URBAN DES| GN ELEMENT

BACKGROUND

The O d Town San Diego Community Planning area is phF}/si cal 'y made up of a
pronounced hillside which contains the mgjority of Presidio Park and the

Tower plain area where the historic park and rest of the urban devel opment
is located. The north and western boundary is a man-made barrier created
b}/ freeways 1-5 and 1-8. The northern and eastern boundaries are made up
of the Presidio and Mssion Hills.

NATURAL ENVI RONMENT.

The community's natural environnental setting is a riverine plainwth a
Prom)ntory backdrop. The area has been the site of urban devel opment since
he early European settlers cane to this area and probably earlier. No
native environment areas remain, although the site's original |andform
still remains. The riverine environnent has been totally disrupted.
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Old Town April, 1872 (Godfry)

HI STORI CAL  CONTEXT.

This aspect of the community has been discussed at length in the Historical
El ement of the plan, but it is one of the nost inportant existing
determ nants of design in 01d Town San Diego.

Wthin this historical context, the first European settlenent, the
Presidio, took place on the hillside. The site was chosen for its
fortresslike quality and its close relationship to the riverine
environment, rich in vegetation and fauna for food ﬂatherln? and
construction materials. ~The river waters reached the toe of the hillside
area. The later development, which relied more on agriculture and farmng,
took place along the surrounding plain and river banks where "rancherias"
devel oped. These rancherias were large parcels of land with residential
buil dings and land area available for cultivation and grazing. As the area
becane nore urbanized, land was further subdivided to create more conpact
commercialized areas which were |ocated in the area that we know today as
Od Town San Diego, in the State Park area.

ARCHI TECTURAL DESIGN.

The early European buil dings were made of adobe bricks and clay tile roofs
and hand hewn wood structural nenbers. This type of building occurred
during the Spanish period from 1769 to 1821

The Mexican period was characterized by buildings with adobe brick walls
and mssion tile or sod roofs. This was the period from 1821 to 1846. The
Tate Anerican period 1846 to 1871 concurrent with the California Gold Rush
saw wood-wal | ed and roofed buildings with sawn and milled woodwor k.
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PUBLI C SPACES.

Public spaces in O d Town San Diego have not been consciously desi gined,
wi th the exception of some sections of Presidio Park and the central plaza
in the Sate Park. Although some effort has been made to use special
street furniture, such as |ght_s, in some areas, the efforts have not been
coordinated and the overal| design is lacking. A streetscape urban design
programis in progress. A consulting team has been hired and will be
providing prototype designs for nmgjor streets and entrance gateways into
the comunity.

Public facility design, such as school grounds and the Caltrans property,
have not been designed with the historical context in mnd. The design
quality of these facilities iS poor.

Parking lots that are part of the State Historic Park or the County
Heritage Park conplex have been carefully designed with Iandscaping and
concern for the area's historic concept. QOher parking areas, however,
have not had that benefit.

VI EVS.

View quality aspects of the community have not been careful ly considered.
There are presently no provisions for enhancing panoramc views, framed
views, or view corridors. The only view enhancement standards used are in
conjunction wth sign control. The present Planned District Ordinance has
sign controls although nunerous violations of the standards exist.

Uility wires are another area that needs attention. A najor transm ssion
Tine crosses Ol d Town San Diego. It is not feasible to underground these
utilities, but sone effort should be made to enhance their appearance and
make them less promnent.
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RECOMMENDATIONS
COMMUNI TY DESI GN CONCEPT:

i

DEVELOPMENT AND DESIGN GUI DELINES FCR THE OLD TOM SAN DI EGO COMMUNI TY
SHOULD BE ESTABLI SHED TO REI NFORCE THE COMMUNITY'S ORI G NAL PHYSI CAL
ENVI RONMENT AND HI STORI CAL DEVELCOPMENT.

H LLSI DES SHOULD BE MAI NTAINED AND ENHANCED PHYSI CALLY AND VI SUALLY
CREATING A "FORTRESSLIKE" EFFECT IN A MANNER CONSI STENT WTH THE
ORI Gl NAL SPANI SH SETTLEMENT AT PRESIDI O HI LL.

RI VERI NE ENVI RONVENTS SHOULD BE RE- CREATED | N THE AREA NCRTH CF TAYLCR
STREETS THROUGH DEVELOPMENT OF WATER AREA FEATURES AND RI VERI NE
LANDSCAPI NG W TH WETLAND VEGETATI ON AND TREES.

THE QLD PUEBLO AREA SHOULD BE MAI NTAI NED AND RE- CREATED IN AN ARCUND
THE STATE HI STORI C PARK AREA. This is an area where a "puebl 0"
environnent shoul d be reinforced.

