PLAN ELEMENTS

The 01d Town San Diego Community Plan is divided into the following

elements:

1. Historic Conservation
Socio-Economic Consi derations

3. Land Use (Residential, Commercial, Services)

4. Open Space and Recreation

5. Circulation (Auto, Services, Transit, Bikeways, Pedestrian)

6. Public Facilities (Local, State, Federal), Agencies (Sewer, Water
Electric), and Services

1. Urbaﬁ Design (Environmental, Urban, Energy Conservation)

8. Implementation (Myjor Mechanisms, Phasing, Schedule)

Al'l elenments include a background section, and a recommendation section
setting forth the plans, policies, guidelines, and proposals which are key
to the plan's fornulation.
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HISTORIC CONSERVATION

BACKGROUND

The rich historical past of 01d Town San Diego makes this area especially
significant and distinct fromother parts of the Gty. Wthout this
heritage, a tremendous visitor potential would, of course, not exist. It
Is inportant, therefore, to understand this background in order to prepare
a conprehensive plan for the future. While there are many detailed
historical accounts covering the California and San Diego areas, the
principal concern here is in recognizing those aspects of early history
whi ch can be enphasized in future devel opnents within the area.

The following IS a summary description of O d Town San Diego's historical
setting divided into four most conmonly recognized periods.
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AMERI CAN- 1 NDI AN PERI GD - 5,000 B.C TO 1542

The San Diego region was described by the early European explorers as a
Mediterranean arid area, with lush sites along river valleys and marine
environments. The region sustained a good supply of food which in turn
sustained |arge populations of indians. Local indjigenous tribes belonged
to the Hokan-Siouian famly; the earliest known culture is known as the San
Dieguito which was |ater supplanted by the Diegueno culture. A new
mgration in 1,000 B.C of Yuman-speaking indian tribes took place. These
were the early settlers which the Spaniards found in the region on their
arrival on these Tands.

Indian settlenents were of a semi-permanent nature, and were scattered
about the region, primarily near food resources along the coastline and
river valleys. Building materials consisted of pole frames covered with
bark, brush, cattails, or other woven grasses in the shape of a done.
Indian villages, later called "rancherias" by the Spanish, consisted of 40
to 75 dwellings built almost solely for sleeping purposes. Archaeological
evi dence shows that there were several such settlements in and near
downt own San Diego, as well as in Mssion Valley. Early settlements within
the Od Town San Diego connun|tr are probable, due to the site's excellent
geographi ¢ location at the confluence of marine and riverine habitats,

I deal for food gathering.




SPANISH PERIOD - 1542 TO 1821

Prior to the comng of the European, the inhabitants of the area we know as
San Diego were Indirans 1iving in the village of Cosoy. The first European
to appear on the scene was the explorer Juan Rodrigues Cabrillo. He
discovered this land in 1542 and claimed it for Spain. At the time he
named the bay San M guel. The area was not visited again by Europeans for
sixty years until Don Sebastian Vizcaino, who was in charge of a najor
scientific exploratory expedition, entered the harbor in 1602 and renaned
it San Diego Harbor.

The Spanish did 1ittle to settle or develop the area until 1769 when
further col oni zation took place. By that time, the Russians had been
hunting and tradi n? al ong the coastline of California. This discovery,
coupled with the steady advance westward of people from the Anglo- Anerican
col oni es, caused Spain great concern. The Spanish authorities in Mexico
increased colonization efforts in the San Diego area.

“land party of soldiers commanded by Don Gaspar Portola together with

m ssionaries and Indians |ed by Father Junipero Serra arrived in San Diego
n July, 1769, settling in the O d Town San Diego area. Shortly
hereafter, a chapel was constructed and the Presidio built around it.
ather Serra, in (_:onsecratln? the chapel, established the first of many
mssions to be built along the California north coast. Mjor activities
included Christianization of the indians, farmng, and trading.
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MEXI CAN PERICD - 1821 TO 1846

Following the independence of Mexico from Spain in 1821, devel opnent of

bui | di ngs proceeded within the "puebl 0" area approximating the O d Town San
Diego of today. Activities of the 1820's involved continuing efforts to
Christianize Tocal Indians with the economc actmtr based on collecting
and shi pping beef hides and tallowto Mexico, as well as whaling and
seafaring activities on nearby port areas. O d Town San Diego was visited
bg the famous pathfinder and fur trader, Jedediah Smth and his party in
1827. A year later they were again visited by a similar group known as the
"Pattie artﬁ"l\/\ho created considerable i11-will toward Americans primarily
because of their |awess behavior. A diary of william Heath Davis has
survived which gives an account of O d Towr San Diego indicative of the
activities that took place in the 1830's. Davis first visited the area in
1831 and describes it as fol | ows:

