle South at

Bachman Canyon Road
Eastbound 1-8 ramps
Presidio Overcrossing
Taylor Street, [-8 ramps

Camino de la Reina at Avenida del Rio

I

Friars Road at

- Fashion Valley Road
- Ulric Street/southbound SR-163 ramps

The traffic count information used in this analysis was collected by Linscott, Law
& Greenspan, Inc. during February 1936. . During the AM peak-hour all of the
intersections operate at Level of Service (LOS) B or better. LOS D is the lowest
acceptable service level for urban intersections. During the PM peak-hour, one
intersection operates at ‘an unacceptable level or LOS E. The location is Hotel
Circle North/Camino de la Reina/Hotel Circle South.

Future Planned Improvements

Recognizing that many.major streets in Mission Valley are not built to major street
standards and now experience congestion (especially during peak hours), the Mission
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Valley Community Plan has designated certain improvements to accommodate
existing and future traffic.. Hotel Circle North is designated to be widened to a
four-lane collector street, narrowing to three lanes near Via Las Cumbres, and is
proposed to cul-de-sac just east of Via Las Cumbres. Hotel Circle South and the
undercrossing to Hotel Circle North are designated to be improved to four-lane
collectors between Camino de la Reina and the. eastbound 1-8 ramps. Between
Camine de la Reina and Colusa Street, Hotel Circle South is designated to be three
lanes, and widened to four lanes at intersections.

According to the community plan, Friars Road, in the vicinity of the specific plan
area, is planned to be striped .as a six-lane major street. Fashion Valley Road,
which links Hotel Circle Neorth with Friars Road, will have an additional two-way
left-turn lane and will widen to a four-lane major street. Camino de la Reina will
ultimately be constructed as a four-lane major street and will be realigned parallel
to Friars Road, between Hotel Circle North and Via Las Cumbres, According to
the Mission Valley Community Plan, Via Las Cumbres will - be a four-lane major
between Friars Road and Hotel Circle North.

The Linscott, Law and Greenspan study also evaluated the effectiveness of various
regional improvements. These include construction of a new interchange with 1-8
at Via Las Cumbres. The results of this analysis are summarized later in this
section under the proposed circulation system discussion.

A major development project located within the area of influence of the Atlas
Specific Plan is the Chevron Land-Levi/Cushman project consisting of mixed use
residential/commercial land uses. The ‘approved development- is expected to
generate traffic volumes consistent with the Misslon Valley :Community Plan.
Based on this information, the travel forecasts for Mission Valley depicting the
community plan traffic -volumes also reflect - the Levi-Cushman proposal.
Circulation networks analyzed in the traflic study assume ultimate development of
the circulation network as shown in the Mission Valley Community Plan which has
been approved by the 5an ‘Diego City Council. Other potential development
projects located within the area of influence of the Atlas Specific Plan Include ‘the
Linda Vista Plan Amendment and the Warner Ranch project. The traffic study did
not include the Linda Vista Plan Amendment as it was not a known project at the
time the Atlas travel forecasts were prepared. The potential Impacts of this
project to the Atlas Specific Plan would not be expected to substantially alter the
travel forecasts since the travel forecasts are rounded per City guidelines.
Similarily, the potential Impacts of the Warner Ranch Project d not be
;:xp#cttd to substantially alter the travel forecasts due to the rounding of the
orecasts.

C. RELATIONSHIP TO MISSION YALLEY COMMUNITY PLAN

The purpose of this portion of the Transportation Element is to briefly compare
traffic generated by the Atlas Specific Plan with that anticipated for the specific
plan area by the Mission Valley Community Plan.

The Linscott, Law and Greenspan traffic study evaluated the effects of develop-
ment within the specific plan area on 26 roadway segments under the cumulative
development scenario “which assumed bulldout of the Mission Valléy area in
accordance with the community plan plus the Levi-Cushman and Atlas Specilic
Plans. The future traffic volume forecasts and the volume to capacity ratios
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identified in Tables 10 and 1l and shown in Figure 63 include the previously
proposed 450,000 s.f. of large office on ithe Evelyn Terrace site, 200 more hotel
rooms and 10,000 s.I. of office at the Town and Country site, 50 more hotel rooms
at the Hanalei Hotel site, 150 more hotel rooms at the Mission Valley Inn site, and
94,200 s.1. of office and 5 residential units at the Atlas Hill site. The Impacts
identified in the analysis are therelore overstated as there are 12,920 additional
trips per day added to the street system analysis than currently proposed in the
Atlas Specific Plan.

The results of the roadway segment analysis are summarized in Table 10. The
volume to capacity (V/C) ratios shown in Table 10 are based on a level of service
(LOS) C for the readways analyzed. A V/C ratio of 1.00 would therefore mean that
the particular roadway. is operating at capacity at LOS C. A V/C ratio of greater
than 1.00 indicates that the roadway segment is operating at less than LOS C. Asa
practical matter, the City has also considered LO5 D, one service level lower, to
be acceptable for roadways or frontage roads adjacent to freeways. The average
daily traffic (ADT) for LO5 D s approximately thirty percent greater than that at
LOS5 C (1.30). As shown in Table 10, under the Mission Yalley Community Plan
scenario slx roadway segments would have V/C ratios which exceed the maximum
ADT for LO5 C or LO5 D for roadways adjacent to freeways. These segments are:

-  Friars Road west of SR-163
Hotel Circle North west of Fashion Valley Road
Hotel Circle South west of the Presidio overcrossing
Hotel Circle South west of the Mission Valley Inn
Hotel Circle South south of Hotel Circle North
Colusa 5treet south of Friars Road

ron i

The section of Table 10 which shows future traffic volumes based on Mission Valley
Community Plan plus Atlas velumes (at 32% over that-allowed by the Mission
Valley Community Plan) indicates that four additional roadway segments would
have ¥/C ratios which exceed the maximum ADT. These segments are:

= Friars Road east of Fashion Valley Road

- Friars Road west of SR-163

- Hotel Circle South west of Via Las Cumbres

=  Hotel Circle North west of Via Las Cumbres
Since this information was compiled, the Atlas traffic volumes have been reduced
;ﬁ; bring the Atlas Secific Plan into conformity with the Mission Yalley Community

an.

Figure 63 illustrates rounded horizon year traffic volumes based on the Mission
Valley Community Plan plus Atlas Specific Plan velumes prior to reductions in the
Atlas traffic volumes to bring the Atlas Specific Plan into conformity with the
Mission Yalley Community Plan.

Traffic Generation

Another issue of concern regarding the relationship of the Atlas Specific Plan to
the Mission Valley Community Plan involves the number of trips expected to be
generated by development within the specific plan area. As discussed in the Land
Use Element and shown in Table 2, the Atlas Specific Plan would generate
approximately 30,370 daily tnps uulmng the City standard trip generation rates.
Utilizing the development intensity district (DID) methodology outlined in the
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TABLE 10
FUTURE TRAFFIC YOLUME PROJECTION COMPARISON
ATLAS HOTELS MASTER PLAN
Mission Valley, San Diego

MAXIMUM A Be

ROADWAY ADT YOLUME YiC YOLUME YiC
LOCATION CLASSIFICATION {1000') (loo0's) RATIO (1000's) RATIO

FRIARS ROAD:

WO Colusa Street k-lane major 25 22 0.88 18 0.72

EfO Colusa Street é-lane major 50 28 0.70 28 0.70

EfO Via Las Cumbres E-lane major i a3 0.E8 22 0.55

EfO Fashion Valley Rd.  6-lane major &0 33 0.8% &3 1.13

W/O State Hwy 163 G=lane primary 50 &0 1.20 63 1.30
CAMING DE LA REINA:

W/O Colusa Street k=lane major 23 14 0.56 12 0.48

EfO Colusa Street b-lame major 25 25 1.00 20 0.80

EfO Via Las Cumbres b-lane major 25 25 1.00 22 0.88

EfO Fashion Valley Rd. 4-lane major 25 25 1.00 20 0.80
HOTEL CIRCLE MORTH:

EfO Colusa Strest b-lane collector 10 12 1.30 ] 0.%0

WO Via Las Cumbres &-lane collector 10 12 1.20 15 .50

EfO Yia Las Cumbres 3-lane collector 10 i 0.50 3 0.50

W/IO Fashion Valley Rd.  4-lane collector 10 & 1.60 5 0.50

EfO Fashion Valley Rd y-lane collector 10 12 1.20 12 1.20

5/0 Camino de |a Relna  4-lane major 25 18 0.72 18 .72
HOTEL CIRCLE SOUTH:

W/0O Taylor Street 3-lane collector 1a 1o 1.00 g 0.80

W/O Presidio OJC b-lane collector 10 16 1:60 7 0.70

E/O Colusa Street g-lane collector 10 10 1.04 5 0.50

W/O Via Las Cumbres 3-lane collector 10 12 1.20 Ié 1.0

W /O Mission Yalley Inn 4-lane collector 10 13 1.30 12 1.20

5/0 Hotel Circle North 4-lane collector 10 20 2:00 20 2.00
COLUSA STREET:

5/0 Friars Road g-lane collector 10 12 1.0 10 | .00
YIA LAS CUMBRES:

MN/O Camino de la Reina  4-lane major 25 1% 0.56 12 0.48

5/0 Camino de la Reina  §-lane major 25 24 0.9% 28 [.12
FASHION YALLEY ROAD:

N/O Camino de la Relna  §=-lane major 25 13 0.72 20 0.80

5/0 Camino de la Relna  4-lane major 25 18 T2 25 1
STATE HIGHWAY 163:

MN/O Friars Road 180 160

5/0 Friars Road 140 L&D

S/O Interstate & 130 150
INTERSTATE 3:

W/0O Colusa Street 160 130

W/O Via Las Cumbres 160 180

ESfO Via Las Cumbres 1&0 L&D

E/O Fashion Valley Rd. 160 200

EJO State Hwy 163 180 220

“A
B

= Community Plan Volumes (1984 Travel Forecast), and buildout of Levi-Cushman.
= Community Plan plus Atlas Volumes (1986 Travel Forecast). Includes existing community plan

volumes plus build-out of Atlas and Levi-Cushman Specific Plans; also includes certain additional
road network changes proposed by Levi-Cushman Specific Plan including improvements to Fashion
Valley Road interchange. Since this Information was compiled, the Atlas traffic valumes have

been reduced to bring the Atlas Specific Plan Into conformity with the Mission Valley Community

Plan.
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TABLE 1
FUTURE DAILY TRAFFIC YOLUME PROJECTION COMPARISON

WITH IMPROVEMENTS
ATLAS HOTELS MASTER FLAN
Missfen Valley, San Dlegs
BADCTMLIRA e Be
ROADWAY ADT WOLLUME ¥iIc YVOLLUME ¥iC
LOCATION CLASSIFICATION {10Gre) (1o} RATIO {1o0Gre) BRATID

FEIARS HOATR .

WO Colusa Street H=lmne major 23 22 .82 (] 0.r2

EJ/O Colusa Street E=lane major &0 n 0.70 i | .70

EJO ¥in Lay Cumbras b-lane majos L) 13 D.52 22 0.535

E/O Fashlon Valley Rd. E-lane majer D 33 0.5% 03 1.13

W0 State Hwy 163 f=lane primary 30 1] .30 %] 1.30
CAMING DE LA REINA:

W0 Coluna Strect §-lane majer 13 14 036 3 0.8

E/D Colusa Street §-lans i 23 1.00 a0 i [ i

EfD Via Las Combres §-|mne major 3 i3 i .00 ) 0.8

E/O Fashion Valley Rd. B=lane major 23 23 100 i) 0.k0
HOTEL CIRCLE HORTH:

B/ Colusa Strest §=lans collecior bir] 12 .20 ] Q.50

&0 Via Las Combres b=lana collactor i+ 12 1.20 1% 1.&0

E/D Vis Las Cumbres Hane callector 10 B 0.80 3 .30

W/0 Fashicn Yalley Rd  §=lane major (med) 1o 16 1.60 3 0.5

Efo Fashion Valley Bd b=lane collector 16 12 1.30 12 120

5/0 Camino de la Relns k-lane major 5 1B 0.72 IE 0.7
HOTEL CIRCLE SOUTH: =

wio Taylor Street ¥-lane collector (] 10 1.00 ([] 100

W0 Predldio QIC §-lane callectior ] 16 I .60 7! 0.70

EfO Coluan Street 4-lane collecter ] 1] ‘100 i 0.30

W/O ¥ia Las Cumbees Llane collector i) 12 0. 60 Ié 160
w0 Mission Valley Inn §-lane collector 16 18 1.80 12 1.30
5/0 Hotal Clrcle North k-lane collector H n I .00 .00
COLUSA STREET:

50 Friars Road §-lang collector ] 12 1.20 o 1.00
YIA LAS CUMBRES:

MO Camine de s Rein &-lane major 3 1% 0,58 iz O.u1

570 Camlno de la Relns  4-lane major i3 L] 0.9 28 . lal2
FASHION YALLEY ROAT

MO Camlno de la Rein  &-lane major 23 12 0.72 20 0.80

50 Caming do la Relnt #-lane major 23 1B [ i3 1«12
STATE HIGHWAY 163

MO Priars Road 188 LG

57D Friars Road 1B (§.1r]

510 Inverstace § 180 150
INTERSTATE &:

W0 Coluss Strest 160 14

/0 Via Las Cumbees 168 180

E/D ¥ia Las Cumbred 162 150

E/O Fashlon Valley Rd. 168 200

EfO State Hwy 163 200 am

A% Includes existing Commimity Plan volomes and Levi-Cushman baildaut.

Imprevements inclode

Cammunity Plan foad network, Community Plan buildout and three sdditlonal Impravements.

a. Construect Hotel Clrele Meorth 1o & modified $-lane major street section between Fashion
¥alley Road and the existing westbound [=1 ramps.

b. Construct Hotel Clrele South ta a modified b-land major street section west of Presidio
oveferosing, and between the Mizsion Yalley Inn and Hetel Clrcle Morth.

€.  Widen Colusa Sireet south of Friars Read i §-lene majer collector standards.

includes exlating Community Plan volumes, Levi-Cushman bulldout, and Atlas proposed buildour.
Since this Information was compiled, the Atlas traffic volumes have been reduced 15 bring the

Atay Specific Plan mte conformity with the Misslon Valley Community Plan. Improvementa
include munity Plan Road network, Communlty Plan bulldout and the fallowing Atlas Specific
Plan propasals:

a. Comstruct Motel Clrele Nevth to & modified S-lane major street section between Fashicn
Valley Road and the exlatlng westbound [-1 ramps.

b, Comnatruct Hotel Clrele Scuth to & modified t-lane major streef section weil of Presidio
overcrossing.

€. Specilic street improvements asociated with the Commusity Plan identilied in iabie 1)
fnumbers &, 5, BA, BB, 9, 10A, 108, LI, 13, 18). Alse, the sppropriate street improvements
l_wfll:llll_ﬂ in’ Table |8, which were based en cumulaiive development snd inlerim streed
ik s

d. hnmrbi;'r-u the patentlal need for localized intersection improvements Inio the site planfing
process.