THE OLD "RANCHERIA" AREAS SURROUNDI NG THE PUEBLOS SHOULD BE RE- CREATED
W TH FENCI NG SETBACKS AND LOW SCALE DEVELOPMENT REM NI SCENT OF THE
AREA'S H STORI CAL CONTEXT.

MATURE TREES THAT ARE 50 FEET IN HEIGHT R HI GHER, R 30 YEARS COF AGE
SHOULD BE PRESERVED. If removed, such trees should be replaced by
others of the same or similar species, of a mninum48 inches in size
with eight-inch caliper, prior to any other building construction
activity taking place.
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DEVELOPMENT DESI GV SCALE:

1.

FOUR DI STI NCT DESIGN DI STRI CTS SHOULD BE DEVELOPED, AS FOLLOWE:
H LLSI DES. The "Fuerte" Presidi o area.

Devel opment shoul d respect the hillsides and revegetate them M nor
encroachnents could be pernitted on steep hillsides (25 percent or
greater). Encroachments should be designed to fit into the hillside as
unobstructively as possible. Hillside devel opnent shoul d be clustered.
This area is also crisscrossed by earthquake fault Tines, thus
development should be mnimzed froma safety standpoint.

RIVER The "Ro" area.

Development shoul d re-create the river environment b¥ consolidating
lots into large parcels and providing |ow scale devel opment set into a
park-like "riverine" environnent. In order to create this riverine
environment, at least 70 percent of the site should be Tandscaped with
wet | and vegetation species. Buildings on stilts are approprlate for
this area. This area is subject to Tiquefaction, thererore development
intensity should be reduced for safety reasons.

CORE. The "Puebl 0" area.

Devel opment shoul d be urban with no setbacks and one- or two-story
structures covering the front area of the site at the street. en
unbuilt areas, if any, should be relegated to the back portion o t he
lot.

CORE SUPPCRT. The "Rancheria" area.

Devel opnent shoul d have Targer setbacks of 15 to 20 feet. Side yards
shoul d also be observed, of five feet or so, and backyards of ten feet
from the property 1ine should also be observed. Qpen 1landscaped
frontages as well as open wood fences of rural character or four- to
five-foot-high walls at the street frontage are to he encouraged,
re-creating rn this manner the residential settlements of old Hispanic
villages.



HI STORI CAL CONTEXT:

1.

BUILDING DEVELOPMENTS, STRUCTURES, AND SITE DESI GN AND LANDSCAPI NG
SI-IO_LDl_|F_¢I THFULLY REFLECT THE HISTORICAL PERICDS OR DEVELOPMENT IN THE

The existing 01d Town San Diego Design CGuidelines should be updated to
better reflect the historical context and styles of 01d Town San Diego.
At present, this document does not clearly identify those stylistic
conponents that fit each historical/architectural Style, and as a
result, the architecture is a nondescriptive mxture of stylistic
details that detract rather than conplinment the community's historical
inportance. A program should be approved imediately to fund the
Uﬁdatl ng of these guidelines, so that future devel opnent will enhance
the international Tnportance of this historical community and site.

ARCHAEOLOG CAL SITES SHOULD BE PRESERVED CR RECONSTRUCTED. Any
archaeological building site found should be careful |y studied and
Breserved.to allow future generations to view it and Study it.
reservation shoul d be achieved by buil di nﬂ around it and m ni m zing
the amount of devel oE:)nent on the 'site to that which is consistent wth
the preservation goals of the site. The archaeological site, artifacts
or building elements should al so be preserved in a manner that they can
be viewed by the public. For this purpose, development standards of
the Planned District Odinance such as use, sethacks, height
restrictions, coverage, and | andscapi ng, requi rements may be nodified on
a project by project hasis, wth the objective of preserving the site
economically and visually, for present ‘and future generations to enjoy.

Sites where archaeol ogical and historical evidence exists which would
al l ow their reconstruction should so be reconstructed. Speci al

devel opment consi derations and econonic incentives, including tax
incentives, should be provided.

H STORI CAL/ ARCHI TECTURAL STYLES SHOULD BE FAI THFULLY FOLLOAED. This
shoul d also include the incorporation of original/historical bearing
wal | structural standards. The observation of these standards will
result in a better, more faithful historical/architectural de3|tgn.

Maxi mum hei ght of buildings or structures shall not exceed 30 feet from
the natural grade.