"It was quite a 1ively town. At our house, which was a
building of six or eight roons, we entertained many
beaut i f ul Sﬁanlsh wonen at dinners and al so at dancing
parties, The Local Presidio was chosen froma military
point of viewto protect the citizens of this mniature
city fromthe ferocious and savage Indians of those
dars. In the town, the inhabitants, soldiers, and

" citizens numbered between 400 and 500. Quite a large
ﬁl ace. _There was a great deal of gaiety and refinement
ere. The people were the elite of this portion of the
Departnent of California. In the garrison were sone
Mexican and not a f‘ew native Spanish soldiers.”

While San Diego was officially mde a town in 1834, its Eoopul ation did not
continue to grow In fact, by 1840, it nunbered only 140 persons.

Gah
R

Old Town I?{hograph from drawing by J.D. Powell c.1848
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AMERI CAN PERIOD - 1846 TO 1871

The Var of 1846 resulted in the acquisition of California by the United
States. This acquisition helped fulfill the demands of the doctrine of
"Mani fest Destiny".  Shortly following the war, gold was discovered in the

north, bringing hordes of people to California and attracting the attention
of the Nation.

The devel opment of "new town", as it was called, on the site of present
downtown San Diego began in 1850 when California became a State. The
arrival of Alonzo Horton in 1867 and his subsetﬂuent investnents induced a
real estate boom and substantial developnent of downtown San Diego. Gty
records were noved, with considerable objection, fromthe Whaley House in
01d Town San Diego to the downtown area in 1871 This marked a shift of
act|V|t¥] avay from O d Town San Diego and wes perhaps the major single
event that today makes the consideration of development of the State

Historic Park possible. [If 01d Town San Diego had continued to function as
the administrative and economc center of the city, very Tittle, if any,
physical evidence would remain of Mexican and early Anerican development.

Old Town ¢.1867 (J. Henfield)

Exanples of the historic past of Od Town San Dieg'\?El can be found today in
the historic buildings and sites that do exist. ny of these structures
are presentI?/ restored or in the process of restoration. It is unfortunate
and perhaps fragic, that priceless historic buildings have been |ost
forever to newer developments. The following is a partial 1ist of
historical sites according to the historic period to which they belong,
many of these sites have been reconstructed, and are being preserved as
part of the Historical Presidio Park and the State Historic Park.
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SPANISH PERIOD - 1542 TO 1821
1 San Diego Presidio Site

2 Casa de Carrillo

MEXI CAN PERIOD - 1821 TO 1846

3 Casa de Estudillo

4  Fort Stockton Site

5 Casa de Lopez

6 Plaza (Washington Sguare)
]

8

9

Casa de Pedrorena

Casa de Machado de Silvas
Casa de Bandini
10 Casa de Machado Stewart
11 Casa de Pico
12 Adobe chapel of the Inmaculate Conception
13 O d Spanish Cenetery

- Casa de Light and Freeman

- Casa de Wrightington -
AMERI CAN PERIOD - 1846 TO 1871
14 Mason Street School

15 Derby Pendleton House
16 Casa de Altamirano
17 whaley House

18 Gatewood House

- Casa de Rodriguez

Wth this background the follow ng Community Plan provides overall guidance
for the future of Od Town San Diego in a manner that integrates the
physical devel opment elenents of Iand use, circulation and public
facilities Wth a comunity environment which strives to capitalize on the
econom ¢ and cultural value of this historic center of California.
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m Spanish Period
“~ i
\It 2 ) | Mexican Period ".‘
“ 3 ) American Period

HISTORICAL DEVELOPMENT PERIODS

RECOMMENDATIONS

Recogni zing that the O d Town San Diego historical past should be preserved
for future generations, the following major objective is set forth:

PROMOTE THE RECOGNI TI ON, PRESERVATI ON, RESTORATI ON AND RE- CREATI ON

OF H STORI C SITES AND STRUCTURES WHEREVER FEASI BLE | N SUCH A WAY THAT
THE BUI LDI NGS ARE H STORI CALLY ACCURATE, ECONOM CALLY USEFUL AND IN
GENERAL ACCORD W TH THE ARCHI TECTURE OF THE AREA PRICR TO 1871 IN TERMS
OF HEI GHT, SCALE, MATERIALS, TEXTURE AND COLCR