6=10



LA

- - PTG FTRIET

NN Fwdem T S L TRAFFRD TOLUSE PROMCTIGNE

__5;,1!5-'

s

-—
=
-
ﬁ FASSION VaLLET
I ) SROFPNG CONTEN ot o] BT
wk
l! 1 -] '*‘-._I- 'ﬁ:‘;-.- ‘
"!"ILF o
L
-~ LI 'lﬂ:!:h -:E- T !"—’—
! -‘-'“""iu.. ) m ll"u i
!- .,--“"‘ ‘_ l‘l-.-‘“ ..---H-ﬂ-"'u-l e -
l;"f} * .""' pEld ] ""'-!-‘“:E- > r"“-':f:-!'-
L f’ ,t" - o ['H'liliﬁ{t::
¢ T R
% 4 F"’- cowTITE
(N = o sl L e
0 o\ st \Bl S
kLT —1-l-+F-’f“-;id‘# -‘ 3 :" {_{Jﬁ.‘:{'}; E
A ; 3 w ) O S e
aa o DN L -
. ] S =
L, LTI NG Ly i o, '55 st 7L
2 T R '_llf MAsALLN® 1 -
'E““I“m'%.'* EIREILY N T T | = oatH
2 ol . Ly kot :ﬂ.l:l.t st o SO jg!g'
1| '|._ o
LN L [ =l ] -
s Tayioe ! ' =
ir CToH = &
"ff]- "!I ‘_ﬂ.— Bl i COCLE . ﬁ el T ;
r ¥ H 4 = y E
-"'ih-n.. a—— Yag. ;E'-—ELF I; z o i ﬂﬂﬁ:-r. , z by
g P G LGy T1n A1 i = = X
%;ﬁz Tt MiLEigN ¢ =8 =]
Il‘l-lléﬂ VALY e § 5
" Pamy
GROVE E

BOUREE | ROUNSED/ASJURTEDS SITY OF SAN IGD COMPUTEN FOARCLET ALIER
ek ArvEnar @ FOR ADARITEENTE AWE NOUADING FeliET)

Atlas Hotels
Traffic Volume Forecast

Atlas Specific Plan




Mission Valley Community Plan, approximately 29,965 trips would be allocated to
the specific plan area. The Atlas Specific Plan therefore differs from the Mission
Valley Community Plan in terms of trip generation. _The increase in daily trips is
3% percent -greater than that anticipated under the Mission Valley Community
Plan. However, based on a 2% adjustment in trip generation for the LRT facilities
and a 1% adjustment in trip generation lor the intra-valley shuttle, the Atlas
Specific Plan traffic generation is approximately the same as that anticipated in
the Mission Valley Community Plan.: The 2% ADT adjustment for the LRET will only
be applied after construction of the LET facilities begins into Mission Valley, as
allowed in previously approved projects.

A variety of use factors may also combine to reduce trallic generation within the
study area. For the Atlas Specific Plan, these factors include use of the proposed
Mission Valley LRT and an Intra-valley shuttle system sefving the Atlas Specific
Plan sites. MTDB is currently in the process of deciding on a preferred alignment
for the LRT in the Mission Valley area. "As discussed In the transportation element,
two LRT stations are proposed in the vicinity of the specific plan area, one within
the Levi-Cushman S5pecific Plan’ area and another adjacent to the Town and
Country site. Access to the Town ‘and Country station will be provided by the
pedestrian bridge incorporated into the design of the Town and Country site.

Atlas Hotels, Inc. currently offers a variety of shuttle services to its hotel guests.
Atlas Hotels currently contracts with a private airport shuttle service to provide
airport transportation for: hotel guests. That existing service transports from
2,000-6,000 passengers monthly from the Town and Country, Hanalei Hotel, Mission
Yalley Inn_and Kings Inn sites to and from the airport. In addition to the Atlas
service, three other firms ‘also offer jitney service from Mission Valley to the
airport, “Atlas Hotels, Inc. also contracts with several private tourist consultant
firms (Cal Leisure Consultants, Enjoy Cal Enterprises) to provide transportation to
local tourist attractions (such as Sea World, San Diego Zoo, etc.) for hotel guests.
Ridership for this transit service fluctuates seasonally.

Atlas Hotels, Inc. will fund and operate’ an intra-valley shuttle to transport hotel

guests, office employees and members of the general public between the Atlas
Specific Plan sites, and the 5an Diego Lindbergh Field on a frequent schedule basis.

D. PROPOSED CIRCULATION SYSTEM

The specific plan proposes a balanced ‘transportation network accommodating
automobile, mass transit, bicycle and pedestrian circulation systems. With
imprevements delineated under the cumulative development scenario included in
the specific plan, levels of service as anticipated in the community plan will be
maintained on roadways in the vicinity of the specific plan area. Figure §9
illustrates the recommended street system for the Hotel Circle area based upon
buildeut of the area under the Mission Valley Community Plan, plus the Atlas
specific Plan. This system Incorporates the recommended roadway reclassifi-
cations and provides an increase in the freeway accessfegress over existing
conditions. Some of these projects will be funded by development impact fees
(DIF). Others will be the responsibility of subdividers or developers. Phasing plan
conditions or thresholds may require Atlas to advance costs of construction for
projects or portions of projects which are not the responsibility of Atlas, If so,
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Atlas may request the formation of one or more City Council authorized
reimbursement districts for purposes of recovering its off-site costs. In general,
the recommended circulation system consists of the following items:

- Construct Hotel Circle North to a modified 4-lane major street section
between Fashion Valley Road and the existing westbound 1-8 ramps.

- Construct Hotel Circle South to a modified 4-lane major street section west
of the Presidio overcrossing.

- Construct specific street improvements associated with the Mission Valley
Community Plan as identified in Table 12 (project numbers &, 5, 3A, 3B, 9,
10A, 10B, 11, 13, 14).

- Construct street improvements Identifled In Table 13 which are based on the
cumulative development 'scenario analyzed in the traffic study and interim

street capacity.

- Participate in an active ridesharing program with respect to the office
development component of | the specific plan, Provide the continued
operation of the hotelfairport and other intra-valley shuttle systems. Such
programs ‘would need ‘to be implemented at the planned development permit
stage.

- Incorporate the potential need for localized intersection improvements into
the site planning process.. Required intersection improvements would be
defined at the planned development permit stage.

With implementation of  the . ruadway |mprwcmmts ‘recommended under the
cumulative development scenario as wrnma.:]:z:d in Tables'12 and 13 and shown in
Figure &9, fourteen street segments in the vicinity of thé ‘Atlas Properties would
exhibit an improvement in level of service over that anticipated In the community
plan and five street segments would maintain the same level of .service as that
anticipated in'the community plan. Seven street segments would experience a
decreased level of service from that anticipated in the community plan. These
segments ares:

- Friars Road east of Fashion Yalley Road.

- Friars Road west of SR-163

- Hotel Circle Morth west of Via Las Cumbres

- Hotel Circle South west of Yia Las Cumbres

- Fashion Valley Road south of Camino de la Reina

= Fashion Valley Road south of Friars Road

- Via Las Cumbres south of Camino de la Reina

Since this information was compiled, the Atlas traffic volumes have been reduced
to bring the Atlas Specific Plan into conformity with the Mission -r‘n"aller
Community Plan. As the actual development of the specific plan would result in
12,920 fewer ADT (29% less) than the amount of -traffic analyzed in the traffic

[-nn:ca:.t, none of the previously identified segments would exceed the tralfic
volumes anticipated in the Mission Valley Community Plan.
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Table |2

Transportation Improvements Associated with
Development of Western Mission Valley

Per the Mission Valley
Community Plan
Mission Valley, 5an Diego

IMPROVEMENT

A

- i
- 5
3 8A
3 8B
3 9
4 10A
4 108
& 1
3 12

3-4 13
4 Ly
4 15

3-4 16
4 17
4 13

1

Restripe Hotel Circle South, to provide three travel
lanes. Prohibit parking from eastbound ramps at
Mission Valley Inn to Camino de la Reina. Install
Class Il bike lanes.

Provide increased intersection capacity and signali-
zation at both the eastbound and westbound Hotel
Circle Freeway ramps.

Remove Parking and restripe Hotel Circle South for
thrée lanes between the I-8/Presidio overcrossing and
the eastbound ramps at the Mission Valley Inn.

Widen Hotel Circle South between eastbound ramps at
Mission Valley Inn and Camino de la Reina to four lanes.
Install Class Il bike lanes,

Widen Hotel Circle South between the Presidio ramps
and the [-8 Presidio overcrossing. Install Class Il
bike lanes.

Widen Hotel Circle Morth to four lanes between [-8
ramps and Camino de la Reina.

Construct Camino de la Reina to four lanes between
Fashion Yalley Road and 5R-163. Install Class 11

bike lanes.

Widen existing "Camino de la Reina" to four lanes
between Hotel Circle north and Avenida del Rio.
Install Class Il bike lanes.

Construct Via Las Cumbres Interchange with 1-8.

Construct or widen Via Las Cumbres between Friars
Road and Hotel Circle North. Install Clgss I bike
lanes.

Install dual eastbound left-turn lanes on Friars Road
to northbound 5R-163. Widen north leg to accept
the dual turns,

Construct Hazard Center Road between Fashlon
Valley and Mission Center Road. Install Class Il bike
lanes.

Construct new southbound SR-163 off-ramp to
Friars Road.

Modify westbound approach on Friars Road to
provide 3 westbound lanes through intersection
at 3R=-163 northbound ramps. ;

Reconstruct northbound SR-163 on-ramps to Friars
Road.

Table A-Z, Page A-4/5; Adopted Mission Valley Community Plan, June, 1983.

&-13



*laidl

340 sploysaiyl Na3 Ui usym sesuiBug A110 JO UONDRJSIIRE Iy O} PAUNSST 3¢ OF AUT sjudwdsoMdwi (U jo uvendnusue]y

51500 asayl Fuliaaoo9a jo sasodind Joj m121351p JUdWaAsINqUITal
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

...._p._u Yl JO USTIDEJSIIES Y} O} pRJnSSE IEmIaYlo Jo ‘o] papuoq 3q o) L1170 Ay Ag pasmnbag ase sjuswasoadial uoistAlpgng I9LON
s34 1oedw] Juswdoranag - J1Q
g IEISSE JHRIATPONS - 5 IN3D3AT
54 UMl pleysRIYL NOF
!.h. I.__.u_.-hh penfy 1aafoad
uw so] dew peund 15475
a1 jo __.....En_h o} Joqad sdwws
NEFE 3G PRos Juaw ARAID [FIH punoqised Sy
-3 Wi @yl “usuwssoad a3 JupEsoissasn opEalg
-w #1y3 228815 proa J3-1 943 woag Jupjaed Bup
(8h) RIOID3F I UIYIA ~1IaRead Aq saue saayy o3
g 1 aseyd Jusudorassp SATRMWLNT ineg apaly [eioH sdpasey Ve 0 g
*(edures stacow
Awmpaag seayy jo A3peded -
"EICGDIE SR UM S FNIIUL OF[R YOI T
ssadojanap Jof duyy wuld pum § f1us Wi 13ep)
ESF Sy jo- ] spduwma Aemanu] apaD 12310H
Aﬂ&u_ aj ..E_.—n paandie =] PUTICQIER A PUR LTED 3] ¥I]
< 1 =58yd pRosa ...n.EPnnR..E sl =reulljg puwn Lipedes smwaiu 3 0 =1
“RIOADSE 3TN U e "IV U] #p oujues o
raadojeanp sof depy Ul sdwes femaaly apagD [F10H
I g jo eacaddy puncqises weaal Jupsed Fuy
(8h) o1 Jogd nw-_hl-.- 5 =1iyosd Ag saun] aasyy o3
g 1 aseyd pInom U3 durspyL aneg apAD 1oy sdinsay Y 0 =1
“BIOII
a3y} Uit sdew reugg
Aue 7o esssdde o1 sopd
deaufdug L1 Wyl jo vop
(&%) -SRPIIEE 43 03 o, 193] L e
s 1 aseyyg -aud so} Jupung aunsy =J0RUT ABTTRA VYRR mIN a 1] =1
JQOoHLIW (ng3) 3svHd Nmmhﬁ__z .__._.__..h_m WIAOHdWI L1D2300dWd "TTOHSTHHL NOLLDIS
ORIDNVNI4  ATNO SYILY Nd3  QIOHSIWUHL
QILVIDOSSY JALLYINAWND  LNIW4OT3AIA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdoarag aanenWND Uo paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘A310 41 JO UOHIDRJSIES I3 0} PIINSSE IFTMISYI0 J0 “JOf papuoq 3q 03 A31D ayr Aq pasnbas ase spuawasoadwl UDISIAIPNS “410N
934 1oedw] Juawdorasag - 410
‘juswdo@aag (o Anunod JIPIAIPGNS - § :gNTDIT
B UMO] Y} 0F $53000 pazi
-1euds v apiaoad pue soln AW
-028 anosdw] 03 uoTIDRSIRIU]
BuUlay ®[ #p culweD Junsxy
proy Laf[ep volysE [WINOS/Yidon 3[40 [910H
JO 15aMm UOIIDeS auy3 01 1anJ1suoday peoy AIEA
yoadsas it 0, yoaloud Aa[pep uolysed pue Rufey ©|
JO Naf| Ul paniongs 2p CUTWED) UIamiaq UOTIEZ]
-u0d ag pmod 1oalead - [SUUBYD Win-1}3] Iplacig e
S|yl "SJ01D3% IEIYL ‘BUTSY B| ap OUIWED) H
ulyitm siadojaasap 10] Bunsma oy sdwes apID
deyy Teurg 35213 o3 [P10H g-] punoqisam ay: |
(24) Jorad _paJnsse 3q UaMmla] SIUB] [FARL] 4 01
g | asmyg  pPnom EuEu.mu.EEH 3TN YIION] 3[40 [S10H UIPIA WOl (i} =1
£10}038 I UNITA ploy
=521 NQO3F Y1 $IYIWI IR
123foud Auwe Joj dey [eurg
15217 31 Jo eacsdde oy Jopad *BUlay B] ap
paunsse aq pinom Juauw oujwe? Funsma pue sdwed
-akoadwy ay) "uawasesd 2[211D 1910} punogisea
-wi sn 19881y plnom uzamaq saue] iq [ s5R1D
(34) SJ01D9% IS UTYIIM Yilm S3UR] [SARS] INO] 03
g 1 #swyg Iuawdoaaap sAnERWAD YINoS 32410 [I0H UIpIM a8 (1] |
JQOHLIW (NQ3) 3sYHd mmmbn__z H._.__..,_ﬂ_.m,__...m______n.un_ dWl 12300dd "JTOHSTIHHL NOLLDIS
ONIDNVNIZ  ATNO SVILV nd3  QIOHSIWHL
QILVIDOSSY JALLYTIAWND  LNIWOTIAZA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

__...L._u Yl JO USTIDEJSIIES Y} O} pRJnSSE IEmIaYlo Jo ‘o] papuoq 3q o) L1170 Ay Ag pasmnbag ase sjuswasoadial uoistAlpgng ' LON
934 3oedw] wawdooaaq - 410
SIPIAEGNS - § FONIDAT
"JuIwsaosdw] syl Ul Jaauidug
vopedpnied yipm pauenip 119 ayy Aq pasnbaa se
=Udd 3q 0] 4 JO § Jo12ag saue] uin pue Yy3Inoays
uf juawdofasap Luy “ploy Aiessazau apiacad
=-52J43 s1y3 Sunesw syoafoad o} sduwel g-] Ajdaisam
Joj dey [euld-3sd1] ayy Jo soW iz soN aRd1D
eaoidde asogaq Jo Laffes [#10H Y1 1® 553000
(06%)  49ary, 4q papiacid aq o3 120foad Lajrep s9ary,
g | #5yg  SJe sluawasosdwy asay) ayl azifeuldis pue uapTy TAY 0 W'
"SI0 D95
IEIYL URPIM PIOYSRIYL
NQa3 4y sIyaess Jey
129load Auw Jo] deyy euly
35417 Al jo eansdde uisap
- 01 J014d _painsse JEaA 01 ® 21BpOWILWICD
29 pInom whwanoud =28 0 BuUissodD Jaala Ayl
=Wl Y] ‘Ivawasold sacadwy *(g6/.8L) saue]
-wy s 12831 prnom 219 [T S5B1D) Yilm UOTIED
{06t) £201235 ISIYL UIYITM =1JIsSR[> Jo[Ew ave] 4 03
5 [ 9seyg  uswdojassp aanemwny peoy A9fTe) UOTYsE] UIPIM e 0 L
JOHLIW (NQ3) 3SVHd mwmbn__z ﬂ._.z.m,__...m____ﬂﬂ dWl 1D2300dd "JTOHSIHHL NOLLD3S
ORIDNYNIZ  ATNO SVILV Nd3  QIOHSIWUHL
Q3ALVIDOSSY JALLYINWND  LNIWdOT3AIA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el