The following historical/architectural styles should be followed:
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SPANISH. Bearing wall adobe brick construction with thatched or clay
tile roofs and hewn tinbers. Buildings of this period are one story
with towers, special facade treatments, and hi gh floor to ceiling

hei ghts reflective of the related mssion style.

MEXI CAN.  Bearing wall adobe brick construction with wood shingle,
%ll(%d ortsod roofs and hewn tinbers. Buildings of this period are one
0 two stories.
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AMERI CAN.  Wod wal | and roof wood and shingle construction, a brick
wal | with wood roofs and shingles with sawn tinbers. Buildings are one
to two stories.
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PUBLI C SPACES:

1.

SPECI AL DESIGN CARE SHOULD BE Gl VEN TO PUBLIC SPACES AND FACILITIES,

| NCLUDI NG BUI LDI NGS AND GROUNDS.  Public projects should be specially
responsive to the community's historical inportance and sensitive to

its design context. Public entities should always set the exanple for
private enterprise to follow.

PUBLI C PARKS LOCATED W TH N THE H STORI CAL AREAS SHOULD BE SENSI Tl VELY
DESIGNED TO COMVPLIMENT AND ENHANCE THE H STORICAL QONTEXT.  Areas known
to be rich in archaeological val ue shoul d be researched, exhibited, and
protected consistent with the public purpose of the park. A1l public
park devel opment shall be reviewed by the Architectural Review Board
and community planning group for consistency with the plan goals and
objectives.

REDEVELOPMENT COF AND | MPROVEMENTS TO PRESI DI O PARK SHOULD | NCORPORATE
H STORICAL | NTERPRETIVE EXHBITS.  The fencing should be reconstructed
to reflect historical designs as was done in the State Park. Heavy
brush areas should be trimmed and thinned to provide a visual
connection between the Presidio and State Historic Park. Buildings
shoul d be designed to reflect faithfully the community's early
historical styles. Park trails should be dirt or dirt-crete with
stoned gqutters re-creating the early designs.

SCHOOL BUI LDINGS AND GROUNDS SHOULD BE DESI GNED IN A MANNER THAT
RESPECTS THE COMMUNI TY HI STORI CAL/ CULTURAL VALUES. School bui | di ngs
should be stylized to reflect historical/architectural forns in the
comunity. Fencing should be designed in a manner that is reflective
of the area's architectural/historical context. Gounds, particularly
their perineter, should be Tandscaped with native and drought resistant
mterials. The school district, or any other agency or Rnyate group
responsible for the devel opment of schools shoul'd seek the input of the
community's Architectural Review Board.

ALL PUBLI C BUI LDINGS AND SITES SHOULD BE DESI GNED CONSI STENTLY W TH THE
PLANNED DI STRICT ORDI NANCE AND ARCHI TECTURAL DESIGN GUI DELINES. The
conmmunity's Architectural Review Board should provide input to the
design of public building sites and facilities.
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10.

11.

STREETS SHOULD PROVI DE ADEQUATE AREAS FCR PEDESTR AN ACCESS, THE
SI DEWALKS SHOULD BE W DE ENQUGH TO TAKE THE PEDESTRI AN TRAFFI C
PRQJECTI ON .  AUTOVOBI LE TRAFFI C LANES SHOULD BE DEEMPHASIZED.
Pedestrian clear paths should be a m ninumof six to eight feet in the
river and fringe areas. In the core, pedestrian "clear paths" shoul d
be 10 to 15 feet in width. Sreet trees shall be provided throughout
al ong.FarkV\ays next to the curb. Tree species shall be different in
the ditferent subareas. The river area should have street trees of
wetland species. The hillsides should have chaparral type of
vegetation with tall vertical trees. The core (pueblo) area shoul d
have arid tall and narrow tree species. The fringe (rancherias) should
have broad canopied tree species. The streetscape plan program will
provide greater detail on the design and | andscapi ng nmaterials.
Si dewal k areas shoul d be tanned in color, mmcking dirt paths. High
gtroundcover remniscent of weeds should be planted in the parkway.
reet |ights should be pedestrian-oriented and maintain the historical
cont ext .

TAYLOR STREET SHOULD HAVE A 30-FOOT-WIDE PEDESTRI AN PARKWAY ON EACH
SIDE OF THE STREET. Buil dings should be set back 30 feet fromthe
property Tine. The landscaped areas should include a meadow-Tike
environment with grass and trees. A landscaped street median should be
incorporated. A sidewal k pedestrian clear path eight feet in wdth
with tan color paving reproducing dirt paths, and a four- to o
si x-foot-w de landscaped parkway at the curb shoul d be devel oped within
the street's public right-of-way. all areas that are not used for
plantings or automobile access shall have enhanced pavi n?, such as
tiles, textured concrete, etc. Street 1ights should reflect the
comunity's historical context.