ENCOURAGE THE DEVELOPMENT OF AN HI STORIC CORE | N THE | MMEDI ATE

VICINITY OF THE OLD TOM SAN DI EGO PLAZA THAT STRONGLY REFLECTS THE
CHARACTER OF THE TOMW FROM ITS FOUNDI NG TO 1871.
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ENCOURAGE THE DEVELOPMENT OF AN HSTCRIC CORE IN THE | MVEDI ATE
VICINITY OF THE OLD TOMN SAN DI EGO PLAZA THAT STRONGLY REFLECTS THE
CHARACTER OF THE TOMN FROM ITS FOUNDING TO 1871

To accomplish these objectives, the following proposals are nade:

1. ELIM NATE PRI VATE VEHICULAR TRAFFIC FROM THE H STORIC CCRE. It is
essential that a pedestrian environment be established within the core.

2. ENCOURAGE THE RESTORATI ON AND PRESERVATI ON OF THE EARLY TOWNSCAPE
CHARACTER, 1 NCLUDI NG GROUND PATTERNS, ADOBE COLORED SURFACES AND
TEXTURES W THOUT REQUI RI NG THE EXCLUSI ON OF TREES WHI CH M GHT REPRESENT
A LATER PERIOD. Although the existing tree species within the core may
not be historically correct, they should remain wherever possibie
because their size and age are a ngjor asset to the area.

3. LOCATE NUMEROUS H STORI C STRUCTURES IN THE CORE AREA | NCLUDI NG
STRUCTURES FROM BOTH THE SPANI SH- MEXI CAN PERI CD (1542-1846) AND THE
AMERI CAN PERI OD (1846-1871).  Inclusion of many structures from the
Anmerican period wi |l provide a nmore conprehensive representation of the
early history of San Diego and provide an approxi mate representation of
bui I'di ng density and design of the early town.

4. DI SCOURAGE THE CREATI ON OF PHYSI CAL BARRI ERS BETWEEN THE HI STCRIC
SITES, INCLUDING THE H STORIC CORE AND THE REST CF THE COMMUNITY. NO
FEES SHOULD BE CHARGED TO THE PUBLIC FOR ENTRANCE. It iS essential
that all of Od Town San Diego function as a single entity.

5. EXPAND THE STATE H STORI C PARK TO | NCORPORATE THE AREA NORTH OF JUAN
STREET AND EAST OF TAYLOR STREET TO MASON.  Historical evidence shows
that the earliest settlenents were |ocated within this general area.

DEVELOP AN | NTERPRETIVE EXHIBIT IN PRESIDI O PARK BASED ON
ARCHAEOLOG CAL EVI DENCE FOUND ON-SITE, AND THE H STORY OF THE AREA

The area |ocated between the hilltop at Presidio Park and the O d Town
State Historic Park are of great historical significance, being an integral
part of the site of the first permanent settlement by Europeans in the
\oresent state of California. Hstoric archaeological sites are known to be
ocated in this park area, including approximtely 20 former structures
accordi ng to the Brandes report. Qher historic uses and activities
connected with these public park areas include passageways or traffic
routes between the Presidio and 01d Town San Diego, work areas for the
manufacture of |ime and adobe bricks, tenporary |1ving areas occupied by
Native Anericans, livestock corrals or other agricultural uses. The exact
nature and extent of these varied uses need to be researched and studied
further. This study woul d .surelel take place in the near future, since it
Is an excellent thesis project for graduate students of [ocal history.

Clearly, the retention of these open space park |ands by the Gty of San

Diego Is highly desirable. The nost appropriate use for these park |ands
IS as a historic park providing appropriate historic interpretive exhibits.
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The following proposals are established to fulfill this objective:

1. THE ATY OF SAN DI EGD SHOULD OPEN NEGOTI ATIONS W TH THE SAN DI EGO
H STORI CAL SOOI ETY FCR THE DEVELOPMENT OF LONG RANGE EDUCATI ONAL
PROGRAMS AND PLANS.  These plans should include interpretive research,
gevel opnent and managenent of the City-owned historic sites in the Od
own  area.

2. THE GTY OF SAN DI EGD SHOULD ENTER |NTO AN AGREEMENT WTH THE SAN DI EGO
H STORI CAL SOOI ETY TO CONDUCT | NTERPRETI VE PROGRAMS for school classes
and the public at large on historic sites in the Presidio area and the
Serra nuseum

3. THE TALL SHRUBS AND HEAVY SCREEN PLANTI NG WHI CH ARE LOCATED ON THE
SLOPE ABOVE THE GOLF COURSE SHOULD BE THINNED to reestablish a clear
visual link between O d Town San Diego and the Presidio in conjunction
with the Park and Recreation Master Plan described in #2 and #3.