6-18



S ymidi

340 sploysaiyl Na3 Ui usym sesuiBug A110 JO UONDRJSIIRE Iy O} PAUNSST 3¢ OF AUT sjudwdsoMdwi (U jo uvendnusue]y

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘4310 Y3 JO UOIIDRJSIIES Syl O} PAJNSSE IEIMISIO Jo ‘Jof papueq aq o3 11D Ay Ag pasnbau ase spuswasosdw) UolsIAIPGNS  tILON
934 3oedw] wawdooaaq - 410
SIpIMpERS - 5 :gNIDIT
*23ueyaiajur
a3 ayadwo oy papasau
uopsed sy suedjjen Aed
[Teys uoIIoNJIsUOD 53] O}
Sunnquuues sanded (e
‘aBuRyadaiur SIYL pling o3
ApEal §1 SURI [ [RD J3AaUaym
"UOTIR[TRISY] 1] 1O S[TE2 "o 212410
JNPIYDS SURL 8D I uaym [210H pue peoy AI(IEA
uo Jupuadap payviajacoe uolyse duneoo|as
q Avw Judwanoadwr sy ‘sdwea 32410 1810H g-1
7o Bupwn syl *IulaWaA0d punogisam Bunsma
-wip spyz 228814 pnom ayl Junesoas £q
§JO1096 SSaYl UM afuryslaul proyg Lafep
& wawdoanap aanenWng UOIYSE 4 MaU Jandisuns uwllu Dog‘1 9'e'l
*saue] Suiwny 19| punogq
=1583 oml a1 1daoow o
uolioasiaiul Jjo 331 yisou
UIplm SE91-WS PUnSqyiou
(D&th) 0] peoy Slelly punogises
s 1 aseyqg INON J0f suwinl 179 [enp PRy 2l oog =1
JOHLIW (NQ3) 3SVHd mmmbn__z ﬂ._.z.m,__...m____ﬂﬂ dWl 1D2300dd "JTOHSIHHL NOLLDES
u.h_u,z..__z_n_ ATNO SYI1LY nas OI0HSIHHL
JaLlVIDOSSY FALLVINWND  LNIWDOT3IAIA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el

&-19



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

‘4310 Y3 JO UOTIDRJSIIES Syl O} PAJNSSE IETMISIO Jo ‘Joj papueq 3q o3 411D Iy Aq pasnbaa ase sauswascsdwl uolsiAlpgng

-galE uelg JPadg urwEnT
1A a1 unyum A[aap

-U3 OS[® §1 199418 STy
*yidop 3410 1910y Juoje
o1j7ed) Jo Mol Bunsma

ayy sydnastp a8ueyo

~dew Teul] e Jo Burpiadal ayy o3 Jond

"PRoY
Kafrey uolysey ol
7 19305 Woay

“AL0N
234 1oedw] Juswdoraaag - 41Q

JIpiAMpQnSs - 5 FONZOTT

=daqut A9y uotyse saue] ayiq I s5e1D m
AU IYL ST pIpISU yitm Jolew Juel-4 e se
g —— s} Jwawanoadwy siyL g 19915 1901500 127 008'1 n'El
idop IR0 oy uope 1938 g, pue
ajea jo mofy Bunsxe RAON S[2410 [HOH
a3 sadrustp sBuey> UMY SIVE] IHIG
=JaU] La[|e) voTyse 11 S50 YA (Joida[[ed
#3U 3yl $® papaau SuBR[-4) 193235 yinog
g R $1 Juawaasoxdwy S|y L JYIIOH MBU 1DNISUOCT 197 oog'1 BT
‘revonesado s1 a8ueyd *Ow
=Jaau] Sy uorysed 3y Yira Juannoued sdwes
uays pajuawajdw] aq Luo (241D [S10H punoqg
[ meee=  PIMOM JUSWaAOIdWT STY] -15am FulisTXe dAowWRY s nos 1 w1
JoHLIW (NQg3) ISYH4 75310ON H._.__,,ﬂ.mﬂ_...m______un_“_ dWl 12300dd "dTOHSTYHL NOLLD3IS
ORIDNYNIZ  ATNO SVILV Nd3  QIOHSIWUHL
Q3ALVIDOSSY JALLYINWND  LNIWdOT3AIA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



*laidl

340 sploysaiyl Na3 Ui usym sesuiBug A110 JO UONDRJSIIRE Iy O} PAUNSST 3¢ OF AUT sjudwdsoMdwi (U jo uvendnusue]y

__..._H._u Yl JO USTIDEJSIIES Y} O} pRJnSSE IEmIaYlo Jo ‘o] papuoq 3q o) L1170 Ay Ag pasmnbag ase sjuswasoadial uoistAlpgng
934 3ordw] Juswdo@asg - 410

‘Ploysaayl

Na3za 243 s3yawead Py
12afoad Aue Joj dep [eulq
1541F 2yl Jo eacadde o3
Jojad _painsse aq pInom
EuEthH_EH Y| uIw

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘11es31 Aq ‘pasinbag jou st sERY PRIANASUCD §1 juswasosdwr syl uaym 10 Teacsdde jo Swil M1 1E JUsWRAGIdW! passfin
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

*saue] 3yiq ] sSE[D

TTe3suT pue peoy Sieldd

70 3pIs yanes ayy Juole
yaed #{1q fem-om3 Iy pue
wJiag reydse ay asoway

“AL0N

JIpiAMpQnSs - 5 FONZOTT

(ZZT1/Z01) woneoTIssR =
~anosdwy sy Je881a1-pinoa S1Y ulelqo o3 AJessacau &
EJOIDaE SN UIYITM 1uIw se Buruapim ajeidosdde
~dolassp SAIIRNWAD “luaw Yilm uonEI[JIssRD oot 1
~anoadun sy 22831 euatse Lewiad suel-9 Jo
g ----- PINOa proysaiyl Jayig ® 0} proy sdvlad adiasay 9 006°Z e
‘Pleysaayl Na3a vl
sayoRad yaiym 129foud “ory |ap
Aue Joj depy [eurd 15417 EPIURAY PUR INOS
gl Jo eacadde o1 Jorad Julson 212410 [910H
paJnsse 3q pInos Juaw uaamlaq saue] axlq
~asoddwn 3y JuUsWIADIdLI 1 55RO Yiim uonedi)l
sy Ja831n pnom -$5E 2 Jolew aue|-4
SJO1DIE ISP UNYIIm B 0] BUTaY B] Ip
g ---—-  uawdo[3Aap 3anEnWND cutwed Bunsxa uIpIM 1 008*1 b'g'l
mﬂDEm___.., (NQ3) 3S¥Hd mmmbn__z ﬂ._.z.mw...m_.__ﬂﬂ dWl 12300dd "dTOHSTYHL NOLLD3S
ONIDNYNId  ATTNO SYILY nas a10HSTEHL
QaLVIDOSSY JALLYTINWND  LNIWL0T3AZA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



*laidl

340 sploysaiyl Na3 Ui usym sesuiBug A110 JO UONDRJSIIRE Iy O} PAUNSST 3¢ OF AUT sjudwdsoMdwi (U jo uvendnusue]y

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘11es31 Aq ‘pasinbag jou st sERY PRIANASUCD §1 juswasosdwr syl uaym 10 Teacsdde jo Swil M1 1E JUsWRAGIdW! passfin
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘431D Y1 JO UOIIORJSIES Y3 O} PRINSSE IETMIIL0 JO ‘Jof papuaq 3q 03 A3 Ay Aq paunbau ase spuswasoadwi UoISIAIPQNS  TFLON
a4 3oedw] Jawdoaaag - 410
JIPIMPGNS - § :ONZDIT
PeRCY J=QU=7) UDTSETW puw
£91-45 Uaamlaq saue] 34iq
1] $5R1D il uopeogls
-5E[2 Jolew aue|-4 ® 01 BUISY
g e INON ] 2p ourwed Junsxs uapiy W61 006" 2 o AL
"Proysaay naa sy
sayowal Yyays 3oafosd Lue pROY JaluaD “
Joj dey [eulq 1521] 3yl jo UOTSST| ‘puUR BUlaY B[ ap ~
[eacidde o3 Jojid _painsse OUTWED) Udamlaq. JaAald ay) Jo b
aq pjnom EwEﬂ...a.m_E_ ayl P Yitou ay3 Suoje saue|
“wawasosdun sty 2198810 20{1g 11 SSE[D YiLIM 1aa0s
pinem $103295 SR UILITA JOIDI[CD T~ E O3 AT
410/ —====  Juawdo[Easp 3anEINWND J31uaD) pavzey ascldwi £1 0o00‘z1 L'
‘Plovsaay NAE *pPROY Jauan)
Y1 saYorad yorum 3oafoad piEZeH Yilm UOlI29s
v Jo} dew reurd 31sa7) -Jaiuf ue Bulpniout
3 Jo [eacsdde o3 Jord ‘£91-us pue proy Aaqep
paJNSSE 3g pInosm 1ual UOIYSE ] Uaamlag
-anexwt syl vswsaosdw) SIUR[ ;NG 1] S5O
$1y3 423810 pinom Y3Im UOTIRITFISSE[D
5JO3D95 ISIYL UIYITM Jolew SURT-§ ¥ O3 BUTYH
g e JUBWAOIIASP PAREBMWND B[ 3P oUjWeD 13045000 q01 006'Z LER
mﬂnEmE (nQ3) 3svHd 75310ON H._.__,,ﬂ.m“1...m______n.u._"_ dWl 1D2300dd "JTOHSIHHL NOLLDES
ONIDNWNIZ  ATNO SYILY nas QTOHSTHHL
QILVIDOSSY JALLYTIAWND  LNIWdOT3A3A

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘A310 41 JO UOHIDRJSIES I3 0} PIINSSE IFTMISYI0 J0 “JOf papuoq 3q 03 A31D ayr Aq pasnbas ase spuawasoadwl UDISIAIPNS “410N
934 3ordw] Juswdo@asg - 410
-ploysa NQ3 JIPIMPGNS - § IONIDIT
sayoEad yamym 1oaloxd
' Jo] dey [euld 1531
ap jo eacidde sy o
Jojid _painsse ag pinom
u:uEu‘TEEH E TR LT 1T
-anoadwi sy 183310
pINOM SJOIDIE WYL
Ui Juawdolaasp aAnE| *prOY AW
-nwnny *duiseyd 1aloag UOTYSe.] pUe laallg
Yy Jo wawdojasap edep] usamlag SIUR] 3xig
Bupanp urwySN-TAST 11 S5B[2 yilm uoned
Juoiasys Aq paronais -1j1s5%[2 Jolew Juel-4
-U03 3q Avw juawaaoad B 01 RuUlay B| ap -
qaajg -wi 1y} JO SusIIlog OUTWED) MU B 1INIISU0T) £ oo1's el
"£101236
JEJP UL INO-pIng
jo g Amewmosdde
fsdwes-uo g91-9s
punoquiiou Joj [eudis
yBnoay peoy siely ue
SAUR] pUnSqisam I3yl
mof[e o3 38p1ig £91-4S
g — INON WO URIpIW »2Bq IND L1 004" L'
JoHLIW (NQg3) ISYH4 75310ON H._._,,ﬂ.m,__...m______n_.._"_ dWl 12300dd "dTOHSTYHL NOLLD3S
ORIDNYNIZ  ATNO SVILV Nd3  QIOHSIWUHL
Q3ALVIDOSSY JALLYINWND  LNIWdOT3AIA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el

6-23



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘A310 41 JO UOHIDRJSIES I3 0} PIINSSE IFTMISYI0 J0 “JOf papuoq 3q 03 A31D ayr Aq pasnbas ase spuawasoadwl UDISIAIPNS “410N
234 1oedw] Juswdoraaag - 41Q
JIRIAIPGNS = § ONIDATT
*2Uiss0I349A0 OIPISII]
pue sdwes g-] punogiseq
UDIMIH SaUER] 3Y1q
11 5SRO Yiim uones
*28ueysuaiul sauquny -1]185R ]2 Jo3aa][0
ST BIA[E-1 Y3 JUSLIND auel-4 € 0} YINog
d1a ————— -U02 PALINISUCT 3q O I[2417 [S10H USpPIM é oo1's |
‘Pleysadg =
Nag Y s3yoeal yaym 393( i
-04d v Joj depy [euld 15417 -
3yl Jo [Raoidde oy Jorad
PaINSSE 3q PinoMm Juaw
-aaoidwy ay) -juswanosdu
sTa 19331 pnom sJolaes “SauR[ ayq I S5ED
/I UM Juswdojaaap Yilm uonedIjisseR
aanenwny -Buseyyg 1oeloag Jofew auel-{ ¥ o3
Jtayl jo uswdolaasp Bulinp YidoN a[pd1) [#10H
UBWIYSND) TASTfUdInayD) puE pEOY SIEld4
Aq pa1anasuco aq Avw juaw U3IMIIq SIqUINT 5B
g meeee -aaosdwy s Jo suonilog BIA MU 12NJ15U070) €1 0oT'c R
JOHLIW (NQ3) 3ISYH4 75310ON (ENIWIAQUAWT  1D3C0Ud  TTOHSTUHL NO11D3S
ONIONVNIZ  ATNO SVILY N03  QIOHSIWHL
QaLVIDOSSY JALLYTINWND  LNIWL0T3AZA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



S ymidi

2.7 SPIOUSaYS QT 2u uaym soauiBug A31D) 7O UOHIDRJSIIES Ay O} PAUNSSE 3¢ O) 4T sIuwdAcsuil (U jo venIdNNSLOD

51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL
Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

‘A310 41 JO UOHIDRJSIES I3 0} PIINSSE IFTMISYI0 J0 “JOf papuoq 3q 03 A31D ayr Aq pasnbas ase spuawasoadwl UDISIAIPNS “410N
234 1oedw] Juswdoraaag - 41Q
SIpIMPQRS - § :ON3DIT
*sasqwny) s
B1AS§-1 30 sBueydsut
-afuRyo RIUT sAaquny mau pue Bussosiang
"] RIA-B/I e R LND oPI=dd UM YION
g srmns -UGD pRISNJISUCD 3G 0] a0 Py dinsy e« oo1's 'l
*12afoad sy1 01 vonng
“JIR ISR [N}
511 5E @15 300119 | ukp@aAg
210 04 31 Junedpap ylaoN
AlED0AR LT ST SRR Y FRIID PIOH pue sS3Xqung
"UOIIB[[RISUT 511 JOJ S[ED Bl A UWS9m1aG UORIFUUOD
MNP IYDS SURL (B A1 UM JUB|=H IINJISUOD "YION
uo Jurpuadsp paresm[a00e FPID PIOH NEORY
aq Arw W wasoadw! *SdueyoBIul sRqWng sB
¥IHLO FR— sy Jo Bunwn ay L BIA/E=] MIU 120J15U0D) Z1 oon's CH A
JOHLIW (NQ3) 3ISYH4 75310ON ﬂ._.z.m,__...m_.__ﬂﬂ diWl 1D300dd "JTOHSIHHL NO11D3S
[ONWNId  ATTNO SVILY nas JIOHSIWHL
Q3LVIDOSSY JALLYTINWND  LNIWOT3IAZA