TAYLOR STREET SHOULD HAVE LANDSCAPED CENTER | SLANDS. Turning lanes
shoul d be defined by four-foot Tandscaped center islands.

SAN DI EGO AVENUE SHOULD MAI NTAIN THE STREET RI GHT- COF- WAY BOUNDARY
CONTINUI TY BY DEVELOPMENT OF ADOBE WALLS.  Four- or five-foot adobe
walls at the property line are encouraged. Landscaping in the form of
vines to provide color and contrast is encouraged.

FREEWAY R GHT- OF-WAY SHALL BE LANDSCAPED WTH LOCAL FLCRA  Freeway
edges should be landscaped With vegetation materials that are
consistent wth the community's historical context. Freeway entrances
into the comunity should be designed to make a statenent of entering
an inportant historical area. Features similar to the "colonial bell"
whi ch graced the Camno Real route in California is an exanple of such
a feature. The streetscape design Programvw || devel op each notif, and
should become a part of this plan tor future implementation.

PARKI NG LOTS SHOULD BE DESI GNED | N A MANNER REPRESENTATI VE OF A LOW

SCALE RURAL QOONTEXT.  The State Historic Park parking areas hetween
Congress Street and San Diego Avenue are an excellent exanple of design
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12.

13.

for these areas. The dirt |andscaped island with arid | andscaping
coupled with the more rural-like blacktop autonobile circulation areas
represent an excellent solution to this design problem.

PARKI NG STRUCTURES SHOULD BE DESI GNED AS UNOBSTRUCTI VELY AS PCSSI BLE.
The structures shoul d have a mnimum of 15-foot |andscaped sethacks
fromthe street right-of-way. The Tandscaped setbacks should include
moundi ng and various types of groundcover, bushes, and trees.

Bui | di ngs shoul d be reflective of adobe type structures, with
articulation reflective of historic buildings and development patterns.
The roof of the structures should include landscaped planters that

al [ ow vegetation such as vines to %row and cascade onto the ground,
Prow ding further visual relief and color. Structures of 20,000 square
eet or larger should be broken up by landscaped wells in the m ddl e of
the structure. M xed-use is encouraged, provided the other uses are

| ocated in the periphery of the structure in such a manner that the
Park| ng structure is located in the mddle of the project not viewable
rom the street. Roof elements from other uses should project over the
roof of the structures to provide visual relief fromthe top of the
hill.

Access to parki n? structures both above and bel ow grade shall not be
gaj ned directly fromthe street but should be gained froma separate
riveway perpendicular to the street.

UNDERGROUND PARKING STRUCTURES SHALL BE DEVELCPED TOTALLY UNDERGROUND.

No portion of the structure shall project nore than one foot above the
sidewalk level.

PUBLIC VI EWG

I8

PANORAM C VI EWS FROM THE HI LLSI DES SHOULD BE MAI NTAI NED.  Roof tops
shoul d be carefully designed to avoid blighting panoramc views. Roof
top mechanical structures should be buffered, sheltered, or enclosed to
avoi d negative inpacts on views.

PANORAM C VIEWS INTO THE HI LLSIDES SHOULD BE MAINTAINED. Hillsides
shoul d be preserved and revegetated. Devel opment on and around
hillsides shouldbe clustered.

VI EW CORRI DORS TO PRESI DI O HI LL SHOULD BE MAI NTAINED.  Streets focusing
on Presidio hill should not be closed, in order to maintain public view
corridors. Setbacks should be constructed to enhance public views as
needed.

STRCT SIGN CONTROL SHOULD BE EXERCI SED TO MAINTAIN THE H STOR CAL
CONTEXT.  Due to the small scale of most pre-1871 devel opment, mgns
shoul d be pedestrian-oriented as contrasted to autonobile-oriente
signs.
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5,

Bl LLBOARDS AND OTHER CFF- PREM SE SIG\S SHALL BE REMOVED FROM THE QLD
TOMW SAN DI EGO COWUNITY.  The Pl anni ng Departnent shoul d encour age

Property owners near Taylor Street and Rosecrans area not to renew

helr present leases. The O d Town San Diego Planned District

Ordi nance does not permt billboards or off-premse S|?ns. .
Redevel 0 nent.prog?sals shoul d be subject to full conP lance with the
Planned District Ordinance, and requirte the removal of any existing

signs consistent with the Planned District Ordinance which has been in
effect since 1971, as amended in 1987.
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