INSURE THAT W THIN THE AREA OF OLD TOWN SAN DIEGO, THE FEW REMAI NI NG
PHYSI CAL ELEMENTS OF THE HI STORI C PAST ARE PRESERVED AND THAT FUTURE
RESTORATION AND NEW DEVELOPMENT PROGRAMS AND ACTIVITIES ARE COMPATI BLE.

The following proposals are established to fulfill this objective:

1. THE H STORI CAL SITE BOARD SHOULD CONTI NUE TO DEVELOP RECOMVENDATI ONS
AND PROGRAMS FOR PRESERVATI ON OF HI STORIC STRUCTURES AND SITES. The
purpose and intent of establishing the Hstoric Site Board was "...for
the identification, protection, retention and preservation of historic
sites in The Gty of San Diego." |It, therefore, appears appropriate
that the Board continue to pursue its current efforts to insure the
identification of historical sites.

2. QLD TOM SAN DI EGO SHOULD BE DEVELOPED AS A LI VING, VI ABLE VI LLAGE
COMVUNI TY RATHER THAN AS A MUSEUM PIECE. The 01d Town San Di ego
comunity should serve as a setting for the many activities an
functions appropriate to development objectives and the unique
environmental qualities of the area.
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ARCHI TECTURAL CONTROL SHOULD BE PROVI DED TO | NSURE THAT ALL DEVELOPMENT
|'S COVPATI BLE W TH OBJECTI VES TO RECREATE THE HI STORI CAL ATMOSPHERE OF THE
AREA,

The 01d Town San Diego Planned District includes an area where several fine
architectural exanples of the pre-1871 San Diego exist. These sites nust
be preserved and new devel opnent nust preserve the scale and quality of
this historic settlement. The architectural character of the O d Town San
Diego Planned District has departed fromthis original intent. The nost
obvious failure to maintain the historic architectural character has been
in the design, height, and bulk of new structures. Clear and definite
limts to height, size and bulk and architectural "period" design of new
structures nust be established. This plan also recomends that devel opment
intensity levels range from0.6 to 1.0 FAR in order to maintain historical
consi st ency.

1. AN ARCHAEOLOG CAL STUDY REQUI REMENT SHOULD BE APPLIED TO ALL
DEVELOPMENT PRQIECTS IN OLD TOM WHI CH DI STURB THE GROUND.

2. LIMTS TO HEIGHT, SIZE, AND BULK COF NEW STRUCTURES SHOULD BE NO GREATER
THAN THE H STCRIC PRECEDENT OF BUI LDINGS W THI N THE DI STRICT.

3. THE MAXI MUM ENCLOSED SPACE FCR ONE- STCRY BUI LDI NGS SHOULD BE BASED ON
THE LARGEST SUCH H STORIC STRUCTURE, THE ESTUDI LLO HOUSE, WHI CH WAS
APPROXI MATELY 5,700 SQUARE FEET.

4. THE MAXI MUM ENCLOSED SPACE COF TWO- STCRY BUI LDI NGS BE BASED ON THE
LARGEST SUCH H STORIC STRUCTURE, THE COSMOPCLI TAN HOTEL, CASA DE
BANDI NI, WWHI CH WAS APPROXI MATELY 6,500 SQUARE FEET.

5. THE MAXI MUM ENCLOSED SPACE OF THREE- STCRY BUI LDI NGS SHOULD BE BASED ON
THE LARGEST SUCH HI STORI C STRUCTURE, WHI CH WAS THE FRANKLI N HOUSE, OF
APPROXI MATELY 9,000 SQUARE FEET.

6. AN H STORIC OVERLAY ZONE SHOULD BE ADCPTED WHI CH REQUI RES, ON KNOWN
H STCRI C BUI LDI NG SITES, PARTI AL OR COMPLETE RECONSTRUCTION. Incl uding
the requirement that preservation of archaeol oc}n cal sites shall be
viewed by the public, and preserved as part of the project.

7. ALL BUILDING CONTROLS SHOULD BE STRICTLY ENFORCED EXCEPT WHERE THEIR
APPLI CATION IS IN CONFLICT WTH RESTORING OR RECREATING HI STORI C
STRUCTURES. ~ Recogni zing that different construction techniques were
utilized prior to 1871, modifications in the application of building
regulations shoul d be considered in the authentic restoration of .

recogni zed historical structures so long as no health or safety problem
results..