6-23

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



.F.H_E

340 sploysaiyl Na3 Ui usym sesuiBug A110 JO UONDRJSIIRE Iy O} PAUNSST 3¢ OF AUT sjudwdsoMdwi (U jo uvendnusue]y
51500 a5yl Burioacoe: Jo sasodind Joj s101351p JUSWSSINGUWIa
pazioyine qauncn) 310 alow Jo aue jo uonEwao] ayy jsenbas few seny *sioafosd asayl Jo swos 0] UGIISNISUGD
J© 53500 2ouUBAPR 0} S Y 2Jinbas Lasamoy ‘Aew spoysaayl Jo suonpuoed uepd Buiseyd Csiuswsascadwi sty jo [|B pun} o1
‘71531 £q ‘pasinbad 10u st SRy CPRIINASUOD §1 Juswasosdwr syl vaym 10 [Racsdde Jo Swil ayy Jv JUdWIAcIdW] paIaEEL

Ul JO aJEyS JIRj JIBYl IINGLIIUCD 0} PIUCTIIPUCD 3G pNom PIMRUSP]-EI0I2E A3 umpia siuawdoraaspfsisalodd Y '

ueld Ayunwwen Aaqfe s vorssi 3y 3ad s101095 Supseyd vonejuswsdw] vonenang ]

~dew Teul] e Jo Burpiadal ayy o3 Jond

__...L._u Yl JO USTIDEJSIIES Y} O} pRJnSSE IEmIaYlo Jo ‘o] papuoq 3q o) L1170 Ay Ag pasmnbag ase sjuswasoadial uoistAlpgng tLON
934 3oedw] wawdoaaaq - 410
*EJOIDAS EIP UT N0 JIpiApgng - 5 FJNIDITT
-pIing g6 Alarewmxold

=de liarol]] Jo doo] &
Yirm 3oe(dal 1o pIemIseD
peoy sielag 3e sdwei-uo
g i ANON EST=HS PUNOQUIIOU JADWN 2l oOoO*81 2=4'Z']
*durei-JJo peoy Sielig punoq

-ifeam o £91-YS punoq
11a — INON =JINOS MIU IINISUDD 9] 005"L L

"(ula 319305 "g"§ UBLIYSND m
o =1A9T) seuR] 331q 11
SSE]D YiIM 132038 Jojew
JUR|-4 © SO sAIqUND
*afurysiaiu) saaquny S BIASE-] pUR pROY
SBT RIA/E-1 WiM JUSLIND Aaqep LOIYST ] USamiq
5 — -UoD PADNAEUOD 3G O 139035 AU IDNISUOT €101 oot's WET
*ajejidosdde
ST SIUR| 31q [ SSRID
PUR SIUR| [SARD 4
apiaosd o} adurypaaug
Bueynuaiur sauqung seq MIU pue FUISS0IDIAD
BIA/E-1 Y3IM 1URLIND OIpSaId USMIDq 3 JopN
g —— ~U0D PIIDNISUOD 3G O] S[2I1D [30H USpPIA i 1] Y el
JOHLIW (NQ3) 3ISYH4 zS31ON (ENIWIAQUAWT  1D3C0Ud  TTOHSTUHL NO11D3S
OMIONVNId  ATNO SVILV N03  QIOHSIWHL
QaLVIDOSSY JALLYTINWND  LNIWL0T3AZA

321AI9G JO $[aAD7 W{JaJU] 2|qEUOSEY
pue juswdo[aaag aARENWNG UD paseg
ueld Juiseyd Juswascidw] waysg uopemaaD

£l =19el



Regional Improvements

Several freeway access concepts have been developed jointly by Atlas Hotels, Inc.,
Chevron Land Development (the applicant for the Levi-Cushman Specific Plan), the
City of 5an Diego and CalTrans. These improvermnents would need to be imple-
mented when buildout of the Mission Valley is completed and should be funded by
State and local monies, in addition to an assessment district. Figure 70 illustrates
the recommended freeway access improvements. In general, the following are the
results of the CalTrans review of the Mission Valley Community Plan.

- Construct an interchange at Via Las Cumbres and [-8.

- Realign Hotel Circle North at the 1-8 westbound ramps and provide a direct
connection to Fashion Valley Road.

Atlas Hotels, Inc. and other developers in the Mission Valley area have been
working closely with CalTrans and the City of San Diego to develop preliminary
plans for the new interchange at Via Las Cumbres and the redesign of the Fashion
Valley ramps at Hotel Circle. CalTrans is presently preparing a project report for
these modifications to the / freeway access system. Atlas Hotels, Inc. has
committed to worlk with EaJTra.ni to implement these Ireeway ramp improvements,
and has reserved the 3.70 acre Evelyn Terrace site for future dedication for off-
ramps associated with the proposed1-8/Via Las Cumbres interchange.

Several freeway ramping configurations are being evaluated to determine what a
Via Las Cumbres/I-8 interchange rmght look like. A conceptual plam depicting a
new Via Las Cumbres int erchange is shown in Figure 71.

The operation of the existing westbound 1-8 freeway ramps to Hotel Circle North
could be improved by relocating these ramps to the east and connecting them at
the Fashion Valley Road/Hotel Circle Morth intersection. Fashion Valley Road
would be realigned to. the -west to connect to the ramps. A conceptual plan
depicting a Hotel Circle North ramp modification is shown in Figure 72.

Intersection lmprovem ents

Future peak hour traffic volumes were not prepared for either the City's Mission
Valley travel forecast or the Linscott, Law and Greenspan study. The primary
reason City staff does not forecast p-:ah hour traffic volumes is becalise driver
behavior can change drastically as traffic volumes and congestion increase. The
changes in behavior are not easily predicted due to the human factor involved.
Generally, driver habits can be assumed to remaln static for less than three years.
Travel forecasts for volumes longer than three to live years in the future become
meaningless, as modes of transportation utilized and driver behavior change. Peak
hour intersection level of service analysis has more meaning on a specilic site by
site basis. At the planned development stage, specific intersection improvements
will be evaluated as specific Atlas sites are proposed for development.

Special consideration to the following intersections should be given since these
intersections may represent potential problem areas.
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Freeway ramp intersections with 1-3 and 5R-163 en Hotel Cirde anc
Friars Road, respectively

Friars Road at Ulric Strest

Friars Road at Fashion Vall ey Road

Friars Road at Via Las Cumbres

Hotel Circle North at Hotel Circle South (near SR-163)

o 9 o o

In conjunction with the river improvements and the Mission Valley Community Plan
circulation system, a conceptual geometric alignment for the intersection of
Camino de la Reina and Hazard Center Drive at the Fashion Valley Shopping
Center has been studied. The resulting conceptual alignment as shown in Figure 73
has been reviewed and approved by the City Traffie Engineering and Civil En-
gineering Departments. All applicable City design standards have been incor-
porated into this conceptual alignment, Al future alignment plans will be
submitted to and approved by the City Traffic Engineering and Civil Engineering
De partments.

Additional Improvem ents

In addition to the circulation system improvements required in the Mission Valley
Community Plan, the following additional improvements have been included in the
A tlas Specific Plan:

-  Partial funding for a new Fashion Valley Road/Hotel Circle North/l-8
interchange. To insure that the Atlas project will not hinder future
construction of the interchange, Atas Hotels will commit its fair share of
the cost of the interchange at such time as Atlas begins construction of the
first phase of the redevelopment of the Town and Country site, with such fair
share to be determined in cooperation with the Transportation and Traffic
Engineering Division of the City of 5an Diego. Atlas will also construct the
necessary improvements to mitigate the interim impacts associated with the
Atlas development to provide acceptable levels of service on all roadways
adjacent to the Town and Country site during each phase of Atlas develop-
ment of the site.

- 100% funding for an at-grade LRT station and at-grade [acility adjacent to
the Town and Country site. Funding for the equivalent at-grade LRT
facilities will be assured by bonding price to the issuance of building permits
for any development on Atlas property, and, il the improvements have not
been funded on or before June 30, 1995, said funding shall then be assured by
letter of credit to be filed by Atlas with the City, or, in the alternative by
the formation of a special assessment district with Atas as the sole
participant. Atlas acknowledges that the City and/or MTDB may establish
one of more assessment districts to finance the construction of the LRT
system in Mission Valley, Atlas will agree not to oppose the lormation of
such an assessment district provided -that assessments for right-of-way
acquisition and construction payable by Atlas thereunder, when added to the
swns already provided by Atlas for the LRT system, do not exceed the cost of
construction of an at-grade LRT station and at-grade facility the length of
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the Town and Country property. The LRT, as designed by MTDB, will not be
constructed on Atlas property. Therefore, Atlas will not be providing right-
of-way for the LRT.

- 100% funding for the operation and maintenance of the intra-valley shuttle as
dezeribed.

- Partial funding for the new 1-3/Via Las Cumbres interchange. Funding
sources for this project have not yet been determined by the City, but Atlas
has reserved approximately 1.7 acres of land, relerred to herein as the Evelyn
Terrace site, to be irrevocably dedicated to the City, at no cost to the City,
for the right-of-way for the proposed future interchange at Interstate 8 prior
to the issuance of building permits for the Hanalei Tower site. This land will
be irrevocably dedicated to the City as Atlas' full fair share contribution to
the right-of-way and construction of thel-8/Via Las Cumbres interchange. 1f
the interchange has mot been constructed within 10 years after adoption of
the Atlas Specific Plan, the City shall allow Atlas to proceed with the
redevelopment of the Mission Valley Inn site as provided in this Specific Plan
as if the interchange was in place.

E. TRAMNSPORTATION IMPROVEMENT PHASING

Atlas \Hotels, Inc. has been working .closely with adjacent property rowners,
specifically Chevron Land Development/Levi-Cushman and River Valley (Warner
Ranch), to develop an in-depth and coordinated improvement phasing plan to insure
that acceptable Levels of Service will be maintained during the buildout of the
ultimate street system. -A generalized improvement phasing program has been
developed based on Equivalent: Dwelling - Units (EDU's) similar, te that in the
community plan, for:the additional street improvements recommended.

According to each of the development phasing plans for Atlas, Levi-Cushman and
River Valley, corresponding. circulation improvements, based on EDU's, were
calculated independently of each other. This analysis identified which specific
creulation improvemnents were triggered by each development and what would be
anticipated should no other development occur. The cumulative EDLUs represen-
ting the buildout of these three development projects were calculated and
established the timing and scope of specific improvements needed to maintain
reasonable traffic flow as deflined in the community plan.

To verify that, -the EDU calculations in the community plan are adequate to
maintain a reasonable Level of Service on the circulation system, traffic volumes
associated with each phase of development were assigned to the street system
assumed in each phase of the cumulative development scenario. Circulation
system improvements were added to the base street system - when acceptable
Levels of Services are exceeded for the individual segment. The circulation system
phasing, based on interim street capacity, is shown in Table 13. Both Chevron Land
Development and Atlas Hotels, Inc. have agreed to this phasing plan and Atlas
Hotels, Inc. has committed to provide its fair share for funding of the identified
improvements as discussed in Section X, Plan Implementation.
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F. PARKING

Parking will be provided for all sites within the Specific Plan area in accordance
with City requirements or a modified use requirement based on actual field studies
conducted in conjunction with planned development permit applications.

G. ALTERNATIVE MODES OF TRANSPORTATION

1. Public Transit

Mass transit systems will be provided within the specific plan area consistent with
the recommendations included in the Mission Valley Community Plan. Figure 74
illustrates the proposed mass transit systems.

Bus Transit: Current transit service to Mission Valley is provided by San Diego
Transit (SDT). Four urban routes and two metro routes serve the specific plan
area. Only one route, Urban Route '8, provides a direct link to all Atlas Hotel sites
along Hotel Circle with 30 minute headways along this stretch.. . Metro Route 0
generally travels along Friars Road with average headways - of approximately
30 minutes. All of the Mission Valley transit routes converge at the Fashion Valley
Transit Center. These urban routes and Metro Route 80 provide transit service to
the rest of Mission Valley, downtown and Clairemont Mesa, while Metro Route 20
provides express service along SR-163.

Light Rail Transit: A preferred LRT "alignment: for the Mission Valley area,
including station locations, has been ‘adopted by the Metropolitan Transit Develop-
ment Board (MTDB). Within'the specific plan area, the alignment generally follows
a parallel route along the northern boundary of the future extension of Camino de
la Reina.’ The LRT is to be located above the 100-year flood elevation of the San
Diego River and will cross SR-163 on an elevated structure.” Two transit stations
are proposed in'the vicinity of the specific plan area, one adjacent to the Town and
County site and another within the Levi-Cushman Specific Plan area, east of the
Hanalei sites, Access to the Town and Country Station would be provided by the
pedestrian/bicycle bridge proposed to link Town and Country development with the
Fashion ‘Valley Shopping Center. The preferred LRT alignment will continue
castward to a terminus just east of 1-15, with several stations along the way.
Future extensions are under consideration eastward along the 1-8 corridor to San
Diego State University, along the north riverbank through Alvarado Canyon and
north aleng 1-5 from the Old Town line to the City of Del Mar.

section X, Plan Implementation, identifies the applicant's commitment to funding
of the LRT. It should be noted that the anticipated alignment for the LRT adjacent
to the Town and Country site is located on property not owned by Atlas Hotels,
Inc.. Atlas Hotels Inc. is not, therefore, in a position to provide right-of-way for
the LRT. Atlas Hotels, Inc. will provide funding for ‘construction of the at-grade
facility for the length of the Atlas Hotel property and an at-grade station adjacent
to the Town and Country site.

Intra-Valley Shuttle: The Mission Valley Community Plari recommends develop-
ment of an intra-valley shuttle system for the community plan area. As discussed
previously in this section, Atlas Hotels currently.sponsors a shuttle system in the

6=34



~———a= Exlating 1 Way Tranait Line
~——s= Exlating 2 Way Tranall Lina

‘____-_.--""'
R
LT
LT LT
T b
:._‘__ — - -.,'.I r:
] T
T—
AR O
) o l‘ - - —...-
r l'lh ., ; o III

i
I

S
: :Eﬁvﬂ

o\

|

f‘ra_l,.-
¢

Fon S
g @,rr/ x Il

[ il

Mass Transit System

Atlas Specific Plan

74

FIGURE




Mission Valley area and will -fund and operate a shuttle system, available to
members of the general public, serving the Atlas Specific Plan sites, and the San
Diego Lindbergh Field on a {requent schedule basis. The individual site develop-
ment concepts and criteria for the Atlas properties contain criteria for shuttle
stops ad]a:;ent to hotel-and building lobbies or within expanded :ld:walk pa,wng
areas in the Hotel Circle Morth and South streetscapes.

r.R Bicycle Clrculation

The Mission Valley Community Plan proposes a tri-level community wide bikeway
system which would tie into the citywide" bll:cway system. The system includes
bicycle paths (Class 1), with separate right-of-ways {or exclusive use of bicycles;
bicycle lanes (Class I'I}, with restricted right of way on the road surface; and
bicycle routes,.(Class Ill) with shared right-of-way designated by signs only. The
bikeway system would extend from Mission Bay to I-15.' Other.systems would
connect Mission Valley with Hillerest and Mission Hills.

The bicycle circulation system for the Atlas Specilic Plan area is shown in Figure
73. There are existing Class Il bicycle lanes which are striped along both sides of
Friars Road. The Class Il bicycle lane on_the south side of Friars Road would
connect to Class Il bicycle lanes proposed by the Atlas Specific Plan and the Levi-
Cushman Specific Plan for both sides of Via Las Cumbres and Fashion Valley Road.
The Class Il bicycle lanes proposed for Via Las Cumbres and Fashion Valley Road
will extend south from Friars Road to connect with Class Il bicycle lanes proposed
for both sides of Hotel Circle South. “The Hotel Circle South Class II bicycle lanes
will extend westerly from the I-Efﬁ-ntﬂl -Circle underpass to connect with’ existing
Class Il bicycle lanes ‘which are |=:urru|:~|'||1:1_»,r striped on both sides of Taylnr Street
beginning at the Taylor Street/I-8 acceis ramps and continuing into the Old Town
area. Class Il bicycle lanes are also proposed within the improved Camino de la
Reina/Hazard Center ‘Drive Street sectlon, which will connect with the Levi-
Cushman Specific Plan proposed bicycle paths adjacent to the continuation of
Camino de la Reina to the east. The bicycle circulation Improvements proposed by
the Atlas Specilic Plan are designed to interface with bikeway improvements
proposed by the Levi-Cushman Specific Plan.

In addition to the Class Il bicycle lanes within roadways previously described, the
Atlas Specific Plan will also provide Class 1 bicycle paths along the soutn side of
the river corridor. This Class | bicycle path will be a minimum 10* wide shared
pedﬂtrianfbic}'ﬂlu path completely separated from vehicular roadways and located
adjacent to the river and may be contained within the 30" wide (average) buffer
along the south side of the river. This bicycle path proposed by the Atlas Specific
Plan will provide a critical link between the Class | bicycle paths along the river
proposed by Levi-Cushman and the First San Diego River Improvement Project.
Undercrossings under SR-163 and Fashion Valley Road will be provided to connect
this shared pedestrian/bicycle path with the proposed Levi-Cushman and FSDRIP
improvements,

To lurther encourage bicycle use within the Atlas Specific Plan area, secure
l:lc:rdc parking facilities will be incorporated within all of the Atlas Specific Plan
sites in accordance with the City of S5an Diego Bicycle Parking Guidelines listed
below:
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o Bicycle parking facilities consist of bicycle racks and bicycle lockers.
Bicycle racks should not require the ‘use of chains or cables to secure them as
chains and cables ‘are’ easily cut by thieves using- bolt cutters. It Is
recommended that bicyclists use "U"-shaped high-security locks (e.g.
Kryptonite, Citadel, Gorilla brands) to lock bicycles. . Bicycle lockers should
be provided lor employees arriving by bicycle at major activity centers.
Bieycle racks should be provided for visitors ‘to major activity centers
arriving by bicycle. A combination of bike racks and lockers should be
provided at transit centers.

o Bicycle parking facilities should be identified by bicycle parking signs.
Bicycle parking signs with directional arrows should be used to guide
bicyclists to bicycle parking facilities when the facilities are not visible to
arriving cyclists.

o Bicycle parking facilities should be located [closer to the entrance of the
activity center than the nearest motor vehicle parking space. The placement
of bicycle parking facilities should not block pedestrian tralfic.

The bicycle circulation system proposed by the Atlas Specific Plan will be assured
by the provision of sufficient right-of-way within Hatel Circle North and South,
Camino de la Reina, Fashion Valley Road and Via Las Cumbres. A minimum &'
wide bicycle lane will be reserved on each side of these roadways at the time of
their widening or improvement as required by phasing plans for the Atlas Specific
Plan and ‘the traffic ‘thresholds created by the Atlas Specific Plan or the Atlas
Specific Plan in conjunction with the Levi/Cushman Specific Plan. - In conjunction
with the construction of the pedestrian/bicycle path, access to the path will be
assured by the dedication by Atlas Hotels, Inc. of a public sasement encompassing
the path. The bicycle circulation improvements are consistent with the objectives
and guidelines of -the bikeways transportation element of the 'Mission Valley
Community Plan and exceeds the number of alternative bikeway routes and class
types listed in the Mission Valley Community Plan.

3. Pedestrian Circulation

The Mission Valley Community Plan proposes a major pedestrian path system to
connect residential and commercial land uses throughout the valley. The pedes-
trian circulation system should provide convenience, safety, comfort and aesthetic
enjoyment. . The system should . connect smoothly with other transportation
components and provide interest and activity areas.

The pedestrian circulation system for the Atlas Specific Plan area Is shown in
Figure 76. Pedestrian sidewalks separated from the public street by landscaped
parkways are designated on all public streets.

The area-wide, pedestrian sidewalk circulation system will be provided at each
Atlas Specilic Plan site within streetscape areas on the north side of Hotel Circle
Morth, the south side of Hotel Circle South, the east side of Fashion Valley Road,
the north side and west side of Camino de la Reina north of the Copley and Golden
sites, and the south side of the new Camino de la Reina north of the river adjacent
to the Town and Country site, both sides of the new Levi-Cushman Road (Hotel
Circle North) between the Hanalei Hotel and Hanalei Tower sites and the west side
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of Via Las Cumbres at the Hanalei Tower site. Pedestrian linkages from building
and hotel lobbies or pedestrian plazas to the area-wide pedestrian sidewalk
circulation system will be provided on all A'tlas Specific Plan sites.

Pedestrian access along the river corridor will be provided by a minimum 10° wide
shared pedestrian/bicyle path located adjacent to the river and which may be
within the buffer area along the south side of the river corridor at both the Town
and Country and Hanalei Hotel sites. The pedestrian/bicycle path along the river
corridor at the Town and Country site will connect with the proposed Levi-
Cushman Specific Plan and FSDRIP pedestrian/bicycle improvements via
undercrossings under SR-163 and Fashion Valley Road. The Town and Country's
internal walkways and plazas will be accessible to the public without entering the
hotel lobby. These internal walkways and plazas would provide a critical link
between the area wide pedestrian sidewalk system and the river corrider pedestrian
walkway system. A pedestrian/bicycle bridge will connect the Town and Country's
internal walkways and plazas as well as the river corridor pedestrian walkway with
Camino de la Reina to the nerth of the Town and Country site. The
pedestrian/bicycle bridge will be approximately 15 wide and will be clear of the
100 year {lood water levels with a minimum of 2" of {ree board. Connection to the
LRT station and Fashion Valley Shopping Center will be provided across Camino de
la Reina from the pedestrian/bicycle bridge by an on-grade crosswalk at a
signalized intersection at Camino de .la Reina and a new Fashion Valley parking
access road. In.the event that a signalized intersection is infeasible, 2 grade
separated pedestrian crossing will be provided over Camino de la Reina to the LRT
station as determined and approved by the City Planning Director and City
Engineer.

Specific design criteria for the pedestrian circulation system at each ot the Atlas
Specific Plan sites is identified in the Urban Design Element of this specific plan.

The proposed Atlas Specific Plan pedestrian circulation system is consistent with
the Mission Valley Community Plan's objectives. The pedestrian circulation system
Is also consistent with and provides logical connections to the proposed Levi-
Cushman Specific Plan and FSDRIP pedestrian circulation systems.
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VIl. PUBLIC FACILITIES ELEMENT

A. WATER FACILITIES

The City of San Diego provides water service to the Atlas Specific Plan area.
Mission Valley is served by the Alvarado Filtration Plant.

Water transmission and distribution mains exist in the Specific Plan area (see
Figure 77). The capacity of these facilities will require analysis during the
tentative subdivision map process. Water distribution mains, including 8-inch and
16-inch lines, are available on Hotel Cirecle South, Hotel Circle North, a.nd Fashion
Valley Road. The precise requirements for the needed on-site I.I'u.‘l any off-site
water facilities for the specific plan area will be set by the Water Utilities
Department during the tentative subdivision map approval process. Any needed

project-serving water facilities shall be financed by Atlas Hotels, Inc., per Council
P-nlic[.* 500-7.

B. SEWER FACILITIES

The City of 5an Diego prmrldes sewer collection and treatment services to the
Mission Valley area. Two major trunklines in the Valley serve much of the 5an
Diego metropolitan area.

West of SR-163, the 66-inch north Mission Valley trunkline extends through the
south hall of the Fashion Valley Shopping Center site, and continues westerly
roughly parallel to Friars Road (see Figure 77). This portion of the trunkdine s
considered to be adequate up to year 2000. The 27-inch south trunkline, roughly
paralleling 1-8, is nearing capacity from Texas Street westward. Hnwtu'f:r. a2l-
inch diversion sewer across the 5an Diego River is expected to be constructed in
1988 which will allow greater capacity in the 27-inch trunkline. A 10-inch north-
south main line is available in Fashion Valley Road.

The precise requirements for the on-site and any off-site sewer facilities for the
Atlas Specific Plan area will be set by the Water Utilities Department during the
tentative subdivision map approval process. Any needed project-serving sewer
facilities shall be linanced by Atlas Hotels, Inc. per Council Policy 400-7. No
specific plans [or the use of reclaimed water have been incorporated into the Atlas
Specilic Plan. If, and when, a reliable supply of reclaimed water becomes available
in the Mission Valley area, Atlas Hotels, Inc. would consider using such water {or
Irrigation purposes.

C. SOLID WASTE MANAGEMENT

The City of 5an Diego provides solid waste collection and disposal free of charge to
residential property and to commercial property with a limit of six cans per
establishment. Bin collection and disposal are available through a number of
private collection companies. Atlas Hotels, Inc. also employs a private collection
service to provide trash pick-up for the existing developed hotel facilities.
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Solid waste .material is disposed of at the City's Class Il sanitary landfill at
Miramar. The West Miramar landfill will handle the majority of San Diego's solid
waste for the remainder of the century.

D. STORM DRAINAGE

A number of major storm drainage facilities are existing in the specific plan area
(see Figure 77). The San Diego River, passing through the north side of the Town
and Country is the dominant natural drainage feature in the valley. A 43-inch
storm drain extends southerly across the Fashion Valley Shopping Center site to the
river. Two storm drains, a &5-inch and a 48-inch, serve the canyons east of the
Mission Valley Inn site, connecting to a concrete ditch paralleling Hotel Circle
Merth. An 1&-inch drain serves the area west of the Mission Grove site and a 5§-
inch drain extends across 1-3 west of the Mission Grove site. A 24-inch drain
extends northeérly across the west side of the Hanalei Hotel site to the river. 'In
general, all of the sites within the specific plan area drain toward the 5an Diego
River. . Standard sterm drain facilities will be provided in conformance with
subdivision requirements during specific plan implementation,

E. POLICE PROTECTION

The City of S5an Diego provides police protection for the specific plan area from
the substation at Friars Road and Napa Street at the western end of the valley.

Atlas Hoetel's management retains an excellent private security team, familiar with
the protection requirements of hotel/office facilities. The existing hotel ‘and new
hutel.’nifm: facilities will include skilled security teams to provide immediate on-
site 24-hour service to hotel residents and reduce service loads for the'San Diego
Police Department. In addition, the opportunity is available in new construction
and expansion of structures to incorporate state-of-the-art plant security systems
into the new development such as providing centralized visual access to key points
by security personnel, automatic lighting of parking garages for use by late-night
office workers when leaving the office, and controlled access to parking areas and
office areas thrnugh use of :nmputcriud security systems.

F. FIRE PROTECTION

The City of 5an Diego provides Fire Protection to Mission Valley from fire
stations located in surrounding communities. Although no fire stations are
currently located in the valley, two stations are pmp-uszd to be built in the future.
Fire 5tation No. 2, which is pmpased to be located in the vicinity of 1-15 and Friars
Road, is schtdulzd for land acquisition in FY 200& design and construction in FY
IEIEIS- Fire Station Mo. 45 which is proposed to be located on City-owned property
in the vicinity of Friars Road and MNapa 5treet, is scheduled for design, apparatus
acquisition, and construction in FY 1995. Atlas Hotels, Inc. will participate in the
provision of fire protection facilities through the payment of Development Impact
Fees as required by the Interim Public Facilities Financing Plan for Mission Valley.
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Both {ire stations are planned to be 6,500 square feet and will have the capability
of housing one triple combinaton pumper, one acrial ladder truck, and up to ten
personnel.

The opportunity is avallable in the development of new office and hotel structures
to incorporate state-of-the-art internal fire protection devices such as flame
retardant construction materials, up-to-date sprinkler systems, and smoke
detection devices. Such measures are intended to be incorporated in the proposed
developments, thereby supplementing the public fire protection services, and
improving their {ire insurance rating status.

G. GAS AND ELECTRIC FACILITIES

San Diego Gas and Electric Company maintains gas and electric distribution lines
In the specific plan area with adequate capa.v:ity to serve all future needs. A 12-
inch:gas main.is located in Hotel Circle North (see Figure 77). Underground
electric distribution facilities are available in the ma.ln roadways. Minor exten-
slons to these distribution facilities will be required to serve the specific plan area.
Gas and electric distribution lines necessary to serve the project will be installed
underground. No gas or electric transmission lines or easements cross any of the
specific plan sites that would act as a restraint to development.

H. TELEPHONE SERVICE

Telephone service will be supplied by Pacific Bell T:ll:p!mne Company, which has
numercus telephone lines available for service connections in "the specific plan
area. All telephone connections will be installed underground.

1. CABLE TELEVISION SERVICE

Southwestern Cox Cable TV Company has the cable television franchise for the
area. Cable television service will be provided through underground facilities

installed in common trenches adjacent to power and telephone lines. The cable
television lines will connect to individual laterals and prewired buildings.

J. POPULATION BASED PARKS

There are no public parks currently located within the specific plan area; however,
there are significant park and open space resources In the vicinity. Three regional
parks are located nearby, including Presidio Park and Mission Bay Park at the
western end of Mission Valley. Mission Trails Regional Park is located northeast of
Mission Valley. In addition, the greenbelt formed by the San Diego River corridor
will provide trails, landscaped areas, and other visual and physical relief from
urban development.

The City of San Diego leases out land for two recreational facilities in-Mission

VYalley. One is the Sefton Little League Field on Hotel Circle Place, just west of
the Hanalel Hotel site, the other is an outdoor sports facility next to Jack Murphy
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Stadium, east of 1-805. The latter facility is used exclusively by the 5an Diego
Chargers football team during football season, but is made available to other sports
organizations during the rest of the year. The Jack Murphy Stadium oflers
spectator sports, concerts and other activities.

Other.recreational facilities include the new YMCA at the west end of the valley,
which offers indoor and outdoor activities. The Atlas Health Club is located
within the specific plan area on the Mission Valley Inn site.

The above facilities, coupled with the proposed enhancement of the San Diego
River as an open space linkage, with ad]al:-:n'r. pedestrian and bicycle paths, shauld
satisfy future residents' needs for both active and passive recreational facilities.
In addition, hotel guests will have access to the proposed tennis courts and
swimming pools ‘on the Town and Country, Hanalei Hotel and Mission Valley Inn
sites.

K. OFF-5ITE IMPROVEMENTS

Off-site improvements to be provided in conjunction with specific plan’implemen-
tation involve prlmanly the improvements to - the "ekisting circulation system.
The phasing of these improvements has been identified as part of the cumulative
development scenario analyzed in the Atlas Specific Plan traffic study and is
summarized in Table 13. Atlas Hotels, Inc. shall contribute its fair-share to the
construction of the improvements needed to mitigate the cumulative Impacts
identified, "with ‘such fair share to be'' determined in’ cunp-:ratlcm with th:r
Transportation and Traffic Engineering Division of the City of San Diego.
development of Atlas Specilic Plan sites proceeds, the street system n'imtrtd I;P_v
that EDU level of development must be constructed prior to the completion of that
phase of construction.