8. CLEARLY DEFINED H STORI CAL- ARCH TECTURAL GUI DELINES SHOULD BE
ESTABLISHED.  Mbore specific and detailed architectural guidelines
should be established. A Consultant contract should be awarded to
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prepare permanent gui delines that provide a clear definition of the
three basic architectural styles (Spanish, Mexican, American) and avoid
hybrid unrealistic interpretations. These guidelines will be
incorporated into the O d Town San Diego "Standards and Criteria"
docunent, upon approval by the City Planning Conm ssion and Gty

Council.
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SOCIO-ECONOMIC ELEMENT

BACKGROUND

A general assessnment and overview was prepared on the community's

soci 0-econom ¢ environnent. Based on 1980 and 1984 updated census
informtion, two census tracts overlay the community. Census tract

10 (Juan Street) covers the area generally along Juan Street and the
adjacent to the Mssion Hills area. Census tract 65.0 (Congress/Jefferson)
covers the remainder of the O d Town San Diego community planning area, and
extends to Mdway and south along Pacific H ?hway to Washi ngton Street.

The soci0-econom ¢ trends were assessed by extrapolating the total figures
as these apply to the comunity.
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POPULATI ON

As of 1984, the residential population of Od Town San Diego was

1,461 people. The highest number (1,242 people) or 85 percent of the
total, reside in Census Tract 65.0 primarily along Congress and Jefferson
Streets. An additional 78 people, or 15 percent of the total, reside
along the Juan Street Corridor. Fam |y sizes vary between 2.65 people per
unit in Tract 1.0 (Juan Street Oorrldori to 1.75 people per unit in the
Congress/ Jefferson area (Tract 65.0). These figures reflect the famly
anbr ance al onlg Juan Street, as contrasted with the single individual
settlements along Congress and Juan Streets.

The popul ation is evenly distributed between males and females, with the
myjority of the population being white, the highest and only mnority
ethnic group is represented by Hispanics which make up 25 percent of the
total, and are primarily concentrated in the Congress/Jefferson area.

Medi an age of population is 38 years.

%

IDENTIAL POPULATION
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EDUCATI ON

Educational levels are generally high throughout the conmunity. The

hi ghest ppPuIatlon percentages are in the kindergarten/elementary school
| evel s, with college age enrol | ment being a close second, and hi gh school
educational Tlevels a third.

Interestingly the very young/children population is highest in the
Congress/ Jetferson street areas. This is primarily due to the larger tota
popul ation residing in this area.

LABOR FORCE

Qut of the total working age population, unenployment is a very low, four
ercent. The type of industry most represented i's the retail T1ndustry,

ol I owed by business and manufacturing, financing and insurance, heal th
services, and professional services. QOccupations nmost represented are
service types, followed by adm nistrative support, professional specialty,
executives, and retirees.

The predom nant place of work is the central C|tg area, followed by the
general community area. This is also reflected by the predom nant” travel
time towork which is 10 to 20 mnutes, and the fact that a relatively high
nunber of people walk to work (ten percent) or work at home (six percent).

Transportation patterns to work, are particularly interesting. Fifty-nine
percent of the work force drives to work with 15 percent carpooling, ten
percent using public transportation, ten percent walking, and Six percent
working at home. These pattern reflect an unusually high nodel split for
residents in the comunity.

O the people that work but do not live in the comunity, the h|ghest
percentage is represented br Caltrans employees who drive to work, and the
service retail industry enployees probably using public transit, at a

hi gher percentage than is the norm

Tract 65.0 has primarily one car ownership for each residential unit, and a
substantial number of no car ownership.

| NCOVE

Medi an income, based on the 1980 census in Tract 1.0 (Juan Street), is
relatively high at $30,000 per year, while the incone in Tract 65.0
(Congress/Jefferson) is $9,700 per year. Tract 650 also has the higher
levels of public assistance (five Fercent), and social security (ten
Percent) incone. Twelve percent of the total Tabor force earns at bel ow
he poverty level and is a young popul ation of less than 55 years of age.
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BUSI NESS DEVELOPMENT

A market study was prepared by Zephyr Associates; the findings of that
study set the stage for the community's business development climate.

Ofice enployment within a five-mnute drive of 01d Town San Diego has
approximately 14,500 people.  Perspective patrons who penetrate the O d
Town San Diego area total 6.48 million people per year.