The construction of some of the transportation improvements described in Table 13
will provide a substantial benelit to owners of land adjoining the real property. As
a result, a portion of the cost of such improvements and dedications may be
allocated to adjeining and other beneflitted landowners. It is anticipated that the
City may establish one or more assessment districts, or other [inancing mechanism,
for the purpose of financing construction of the improvements and to obtain
contributions toward the dedication of rights-of-way. Atlas may also seek
reimbursement agreements with the City ﬂndfnr owners and developers® of land
benefitted by the public improvements to permit Atlas to recover an equitable
portion of the cost of such improvements and dedications. In the alternative, Atlas
may receive a credit equal to the cost of improvements and value of dedications
allocated to adjoining and other benelitted landowners to be applied by Atlas
toward its obligations under an assessment district formed for the purpose of
providing the described imprnvtmtnu The City will cooperate and assist Atlas in
establishing such assessment districts as needed to implement the improvements,
and shall enforce any City-approved reimbursement agreements by requiring
reimbursement to Atlas as a condition to the approval of subdivision improvements
on the benefitted lands, other than the Atlas property. 5aid enforcement will
include payments by other owners andfor developers to the City that will be passed
through the City to Atlas.
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Other off-site improvements associated with specific plan implementation include
transition structures for the proposed flood control improvements at the Town and
Country site. Downstream from Fashion Valley, on the Levi-Cushman property, a

short transition channel of approximately 1,000 feet will bring the new pilot
channel alignment back to the existing pilot channel until such time as permanent
channel improvements are .constructed on the Levi-Cushman property. The
transition channel would only be constructed by Atlas if the Atlas flood control
improvements are implemented prior to the implementation of the Levi-Cushman
flood control improvements. Reshaping and regrading of the existing pllot channel
between SR-163 and Camino de la Reina would also be required to ensure a smooth
transition from the FSDRIP improvements to the Town and Cmmtrr impmvtmtmts
The Fashion Valley Road crossing of the 5an Diego River will also be improved to
accommodate -a |0-year {lood. All proposed flood control improvements are
described in greater detail in the river improvement element of this specific plan.

Public improvements associated with anticipated development in the Mission Valley
area are addressed in detail in the Mission Valley. Interim Public Facilities
Financing Plan prepared by the City of San Diego. As discussed In Section X, Plan
Implementation, Atlas Hotels, Inc. will participate in the Mission Valley Financing
Plan through the payment of Development Impact Fees.

L. FLOOD PROTECTION

Proposed flood protection programs for the Atlas Specific Plan are described in
detail in the river improvement element of this specific plan.



Vill. CONSERYATION ELEMENT

A. OBJECTIVES

The purpose of this conservation element is to describe the ways in which
environmental sensitivities have been incorporated into the specific plan design.
The primary way in which this has been accomplished is through design criteria
incorporated into the urban design element, and {lood protection and revegetation
plans incorporated into the river improvement element.

B. ENERGY

Certain components of the Atlas Specific Plan encourage the conservation of
energy. The specific plan e:mpa'mm:e.s the use of mass transit with the incorpora-
tion of access to the LRT in the site plans for the Town and Country and Hanalei
site and commitment to furn:ling an at-grade station and at-grade tracks adjacent
to the Town and Country site., Pedestrian access to the LRT :tﬂ.tmn, located
adjacent to the Fashion Valley Shopping Center, is also included in the design of
the Town and Country site. Implementation of the LRT system in Misslon Valley
will allow residents of other areas of the valley to travel to offices and recreation
facilities in the specific plan area. As discussed in Section VI, Atlas Hotels, Inc.
will fund and operate an intra-valley shuttle system between the Atlas Specific
Plan sites in the Hotel Circle area, and the San Diego Lindbergh Field on a
frequent schedule basis.

Landform and architectural elements of the specific plan are also designed to
conserve energy. Buildings have been sited on the Hanalei Towers, and Town and
Country sites to preserve solar, access to the maximum extent possible, and to
minimize shading of outdoor swimming pools, pedestrian plazas, and riverfront
areas, In addition, the urban design element of this specific plan contains
guidelines to encourage energy conservation. Among these is the stated goal that
all major buildings should exceed Title 24 energy conservation standards.

C. WETLAND HABITAT

Existing wetland habitats .within the specific plan area include open water,
freshwater marsh, and riparian woodland,. A revegetation plan has been
incorporated into the design of the specific plan. The revegetation plan is
described in detail in the river improvement. element of this specific plan.

D. SEISMIC SAFETY

A geologic study of the Town and Country site was conducted by Geocon, Inc. in
1983. According to that study, alluvial materials exist on the Town and Country
site which may be subject to liquefaction in the event of a moderate earthquake.
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Based on a review of existing available geotechnical information, similar conditions
appear to be present on the Hanalel Tower and Hanalel Hotel sites. Although no
faults have been identified in the specific plan area, moderate magnitude earth-
quakes have occurred in recent history in the San Diego metropolitan area. The
potential th:rpluﬂ: exists for liquefaction within the specific plun area following
development. The potential for liquefaction within the plan area is not, however,
greater than that In other areas of Mission Valley, and would not be greater for
new development than for existing development already within the specific plan
area. Potential liquefaction hazards associated with development of the site can
be reduced through implementation of normal grading and structural mitigation
measures. Such grading and structural mitigation measures will be established
prior to any grading activities within the specific plan area.

Future development of the specific plan area will occur through the City of San
Diego's planned development permit process as discussed in the implementation
element .of this specific plan. That process rtql.urﬂ conduct of a geologic
reconaissance by a qualified engineering geologist prior to recordation of a final
map for major developments within the specific plan area. Such studies will be
conducted prior to development and will J-l‘lll;tl.ld'l.'. specific grading and structural
mitigation measures to avoid potential geologic hazards.

E. " HILLSIDES

Three sites within the specific plan area are located adjacent to the hillsides which
form the southern border of the Mission Valley Community Plan area. These sites
include Mission Grove Office Park, Kings Inn and Mission Yalley Inn. Of these, only
the Mission Valley Inn site ‘contains significant 'amounts of property’ within the
City's Hillside Review Overlay Zone. No 'site would involve hillside development.
The urban design element of this specific plan Includes site-specific guidelines to
ensure sensitivity to the existing hillside in grading and site design, erosion control,
slope maintenance, and revegetation.

F. OPENSPACE

The primary open space feature of the specific plan is an open space corrider
adjacent to the San Diego River. Enhancement of the river corridor and river-
orientation of proposed developments are integral parts of the specific plan design.
Both the river improvement and urban design elements of this specific plan contain
detailed criteria for design, maintenance and use of the river corridor as an open
space greenbelt.
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IX. RELATIONSHIP TO RELEVANT PLANS

A. OBJIECTIVES

The Atlas Specific Plan was prepared in accordance with governing City plans and
state law pertaining to specific plans. This section discusses the relationship of the
specilic plan to the City of 5an Diego Progress Guide and General Plan, and to the
Mission Yalley Community Plan.

B. PROGRESS GUIDE AND GENERAL PLAN

The Progress Guide and General Plan of the City of San Diego is the City's
comprehensive plan which is intended to serve as an overall guide to future
development. The General Plan includes statements of overall goals and objec-
tives, as well as guidelines and standards. In addition to the. general plan, each of
the subareas of the City has specific community plans which are intended to serve
as official guidelines for specific development proposals within an individual
community. The General Plan states that it is intended to:

indicate only those land uses of regional or City-wide significance and
its locational designations should be regarded as advisory enly. The fine
detall so often seen on planning maps is included not on the General
Plan, but on the many community plans which have been developed
throughout the 5an Diego area. Reference must be made to these plans
and the maps and descriptions contained within them in order to
determine the land use designation of any particular property (p. 203).

This section of the specific plan describes the conformance of the plan with the
varicus goals and objectives outlined in the Progress Guide and General Plan.

| Transportation

In terms of the regional transportation systems, the General Plan seeks to:

Provide a network of transportation systems that are integrated, complemen-
tary and compatible with other city-wide and regional goals. A network that
takes into account the physical, social and economic conditions of the
environment, both present and {uture (p. 59).

The plan seeks to foster mobility and accessibility for all areas of the reglon
minimizing the negative effects of congestion, nolse and landscape alteration.

As discussed in the transportation element, the specific plan proposes a balanced
transportation network accommodating automobile, mass transit, bicycle and
pedestrian circulation systems. Circulation system improvements proposed by the
Atlas Specific Plan are discussed in detail in the transportation and implementation
elements of this specific plan and in the EIR which accompanies this document.
The traffic study undertaken in conjunction with specific plan preparation assumed
full build-out of the study area. Trips generated by the Atlas Specific Plan are
approximately the same as trip allocations for the Atlas sites assumed in the
Mission Valley Community Plan. According to the engineering and development
department, the recommended set of major road improvements (Table 13) is



expected to miﬂgatt the interim, as well as cumulative, trallic impacts associated
with this project (memo from Allen Holden, Deputy Director, Transportation and
Tralffic Engineering Division, to Dave Potter, Deputy Directer, Environmental
Quality Division, July 22, 1987). Additional improvements beyond those required
by the Mission Valley Cmmunity Plan have also been incorporated into the Atlas
Specific Plan and are identified in the Transportation and Plan Implementation
Elements of this Specific Plan. In conjunction with the cumulative development
scenario analyzed in the tralfic study for the Atlas Specific Plan, a transportation
phasing plan has been developed for the Atlas Specilic Plan and is presented In
Table 12 of this specific plan. In addition, Atlas Hotels, Inc. will participate in the
Mission Valley Interim Public Facilities Financing Plan prepared by the City of San
Diego through the payment of Development Impact Fees.

2. Commercial

The primary objective of the General Plan for the commercial development of the
City is to:

develop an integrated system of commercial facilities that effectively
meets the needs of San Diego residents and visitors as well as assuring
that each new development does not impede the economic vitality of
other existing commercial areas (p. 72).

To implement this goal, the General Plan lists five general guidelines for
evaluating new commercial use proposals:

o Does the ‘development fit.into the environmental structure of the
community.

Parking, where and how is it located.
The amount and quality of landscaping.
Do the facilities proposed really serve the community.

Does the development intrude upon the market area of other commer-
cial activities.

The Atlas Specific Plan is designed to harmonize with the economic and land use
climate existing in the project area. The Hotel Circle area is an-established,
successful hotelf/convention center. San Diego's growing image as a resort center
indicates that the city-wide demand for further tourist/convention oriegted activi-
ties is Iincreasing. The Hotel Circle area serves as a centrally-located hub for
participation in the City's many attractions, including Mission Bay, Old Town and
the Port. In addition to providing new hotel rooms, the specific plan will act as a
catalyst for revitalizing the Hotel Circle area ensuring the long-term viability of
existing businessess.

o o o0 o0

The specific plan also includes 216,638 total square [eet of commercial office
space. The incorporation. of offices within the tourist/convention activities is
designed to be mutually supportive. The availability of hotel/convention facilities
within walking distance will be an attraction to corporate offices seeking re-
location into modern facilities. The corporate activities will, in turn; create
demand for convention services. Additionally, restaurants, theaters and shops as
well as regional shopping centers located close by, will provide services for the
future employees.
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3. Public Facilities, Services and Safety

The primary goal of the Public Facilities, Services and 5afety Element is to
program public service allocation:

at a time and level to complement accompanying development .. . itis
enormously important that the quality and quantity of the services and
facilities provided be geared to the nature and intensity of the
development that is prevalling and/or projected. But most important,
that facilities and services be timely developed so as not to impact the
capacity and ability of the City to provide the service (p. 81).

Adequate facilities and capacities for sewage collection and water distribution are
available in the specific plan area, as discussed in the public facilities element.

In the provision of water, ‘the plan's objective is to ensure that water will be
available to all areas through a regional water management program. The
individual ‘ development should support this goal through water conservation.
Criteria regarding water conservation have been incorporated into the urban design
element of this specific plan and ‘Atlas Hotels, Inc. has indicated.a willingness to
utilize reclaimed water for irrigation-if and when an appropriate water source
becomes available.

In fire and police services, the General Plan strives to provide the highest service
level possible through optimally located stations. Decentralization of police
administration through the establishment of ‘new sub-stations is planned to provide
better service throughout the City for the next 30 years. The Linda Vista station is
one of these new substations.  Implementation of the specific plan may require
additional personnel and equipment for this station; however, the excellent internal
se:curltr program of Atlas Hnt:l:, Inc. will be expanded for its’ developing sites,
thereby reducing the load on publl: protection facilities. Additionally, Atlas
Hotels, Inc. will participate in the provision of {ire pretection facilities through the
payment of Development Impact Fees as required by the Interim Public Facilities
Financing Plan for Mission Valley,

In ‘the protection of public safety in.drainage and flood control, the plan's main
objective is:

to preserve as much as possible the natural attributes of both the 'floodplain
and floodway without endangering loss of life and property (p. 92).

To implement this goal, the plan recommends specilic measures for revegatation of
disturbed habitats. Implementation of the proposed flood control improvements will
also significantly improve flood protection between 5R-163 and Fashion Yalley
Road.

k., Open Space and Recreation

The General Plan delineates a City-wide open space system based on the natural
features of the 5an Diego coastal plain, emphasizing river -valleys and adjoining
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steep hillsides. The primary objective of the Open Space and Recreation Element
is to:

Establish an open space system which provides for the preservation of
natural resources, the managed production of resources, the provision
of outdoor recreation, the protection of public health and safety, and
the utilization of the varied terrain and natural drainage systems of the
5an Diego community to guide the form of urban development (p. 96).

The plan designated the 5an Diego River floodway on the north side of the specilic
plan area and the steep hillsides on the south side as open space. Plans for
floodplain areas should emphasize preservation of natural resources and flood
protection. Park and recreational uses should be developed wherever possible.

Hillside regulation is intended to provide for reasonable use of slopes greater than
23% gradient, as;long as disturbance of natural terrain, soil erosion, siltation and
flooding, slide damage and scarring is minimized, and environmental resources and
views are protected. The retention of a "sense" of  hillside topography is
enceuraged. 'Open space may be acquired ithrough outright purchase,  easement,
dedication, and through provision of {lood facilities.

The Atlas Specific Plan includes a comprehensive civer Improvement element
which -outlines, plans for flood control. improvements  associated with
implementation of the specific plan and revegetation of wetland habitats disturbed
as a result of construction of the recommended flood control .improvements. The
proposed flood control improvements would significantly improve flood protection
within Mission Valley between SR-163 and Fashion Valley Road. The plan includes
recommendations -for preserving and enhancing the .existing floodway. The
recreational _potential of the floodway is maximized with the  development of
riverfront, bicycle and pedestrian paths. The Atlas Specific Plan also incorporates
specific ,design -criteria within the Urban Design Element for the Town and
Country, Hanalei Hotel -and Hanalel Tower sites, as well as the other Atlas Hotel
sites within the 5pecific Plan area.

The hillside areas south of Hotel Circle South .which -visually identify the
boundaries of the valley and form a green backdrop for the urban uses, will be
preserved on the Kings Inn, Mission Grove Office Park, and Mission Valley Inn sites
through careful structure siting. The Atlas Specific Plan Incorporates specilic
design criteria within the Urban Design Element for these sites.

3. Redevelopment

For the most part, the Redevelopment Element of the General Plan addresses the
older identifiably deteriorated areas of the city, with the objective of restoring
these areas to social, economic and physical vitality., Secondarily, the plan seeks
te encourage the maintenance and conservation of sound existing development.

The specific plan will implement this goal through the modernization and redesign
of existing developments, and through the addition of integrating landscape design.
These elforts will ensure the long term integrity and overall appearance of the
ared.
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[ Conservation

As discussed in the conservation element of this specilic plan, measures have been

incorporated into the specilic plan to encourage energy conservation, replacement
of wetland habitat, sensitivity to hillsides, and protection against geclogic hazards.

7. Urban Desi gn

The specific plan contains an extensive urban design element which presents
detailed criteria with regard to streetscape plans, landform considerations, land-
scape considerations, architectural consideration, planting concepts, and site
planning concepts. Specilic design criteria are also provided for each of the sites
within the specific plan area. Adherence to these criteria in conjunction with
specific plan implementation will ensure fulfillment of the urban design goals set
forth in the General Plan.

8. Growth Management

The Atlas Specific Plan will assist the City in the implementation of its adopted
Growth Management policy, which is intended to encourage the intensification of
development within the urbanized areas of the City. Mission Valley is centrally
located in the City and will provide unique opportunities to foster the growth of a
more .compact .city, and to. help suppert the development and  operation of
additional mass transit facilities.

C.  MISSION VALLEY COMMUNITY PLAN

The Mission Yalley Community Plan was adopted by the San Diego City Council en
June 23, 1985 and serves as a guide for {uture new development In the Mission
Yalley area. This area covers 1,982 acres and Is bordered on the north by Friars
Road, on the south by a 150-foot contour line to the .south of 1-8, on the east by
the 5an Diego River east of 1-15, and on the west by 1-5. Development intensity
guidelines and transportation systems development in the plan'were based on land
use assumptions provided by  property owners. The main.issues involved in
development of the plan were form and intensity of development, flood protection
and physical constraints, public facilities and services, and traffic circulation.

l. . Land Use and Intensity

Land use proposals outlined in the Mission Valley Community Plan are based upon
land use assumptions provided by property owners prior to conduct of ‘the 1932
Mission Valley travel forecast. Intensity limits established by the Plan scenario are
based upon the results of the Mission Valley travel forecast. The Community Plan
establishes development intensity districts for various areas within the community
plan area. The Plan also outlines several criteria for receiving a development
intensity adjustment. These criteria are as follows:

a) The portion of the Valley's vehicle circulation system affected by the
proposed development is capable of accommodating all of the tralfic which
would be generated;



b)  The proposed land use will generate traffic at a lower rate than the land use
originally assumed for the tralfic forecast;

g} An approved LRT or other regional public transit system station is located on
the affected property or will otherwise serve the proposed development (as
determined by adopted MTDB alignment studies);

d) The unique nature of the proposed development justifies a lower traffic
generation rate than that assigned by the original traffic forecast used as the
basis for this Plan, as demonstrated by a professional transportation study,
subject to the approval of the City Engineer;

e)  The direct and cumulative ‘traffic impacts associated with the - proposed
development of the site can be mitigated;

f}  The financing and implementation of other transportation measures or
systems, which can be shown to reduce traflic impacts on the street and
freeway system, is not guaranteed by the applicant or property owner, elther
through provision of 100 percent of the costs involved or formulation of an
assessment district,

The Community Plan states that any site or proposed development which meets one
or more of these criteria may request higher intensity than called for in the plan.

The Atlas Specific Plan is consistent with the land use types established for the
specific plan properties by the Mission Valley Community Plan. The intensity
proposed by the specific plan is approximately the same as that anticipated for the
specific plan area according to the Community Plan.  Additionally, the specific
p:an meets several of the density adjustment criteria outlined in'the Community
Plan.

] The traffic study conducted for the Atlas Specific Plan concludes that,
with Implementation of recommended improvements, the circulation
system could accommedate anticipated traffic levels, as stated in the
July 22, 1987 letter from the City of San Diego Transportation and
Traffic Engineering Division,

o Development within the specific plan will be located in proximity to
two LRT stations and links to these stations have been incorporated
into the specific plan design. Funding commitments for the LRT
station and facility adjacent to the Town and Country site have also
been incorporated into this specific plan.

a The direct and cumulative impacts of the development can be mitigated
to a level not exceeding impacts. anticipated under the Community
Plan.

o The traffic study for the Atlas Specific Plan has been coordinated
closely with other proposed developments in the area (including the
Levi-Cushman and River Valley Plans) and a comprehensive transpor-
tation phasing plan has been prepared and committed to by Atlas Hotels
Inc. which will ensure appropriate phased implementation of the
recemmended circulation improvements.
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In these respects the Atlas Specific Plan is consistent with the land use and
intensity guidelines outlined in the Mission Valley Community Plan.

2. Transportation

The Mission Valley Community Plan calls for development of a balanced circulation
system in the community plan area including a well-developed road system, mass
transit systems, and pedestrian and bicycle circulation systems. The community
plan encourages the integration of alternative transportation modes into develop-
ment designs.

The Atlas Specific Plan conforms with the guidelines included in the community
plan transportation system in a variety.of ways. A comprehensive transportation
phasing plan has been prepared in conjunction with the Atlas, Levi-Cushman and
FSDRIP Plans which .will ensure coordinated implementation of a circulation
network adequate to serve all of the proposed developments. Transportation
improvement projects outlined in the Mission Valley .Community Plan for the
specific plan area will be constructed in conjunction with specific plan
implementation. In addition, a number of alternative transportation system
improvements have been incorporated into the specific plan design including links
te the valley-wide LRT system, provision of an intra-valley shuttle for the Atlas
properties, and numerous pedestrian and bicycle pathways. Funding commitments
for these improvements are detailed in the Plan Implementation Element and
elsewhere in this Specific Plan.

3. Flood Protection

The Mission Valley Community Plan describes the San Diego River as a "significant
aesthetic and economic asset to the community (p. 112)." The river should serve as
an attraction to visiter-oriented services through the orientation of land uses to
the river and the protection and enhancement of the wetland habitat. At the same
time, the adverse effects of periodic inundation of the floodplain should be reduced
through application of .appropriate ‘hydraulic, environmental and design criteria.
The 5an Diego River Wetlands Management Plan implements the goals of the draft
community plan. The Wetlands Management Plan calls for a 10-year pilot channel
and a flood facility to accommodate a 100-year storm.

The specific plan incorporates measures which would implement virtually all of the
goals expressed above for the two sites adjacent to the 5an Diego River!(Town and
Country, and Hanalei Hotel). The river channel would be improved to the standards
stated above, with the exception of providing 100-year storm protection along the
northern side of the river channel at the Town and Country site. The revegetation
plan incorporates habitat replacement and buffer areas to protect the wetlands. A
pedestrian/bicycle promenade and buffer areas will also be located adjacent to the
river corridor at both the Town and Country and Hanalel Hotel sites. Access to
retail uses at the Town and Country site will be provided from the "River Court”
and restaurant/lounge facilities located adjacent to the river corridor. . A
pedestrian/bicycle bridge across the river providing access to the Fashion Valley
Shopping Center and LRT will also be provided at the Town and Country site.
Structures on the two sites will be oriented to the river and passive recreational
use encouraged through .the development of pedestrian plazas, pedestrian/bicycle
pathways, and pedestrian/bicycle bridge crossing. The river improvement and
urban design elements of this specific plan describe these features in detail.
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4.  Hillsides

The Missicn Valley Community Plan identifies the southern hillsides of Mission
Valley as a distinctive and aesthetic feature of the valley's character. The plan's
obhjective is to:

Preserve as open space those hillsides characterized by steep slopes or
geological instability in order to control wurban form, insure public
safety, provide aesthetic enjoyment, and protect biological resources
{p. 120).

Three of the sites within the specific plan area ‘are located adjacent to the
southern hillsides of Mission Valley. No encroachment into the hillsides will be
associated with d:'.rtlnpmtnt on any of these sites. Design criteria have been
incorporated into the Atlas Specific Plan to ‘ensure sensitivity te the natural
hillsides as discussed in the urban design element of this specific plan.

5. Urban Design

The main objective ‘of ‘the urban design element of the Mission Valley Commiunity
Plan is to encourage de:-ign which will enhance the form and function of the
community and integrate the various components. Two functional categories are
Jd:h}:ﬂ:d for special consideration: 'design protection "areas “and ' transportation
corridors.

Design pmtm:tlnn areas include the 5an Diego River and the valley walls. Design
adjacent to the river should be sensitive to the natural habitat. Structures should
be oriented towards th: river, and designed at apprnprmte scale or "stepped-down"
towards the'river for a gradual visual transition. Visual and physical access should
be ensured “through pmtl:ctlun of . views -and "provision - of - pedestrian paths,
observation areas 'and rest areas within buffer areas. On the southern hillsides,
natural slopes should ‘be utilized as a background "and guide for urban form.
Contouring, terracing and landscaping with natural vegetation should be utilized,

The Atlas Specific Plan area is somewhat 'unigque from an ‘urban design standpoint
since several of the Atlas sites are already developed with existing uses which
relate in a variety of ways to the urban design guidelines included in the Mission
"i’ailr:r Community ‘Plan. In‘the case of the Town and Country and Hanalei Hotel
sites, the Atlas Specific Plan seeks to redevelop existing developed sites-in a
manner more consistent with the urban design goals of the community plan. The
urban design element of this specific plan presents criteria for both riverfront and
hillside development and Includes specific design criteria for each of the sites
within the specific plan area.

The second area of concern in the Mission Valley Community Plan is in the
transportation ‘corridors. ' The plan recommends buffering of freeways from local
frontage roads with landscaping. Development along major roads should observe
setbacks and also be bulfered by landscaping. Local streets should provide safe
pedestrian access and visual interest as well as retail development.

LRT stations should be located and designed to emphasize pedestrian access;
minimize ‘conflict with vehicles; provide shelter, information and visual interest;
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and harmonize with the river corridor criteria. Pedestrian paths and use areas
should provide safe access to the major shopping centers; seating; landscaping;
information, public art or vending activities; and observation areas for natural
habitat.

The Atlas Specific Plan will achieve all of the transportation corridor objectives
stated above. Specific designs are recommended which will provide pedestrian
interest areas while meeting multiple objectives of river enhancement, flood
protection, parking provision and visual quality. A conceptual streetscape plan for
the Hotel Circle area has been incorporated into the specific plan which will
provide visual integration of previously unrelated sites and improve the aesthetic
environment of the freeway view corridor.
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X. PLAN IMPLEMENTATION

This |mp|em¢ntaum element describes the methodology. to be utilized in future
processing and review of development plans for the Atlas Specific Plan, outlines
phasing strategies and improvements to be_provided in conjunction with specific
plan implementation, and discusses financing mechanisms for the propesed
improvements.

A. PROCES5SING AND REVIEW

The Atlas Specific Plan consists of seven separate sites, five of which are currently
developed. --The five developed sites include the Town and Country Hotel and
Convention Center, Hanalei Hotel, Mission Grove Office Park, Kings Inn, and
Mission Valley Inn. Little or no additional development is proposed on two of the
five currently developed sites. These sites include the Kings Inn and Mission Grove
Office Park, Future processing and review of proposed improvements at these two
sites will involve obtaining the necessary land development permits for grading or
building construction. City review of these permit applications will ensure
consistency of the proposed Improvements with the design criteria included in this
specific plan.

Plans for development on four sites within the specific plan area (Town and
Country, Hanalei Hotel, Hanalel Tower, and Mission Valley Inn) must be processed
under the requiremtnts and procedures ol the Planned Commercial Development
(PCD) permit process (Section 109.0910). It is understood that individual develop-
ment projects for these sites will be permutttd to develop as long as the individual
development projects are consistent with the "uses, intensities and guidelines
established within this specific plan. In all casés, the decision to approve,
conditionally approve, or disapprove the application for any PCD withm the Atlas
Specific Plan shall be based on conformance of that application to" this specific
plan.

The 3.70 acre Evelyn Terrace site is belng reserved for irrevocable dedication for
off-ramps associated with the proposed 1-8/Via Las Cumbres Interchange. No
development is proposed for this 3.70 acre site.

The City Planning Director may approve minor adjustments to the Atlas Specific
Plan so long as those adjustments are in substantial conformance and meet the
spirit and intent of the Atlas Specific Plan. Such adjustments will not require an
amendment to the Atlas Specific Plan.

The City Planning Director may approve minor adjustments of up to a 5% increase
in the development intensity of any site within the Atlas Specific Plan provided
that there is a concurrent reciprocal reduction of development intensity on another
site within the Atlas Specific Plan such that the net overall development allecation
within the Atlas Specific Plan is not changed. Atlas Hotels, Inc. shall be
responsible for demonstrating the development allocation balance pursuant to any
requested development intensity adjustment in a form satisfactory to the City
Planning Director. Such adjustments will not require an amendment to the Atlas
Specilic Plan. Regardless of any development intensity adjustment requested, the
total traffic volume ADT level related to the Atlas Specific Plan shall remain
unchanged.
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If any ambiguity or discrepancy arises between the text and/or illustrations within
this Specific Plan, the more restrictive shall apply unless otherwise approved by
the City Planning Director. The Atlas Specific Plan contains specific standards
and criteria for development of -the sites within the specific Flan area. As such,
should any conflict arise ‘between provisions of the S5Specific Plan and other
applicable adopted City plans andfor ordinances, this Specific Plan shall prevail.

Zoning Regulations

Development projects within the Atlas Specific Plan area shall be implemented
according to the CA, CO, and CR zoning regulations. Proposed zoning designations
for the specific plan area are illustrated in Figure 78. The CA, CO and CR zoning
regulations are modified by the development criteria contained in the Urban Design
Element and the parking standards contained in the Transportation Element of this
specific plan.

Subdivision Maps

The following sections of this Implementation Element identily the major improve-
ments that will be required for future Planned Commercial Development permits
and possible subdivision or parcel maps. Subdivision improvements are required by
the City to be constructed, bonded for, or otherwise assured to the satisfaction of
the City prior to the recording of a final map.

B.  PHASING OF DEVELOPMENT

The phasing program for development of the Atlas Specific Plan is shown in Table
14. Identification of the public improvements which will be provided in conjunction
with development of the sites within the specific plan area is provided in the
{ollowing public facilities and improvements section of the Plan Implementation
Element of this Specific Plan.

Flexibility must be allowed within any long range phasing plan. Market conditions
change rapidly, and Atlas must be able to move in conformity to the demands of
the market place. For this reason, the Atlas Specific Plan shall remain flexible.
Atlas will be permitted to adjust the phasing 'schedule, or construction now
anticipated in the varlous phases, as long as Atlas provides the contribution to the
financing of public improvements required in conjunction with the portion of the
project actually being constructed, with such contribution to be determined in
cooperation with the Transportation and Traffic Engineering Division of the City of
5an Diego.

C. PUBLIC FACILITIES AND IMPROVEMENTS

The provision of transportation improvements associated with the Atlas Specific
Plan is summarized in Tables 12 and 13, included in the transportation element of
this specific plan. Tables 12and 13 ‘outline the transportation improvements
necessary to serve the Mission Yalley area under the cumulative development
scenario outlined in the Atlas Specific Plan and includes the EDU threshold and
Atlas development phase at which specific transportation improvements would be
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provided. Other public facilities and improvements to be provided in conjunction
with the Atlas Specific Plan are summarized below.

2.

Description
Flood Control

Flood control improvements: as

described in river improvement
element, including the
pedestrian/bicycle bridge across

the San Diego River

Revegetation

Revegetation Plan

Implementation

Atlas will construct the river improve-
ments between Fashion Valley Road
and 5R 163. The described improve-
ments will be constructed at Atlas’'
cost and expense in conmjunction with
Phase 2 of the development at the
Town and Country site, provided, how-
BYer, that i § Atlas proposes
development within the 100-year
floodway as a part of Phase | of the
development of the Town and Country
site, the river improvements will be
implemented concurrently with Phase
l. Funding will be assured by bonding
prior to the issuance of building
permits for any development on Atlas
property, and, if the improvements
have not been funded on or before
June 30, 1995, said funding shall then
be assured by letter of credit to be
filed by Atlas with the City, or, in the
alternative, by the formation of a
special assessment district, with Atlas
as the sole participant, to cover the
entire cost of Atlas commitment to
construction of the flood control
channel. Atlas may seek to estabish
one or more assess=ment districts for
the purpose of financing the con-
struction of the river improvements,
including the wetlands areas and other
public amenities adjacent to the river,
and City shall assist Atlas in
establishing such assessment districts.
The LRT, as designed by MTDB, will
not be con-structed on Atlas property.
There-fore, Atlas will not be providing
right-of-way for the LRT.