Visitor statistics show a total attendance of 4,400,000 people, of which
125,000 people paid fees to enter different exhibits within the State Park.

The existing office market includes 158 office type businesses with a total
of 484,000 square feet. Leases range from $0.75 to $1.65 per square foot

er nmonth plus utilities. For new projects, the rental range is $1.35 to

1.65 per square foot per nmonth. The past four years have seen an upsurge
of office development in O d Town San Diego with 289,000 square feet

developed. The overall present vacancy rate is 17 to 19 percent, which is
somewhat |ess than the downtown vacancy rate of 22 percent.

Od Town San Diego has been gaining a reputation as a nore exclusive

busi ness environment. The proximty to other conmercial activities,
including the State Park, historical areas, and restaurants is considered
i nportant by inmage conscious office tenants.
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An existing potential of economic growh exists for the development and
operation of hotel establishments In the O d Towmn San Diego area. Several
myj or hotels of 100+ roons have been built and nore are in the buil di n?
permt stages at this time. The O d Town San Diego market area presently
reflects a market segmentation as follows: comercial travelers, 53
percent; group meetings, six percent; tourists and others, 41 percent. A
total projected market” demand of 716 rooms is generally being reached by
the devel opnent of the hotel projects on line.

Various O d Town San Diego elements play an inportant role in sgé)gorti ng
retail facilities. The office enploynent provides upwards of $.7 million
of discretionary income. 01d Town San Diego could capture between $2 to $3
million of that incone. Residential communities within and around O d Town
di spose of $3L7 million in total di scr.etlonarzl income.  that, $12.68
m |1ion could be spent inOd Town San Diego. Finally, the visitor .
provides a $32 m | |ion expenditure potential. The total opportunity retail
demand based on office, residential, and visitor popul ation that coul d be
captured by 01d Town, adds up to $46.68 million. The types of retailing
demand incTude goods and services and eating/drinking.

The concl usion of the business/market study is that the unique setting of
O d Town San Diego with a quality and diversified continuation of uses and
with a strong and intensified managenent plan can conpete effectively in
the San Diego specialty market.

HOUSI NG

Most residents are newly arrived since 1975, and the condition of
structures are rated as good throughout.

Age of the residential wunits is also different in Tracts 10 and 65.0.
Tract 1.0 has nost of its residential units built prior to 1939, while
Tract 65.0 has nost of its residential units built in 1975 (20 géarcent),
1939 (19 percent), 1950 (19 percent), 1940 (13 percent), and 19

(13 percent). This reflects a 8reat er redevelopment and development
activity occurring in Tract 65.0.

The housing values fromthe 1980 census information are also markedly
different between census tracts. Tract 1.0 has a median housing val ue of
$167,600, while Tract 650 has a median value of $880.  Omer occupancy
Is also rrarkedl1y different in Tract 1.0 (8 percent) to Tract 65.0

23 percent). The median rent in Tract 1.0 is $364 per month, while in
ract 65.0 it is $192 per nonth. These figures should be considered for
t188e0|rdr?I ative value since the actual values are now nore than double the

ata.

The character of the housi n(}J units also varies fromcensus tracts.
Tract 10 has 9.4 percent of its housing stock in single-famly units
whi | e Tract 65.0 has five or more units in 45 percent of its stock. The
aut omobi [ e ownership is also strikingly different, with Tract 1.0 having
most units with two and three car ownership.
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RECOMMENDATIONS
PCPULATI ON

PROVIDE SERVI CES AND SUPPCRT FACILITIES TO SATISFY THE NEEDS CF A GRONNG
RESI DENTI AL AND BUSINESS POPULATION.  Assure that al |l projected :

i mprovenents are in place and synchronized with the projected popul ation
demands. A 90 é)o%rcent_ increase ‘in population is Pro; ected with the

devel opment of additional units and 1,350 people, expanding the present
population from 1,400 to 2,800 people. This growh will place greater
demands on schools, and conmunity services.

PROVI DE_DEVELOPMENT OPPORTUNI TI ES TO ASSURE THE DEVELOPMENT OF A BALANCED
COMMUNITY.  Devel opment shoul d accommodate a variety of housing types and
sizes, from single-family to multi-family development. Devel opment bonuses
shoul'd be provided for the devel opment of |ow and noderate income housing.
A 25 percent density honus, beyond the maximum density allowed, and within
the height and bulk restrictions of the Planned District Odinance should
be encouraged.