At time ol implementation of flood
control improvements.
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5.

b B

6.

Public Transit

Provide funding for at-grade LRT
facility and at-grade LRT station
adjacent to Town and Country site

Provide bus stops as required by
San Diego Transit Corp.

Bikeways
Provide bicycle network connec-

ting te community plan bikeway
system

Public Facilities

Water

Sewer

Storm Drainage

Gas and Electric
Telephone Service

Cable Television Service
Open space

- River Corridor

- Open space linkage

10-6

Funding for the equivalent at-grade
LRT facilities will be assured by
bonding prior to the issuance of
building permits for any development
on Atlas property, and, if the improve-
ments have not been funded on or
before June 30, 1995, said funding
shall then be assured by letter of
credit to be filed by Atlas with the
City, or, in the alternative, by the
formation of a special assessment dis-
trict, with Atlas as the sole partici-
pant, to cover the entire cost of the
Atlas commitment to construction of
the at-grade LRT {acility and at-grade
LET station.

With street improvements

With development of individual sites,
in conjunction with individually ap-
proved street and river corridor im-
provements

Project-serving facilities provided by
developer per Council Policy 400-7

Project-serving facilities provided by
developer per Councll Policy 400-7

With street improvements
Provided by SDG&E
Provided by Pacific Telephone

Provided by private cable TV service

At time of implementation of [lood
control improvements

Contained within and provided with
development of individual sites, as im-
proved



Qff-site Improvements

13. Fire Protection Thruuéh payment of Development Im-
pact Fees as required by the Interim
Public Facilities Financing Plan for
AMission Yalley

14. OfI-site transportation To be provided as summarized in Table
improvements 12

L3 Intersection improvements, With development of individual sites
signing, signal modification as determined by City engineer To be

provided as summarized in Table 13

6. Pilot channel-transition to With flood control improvements at
Levi-Cushman the Town and Country site. The tran-
sition channel will be constructed by
Atlas only if the Atlas flood control
improvements are implemented prior
to the implementation of the Levi-
Cushman {lood control improvements

D.  FINANCING

Public Improvements, Facilities and Services

The Mission Valley Community (Plan and the Atlas 5pecific Plan provide for
subdivision improvements for the Atlas Specific Plan properties consisting of (1)
construction and/or Improvement of specified transportation and infrastructure
projects, (2) construction of public facilities, (3) improvement of the 5an Diego
River Flood Channel, and, (&) dedication of certain land necessary to Implement
the foregoing. Accerdingly, Atlas Hotels, Inc. shall locate on the real property,
and construct thereon, the public improvements and facilities as designated herein,
and shall dedicate a portion of the real property required to accommodate such
improvements and [acilities as specified in this specific plan. To the extent that
improvements and facilities are to be located off site of the Atlas property, Atlas
agrees to pay a [air and reasonable portion of the cost for such improvements and
facilities, as set forth in this specific plan. Construction, dedication, and/or
payment by Atlas in lieu of such construction or dedication, shall constitute the
full extent of ' Atlas' obligation to construct, dedicate property and pay for
subdivision improvements for the project, except for the development impact fees
described hereafter. Such public improvements, facilities, and dedications include
the following primary improvements:

l. River and Landscape Improvements: Atlas will construct the river
improvements between Fashion Valley Road and SR-163. The described
improvements will be constructed at Atlas' cost and expense with Phase 2 of
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the development at the Town and Country site, provided, however, that il
Atlas proposes development within the 100-year [loodway ‘as a part of
Phase | ol the development of the Town and Country site, the river
improvements will be implemented concurrently with Phase 1. The pedes-
trian/bicycle bridge across the San Diego River will be constructed in
conjunction with the river improvements. Atlas will bond for the improve-
ments, or provide other assurance of funding acceptable to the City, at the
time the City issues building permits for Phase | of the development at the
Town and Country site. Atlas may seek to establish one or more assessment
districts for the purpose of financing the construction of the river improve-
ments, including the wetlands area and other public amenities adjacent to the
river, and City shall assist Atlas in establishing such assessment districts.

2. Maintenance of River and Landscape Improvements: Atlas Hotels, Inc.
will retain ownership of the river improvements described in paragraph 1
above, and be responsible for operation, maintenance, and repair of same for
a period of five years following completion of such improvements. There-
after, maintenance and repair of the facilities will be provided by a
maintenance district or other similar mechanism in which Atlas will par-
ticipate in perpetuity.

3. ‘Transportation Improvemeénts: Table |5 of this Specific Plan sets forth
the transportation improvements in which Atlas Hotels, Inc.. will participate,
the degree’ of participation In each improvement, the method of that
participation (directly or through Development Impact Fees) and the phase of
the Atlas development during which each of the improvements will be
implemented. This table includes both improvements required by the Mission
Yalley Community Plan, and additional improvements in which Atlas will
participate.

The construction of some of the transportation improvements described in
Table 15 will provide a substantial benefit to owners of land adjoining - the
real property. As a result, a portion of the cost of such improvements and
dedications may be allocated to adjoining and other benefitted landowners. It
is anticipated that the City may establish one or more assessment districts,
or other financing mechanisms, for the purpose of financing construction of
the improvements and to obtain contributions toward the dedication of
rights-of-way. Atlas may also seek reimbursement agreements with the City
and/or owners and developers of land benefitted by the public improvements
to permit Atlas to recover an equitable portion ‘of the cost of such
improvements and dedications. In the alternative, Atlas may receive a credit
equal to the cost of improvements and value of dedications allocated to
adjoining and other benefitted landowners to be applied by Atlas toward its
abligations under an assessment district formed for the purpose of providing
the described improvements. The City will cooperate and assist Atlas in
establishing such assessment districts as needed to implement the improve-
ments, and shall enforce any City-approved reimbursement agreements by
requiring reimbursement to Atlas as a condition to the approval of subdivision
mprovements on the benefitted lands, other than the Atlas property. Said
znforcement will include payments by other owners andfor developers to the
wity that will be passed through the City to Atlas.
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#. LRT: Atlas will fund construction of an at-grade LRT station and at-
grade LRT facility the length of the Town and Country property. Funding for
the equivalent at-grade LRT facilities will be assured by bonding prior to the
issuance of building permits for any development on Atlas property, and, if
the “improvements have not been funded on or before June 30, 1995, said
funding shall then be assured by letter of credit to be filed by Atlas with the
City, or, in the alternative, by the [ormation of a special assessment district,
with Atlas as the sole participant, to cover the entire cost of the Atlas
commitment to construction of the at-grade LRT [acility and at-grade
station.

Atlas acknowledges that the City and/or Metropolitan Transit Development
Board may establish one or more assessment districts to finance the
construction of the LRT system in Mission Valley., Atlas will agree not to
oppose the formation of such an assessment district provided that assess-
ments for right-of-way acquisition and construction payable by Atlas there-
under, when added to the sums already provided by Atlas for the LRT system,
do not exceed the cost of construction of an at-grade LRT station and at-
grade facility the length of the Town and Country property.

The LRT, as designed by MTDB, will not be constructed on Atlas property.
Therefore, Atlas will not be providing right-of-way for the LRT.

4.  Bicycle and Pedestrian Circulation: Atlas will fund construction of
bicycle and pedestrian circulation facilities on the Atlas properties and the
shared pedestrian/bicycle path along the river corridor, as described in this
specific plan. The improvements will be implemented in conjunction with the
development of each of the properties included in the Atlas Specific Plan,
with the exception of the shared pedestrlan/bicycle path aleng the river
corridor at the Town and Country site which will be implemented in
conjunction with the river improvements.

6.  Streetscapes: Atlas will fund construction of streetscapes on each of
the Atlas properties, as described in this specific plan. Implementation on
each site will occur in conjunction with the development of the site, or at the
time development levels trigger street improvements adjacent to the site.

7. Development Impact Fees: The Mission Valley Community Plan iden-
tified the public improvements and facilities to be implemented and financed
by the Mission Valley Interim Public Facilities Financing Plan and Develop-
ment Impact Fee (January, 1988), which included the related development
impact fee schedule. The ultimate Mission Valley Financing Plan, in
preparation by the City, will provide for construction of certain other
regional transportation and inlrastructure improvements. Such improvements
and fees are intended to mitigate and accommodate development occurring
throughout Mission Valley and thus will be proportionally allocated to owners
of property subject to the community plan through means of a "Development
Impact Fee Plan®.

At this time, the City has not adopted a complete Mission Valley Financing
Plan, although the Mission Yalley Interim Public Facilities Financing Plan and
Development Impact Fee has been adopted. Atlas will pay its allocated share

10-9



of the development impact fees in effect at the time of bullding permit
issuance as required by the adopted interim plan. Further, attached hereto
are a letter of agreement dated June 1, 1987, with regard to participation by
Atlas Hotels, Inc. in the financing of traffic circulation improvements for
Mission Valley, and a letter of March 10, 1987, by which Atlas makes a
specilic commitment for participation in the funding of the Fashion Valley
Road interchange.

Atlas may, from time to time, elect to construct at its own cost and expense
one or more of the regional public improvements or other improvements
subject to the development impact fees. If Atlas constructs one or more of
said improvements, andfor dedicates land to the City for such public
improvements, Atlas shall recelve from the City, upon recordation of a
notice of completion and acceptance, and upon approval by the City Council,
a credit equal to the actual substantiated cost of construction of such public
improvement andfor the fair market value of land dedicated by Atlas for said
purpose. Atlas shall be entitled to apply such credit or credits toward its
obligation to pay impact fees up to the full amount of the credit. Atlas shall
retain the right to apply such credits to the development of one or more of
the Atlas sites in order to fulfill, in whole or part, the impact fee obligations
with respect to such site.
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ATLAS HOTELS

June 1, 1387

Mr. William Schempers, Jr.

Deputy Director

Engineering & Development Department
City of San Diego

City Cperations Building

1222 First Avenue, M.5. 406

San Diego, CA 92101-4154

Dear Mr. Schempers:

This letter constitutes an understanding between the.City
of San Diego, through its Engineering and Development Depart-
ment, and Atlas Hotels, Inc. with regard to participation by
Atlas Hotels, Inc. in the Financing of traffic circulation
&mgquvenents necessary to accommidate development -in Mission

alley.

It is understood that the City of San Diego Is currently
preparing a Einancin} plan which will include certain of these
traffic circulation improvements 'in Mission Valley.

Atlas Hotels, Inc. agrees to participate in this financin
plan as a condition to development of its properties in a:cﬂrg
with the specific plan Eor the Atlas properties which has been
initiated by the Planning Commission of the City of San Diego.

Until such tipe as the City's financing plan for Mission
Vallay is approved by the City Council, Atlas Hotels, Inc.
shall be allowed to develop its properties, in accord with the
specific plan as finally approved, so long as Atlas Hotels,
Inc. participates in the specific improvements required in
conjunction with the levels of development identified in the
Circulation Imprevement Phasing Plan attached hereto as
Table 27 in a manner and to an extent to be approved by the
City Council.



Mr. William Schempers, Jr.
June 1, 1987
Page 2

At such time as the City's Ffinancing plan For Misslon
Valley is approved, Atlas Hotels, Inc. shall, by participating
therein, be permitted to complete its development of its
Mission Valley properties in accord with the approved Atlas
Specific Plan. However, should Atlas Hotels, Inc., at the time
of approval of the City's financing plan for Mission Valley,
deterrine that it is not economically Ffeasible for Atlas to
participate in the City's financing plan, Atlas shall have the
right to forego any further development under the Atlas
Specific Plan, and shall not be required to participate in the
City's public improvement Fimancing plan for Mission Valley.
However, nothing in this letter shall constitute any waiver of
the right of the City Council, after prerequisite hearings, to
impose any assessment district or related action for the
Financing of apprepriate public Facilities.

This commitment to participate in _the City's public improve-
ment financing plan for Mission Valley, as a condition to
completion of development of the Atlas properties under the
Atlas Specific Plan, does not constitute a waiver of any right
of Atlas Hotels, Inc. to oppose, or propose modification of,
the City's €inancing plan during its consideration by the City
or any of its agencies.

At the time Atlas Hotels, Inc. applies For final discre-
tionary approval by the City Council of any development under
the Atlas Specific Plan, which development requires Atlas to
construct a public facility any part of which iIs or becomes
eligible for development impact fee Funding, Atlas shall be
entitled, subject to City Council approval, to recelve
appropriate credits, against impact fees due, for all amounts
expended on provision of the public facility which amounts are
or become eligible for development impact fee Eunding.

Atlas Hotels, Inc. shall retain the right to propose a
financing plan through which Atlas. meets its financial
obligation to the City under the City's public improvement
financing plan, including the projects set forth in Table 27
attached hereto. Such Atlas financing plan, may include
payment through one or a2 combination of more thanm vne of the
following methods: payment for specified improvements solely by
Atlas; construction of improvements either solely by Atlas, or
in conjunction with other developers; benefit assessment
programs; and/or public financing procedures. The plan may
also include credits for contributions made by Atlas Hotels,



Mr. William Schempers, .Jr.
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Inc. to projects included in the City's Ffinancing plan and/or
listed on Table 27 attached hereto, and recapture by Atlas
Uatels, Inc. of sums advanced by Atlas for public improvements
for the benefit of other developers not yet ready to participate
in the financing of the improvements. Such recapture may be by
private agreement with said developers, or any other method

permitted by law.

On the basis of the understanding set forth in this letter
the Engineering and Development Department has no objection,
from a facilities financing standpoint, to the releasing [for
public review by the Environmental Quality Division of the
environmental impact report For the Atlas Specific Plan.

ATLAS HOTE

By:

KN, Chairman

This letter correctly and completely sets forth the terms of
the understanding reached by the Englineering and Development
Department of the City of San Diego and Atlas Hotels, Inc. with
regard to the participation of Atlas Hotels, Inc. in the financing
of public facilities in order to permit the development of the
Atlas properties in Mission Valley in accord with the Atlas

Specific Plan.
7

Deputy Director
EnginEErinF f Development Department
The City of San Diego

?5¢1§ﬂfﬁf““

By ‘IR,




March 10, 1987

Mr. Allen Helden, Jr.

City of Sam Diego

Traffic Engineering Division
1222 First Avenue

MS5-450

San Diego, Califormia 52101

Subject: Atlas Hotels Master Plan

Dear Mr. Holden:

We enjoyed the opportunity to meet you on February 24,
1987, to discuss a mechanism-for eansuring that the traf-
fic improvements necessary to make our project operate
efficiently will be in place as needed during the various
phases of our developmant.

The traffic impact report for our project analyzed the
concurrent Phase I development of both Atlas and Levi-
Cushman as well as an alternative analysis of what the
impacts are for the Atlas Development [Phases I thru

5) without the Levi-Cushman project. The alternative
analysis clearly shows that, in the absence of the
Chevron/Levi-Cushman project, the short term impacts

of our project can be mitigated to reasonable levels
without the new Fashion Valley Road interchange. As

we mentioned, we would like to proceed with our initial
phases without being delayed by Caltrans or Levi-Cushman.

To insure that our project will not hinder the future
construction of the Fashion Valley interchange, Atlas
Hotels will commit our fair share of the cost of the
interchange at such time as Atlas begins construction
on the first phase of the redevelopment of the Town
and Country site. Additionally, we will construct the
necessary improvements to mitigate" the interim impacts
associated with our phased development. The mitigation
measures will provide acceptable Levels of Service on

all roadways adjacent to our site during each phase
of developmant.



City of San Diego
March 10, 1987
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We look forward te city acceptance of the EIR and are
providing you with this letter in response to your

concern, and to assure you of our participation in the

Fashion Valley interchange.

Vice Preside
Development

ec: William K. Shearer

Steve Orosz
Diana Dugan
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