EDUCATI ON

EDUCATI ONAL OPPORTUNI TI ES SHOULD BE MAI NTAI NED AND ENHANCED W THI N THE
COMMUNITY.  Existing governnent-owned properties dedicated to educational
activities should be maintained and expanded. Miltiple purpose and
multiple |evel educational facilities should be developed and encouraged.
The opportunities for providing kindergarten through higher education
oRportunmes within a single site, such as the elementary school site,
shlould.not be overlooked as a potential way of making more efficient use of
this site.

EDUCATI ONAL CPPCRTUNITIES FURTHERING THE HISTORICAL SIGNIFICANCE COF QD
TOMW SAN DI EGO SHOULD BE PURSUED.  The special educational program
presently ongoing at the Fremont Elenentary School should be maintained and
expanded.  Programs sponsored by the Unified School District or any other
educational or cultural agency, and coordinated with Tocal universities or
and cultural/historical associations should be pursued. An expanded
educational cultural program should he established at the existing school
site.

AN EDUCATI ONAL/ CULTURAL PROGRAM SHOULD BE ESTABLISHED IN OLD TOM SAN DI EGO
IN CONJUNCTION WTH THE H STORICAL SOCIETY'S SERRA MUSEUM A program that

concentrates its scope on local history both pre- and post-H spanic shoul d

be instituted and based in Od Town San Diego "where California began. "
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ECONOM C DEVELOPMENT

THE PRQJECTED ECONOM C GROATH IN THE COVMUNI TY SHOULD BE COORDI NATED AND
PHASED TO AVOID WASTE A community based coordination effort should be
established. The Gty of San Diego should be the |ead agency that spars
the implementation of inprovenents designed to further the community's
econom ¢ devel oprent .

A BUSINESS | MPROVEMENT DISTRICT, OR SIMLAR MECHANI SM SHOULD BE ESTABLI SHED
TO COORDI NATE THE MARKETING OF THE OLD TOM SAN DI EGO COWUNITY. In this
manner, private business interests can follow up inplementation programs to
%hlﬁ' plan and insure that public facilities are provided in a tinely

ashi on.

A PRI VATE/ PUBLI C PARTNERSHI P SHOULD BE ESTABLI SHED TO PROMOTE ECONOM C
DEVELCPMENT.  Key business support facilities such as parking and other
public facility needs should be jointly implemented through private and
ublic efforts.” A devel opnent district should be formed to follow up,

und, and inplement parking programs, streetscape, comunity beautification
prograns. Additional funds should be generated and programmed as needed
und%r the unbrella condition of a Business Inprovenent District or similar
mechani sm
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LAND USE ELEMENT

BACKGROUND

Existing land use in 01d Town San Diego is characterized by a mxture of
single-family hones, duplexes, apartnent and retail, office, hotel, and
restaurant conmercial activities, Commercial uses, for the most part, are
oriented to serve either the visitor, the 01d Town San Diego resident or
the traveler/commuter along Taylor Street. Since the adoption of the 1968
Community Plan, San Diego Avenue has been closed at the State Park, and
uses along the avenue which used to cater to thru-traffic are now catering
to the visitor instead. The remaining vacant land is primarily located on
the steep hillsides at the easterly edge of the planning area and in the
western area in the formof parking lots and yard maintenance areas. It is
inportant to note that more than one-half of the 230 acres within the

BI anning area is devel oped with public and semipublic uses, including
residio Park, the State Division of Highways District Cfice and

Mai ntenance Yard, the State Historic Park, County Heritage Park, Frenont
Elementary School and numerous city streets. As a result of the area's
historical significance and visitor-oriented activities, the necessity for
u&datlng the 198 long-range Iand use proposals for the approximately

100 acres in private ownership and similar acreage in public ownership is
vital.

On the uplands to the east, steep to&ography hysical |y separates the
Mssion Hills residential area from Town San Diego. The hillisides
within the Od Town San Diego Planning Area are being devel oped
residentially and with a major hotel. Interstate 5 and 8 freeways also
separate the conmunity from mxed commercial and industrial development to
the west and Mssion Bay, the San Diego River floodplain, and comrercial
recreation areas to the north. The southerly portion of the community
merges with residential and commercial areas extending along San Diego
Avenue to the south. Commercial development iS primarily of a
retail-visitor serving nature along the San Diego Avenue corridor,
including several various-sized restaurants. Qher comercial development
along the O d San Diego Avenue corridor (Congress, Jefferson) has been
primarily office. Recent developnment trends in this area show a strong
market for hotel development. Housing still remains along the

Jefferson/ Congress Street corridor. ese are primarily ol der |
single-family bungal ow type of units. Newer residential development is
characterized by apartnents and condominiunms in the area east of San Diego
Avenue.

The residential population of Od Town San Diego has steadily declined
since 1950. This decline can be attributed to several factors. Anmong
these has heen a decrease in famly size fairly typical of city-wde
trends, the renmoval of many war housing structures in the md "50's and a
general trend in conversion of bungalow structures or vacant land from
residential and trailer parks to nonresidential uses. This last factor is



readily reflected in construction and demolition records which indicate
that building activity has been nore than two to one_in favor of
nonresidential building within the last fewyears. The zoning pattern for
E_he community is primarily conmercial with small nulti-famly residential
istricts.

The current condition of existing structures based on a visual inspection
|nd|é:at es generally that both residential and nonresidential buildings are
sound.

Devel opment opportunities for |and use in Od Town San Diego are based on
the development of an appropriate environment complimentary of historic

bui | dings, sites and features. Such development is the keyvgenerator for
econon ¢ and | and use activities throughout the comunity. thout
question, such activities are heavily represented by the sales, service and
housi nrg. requirenents of the visitor industry. The ultimate success in
capitalizing on the community's visitor and resident activities depends
upon several factors. These include: (1) the Presidio Park historical
devel opment and the State Park quality of exhibits, nunber and character of
bui | di'ngs, Tandscaping, etc.; (2) the | maginativeness, historical

consi st enc%, quality, and technique with which private enterprise develops
areas in the immediate vicinity of the State Park and throughout O d Town
San Diego; (3 adequacy of access into and out of the area, parki nP space
availability wthinthe area, streetscape anbiance, and directional signs;
(4 the tine table for the development of the Park and nei ghboring
comercial areas; (5 the presence or absence of night activities and
entertainment in the area; (6 the extent to which the O d Town San Diego
area is pronoted by means of advertising the publicity, in and outside of
the county and visitor trends in the country as a whole; and (7) the amount
of c%mrumty-serw ng commercial uses to provide for the residential needs
inthe area.

It should be recognized that full development of historic and
visitor-oriented activities will also create a strong demand for other
types of devel opnent which is regional in orientation. The environnent
created has already exerted a strong pull with regard to professional
offices, shops, institutional facilities, crafts, and the like. Mny of
these uses are drawn to the area primarily by the historical anbi ance and
stinulati ng environnent and would in sone cases not necessarily depend on
visitor industry activities.

An inportant need still unfulfilled is the development of an increased
demand for residential accommodations within the area. O the basis of
experience in other cities where historic elements are approEH ately
combined with tourist-oriented facilities, it IS estimated that a sizable
number of persons would wish to Tive in O d Town San Diego. This demand,
reflected by multi-family housing devel opment at noderate densities in
keeping with the overal [ character of the community, would be based on the
uniqueness, historical interest and variety of activities which could
develop and which are fascinating to many urban dwellers who choose
historical areas for their residences. MAP
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RECOMMENDATI ONS

Based on an evaluation of land use conditions, trends, and prospects, the
following mgjor objective by land devel opment was formulated.

ESTABLI SH A LAND USE BALANCE BETWEEN THE REGIONAL-VISITOR ORI ENTED USES
AND THE COMMUNI TY BASED RESI DENTI AL USES.

The following Tist of reconmendations were developed to inplement the above
goal.

Resi dent i al

RESI DENTI AL DEVELOPMENT SHOULD BE ENCOURAGED THROUGHOUT THE COMMUNI TY
TO PROVIDE A MORE BALANCED 24 HOUR COMMUNI TY.

1.

| NCREASE THE PCSSIBILITY OF RESIDENTI AL CONSTRUCTION.  Extend the
boundaries for the present residential zone in the south end of the
District along Congress between Hortensia and Ampudia, along Linwood
between O d Town Avenue and Conde.

PROTECT THE LAST REAL SINGLE-FAMLY AREA WTH N OLD TOM SAN DI EGO
Change the land use designation to "Single FaleBOn]y" on all
properties which face Sunset between Mason and Harney.

ENHANCE THE GOALS OF M XED LAND USE TO INSURE THAT RESI DENTIAL USES ARE
DEVELOPED W THIN THE CORE FRINGE AREAS. Non-residential uses may be
Tocated only on the ground floor within the area's properties which
face Jefferson and the freeway between Mason and Ampudi a.

| NCREASE THE POSSIBILITIES FOR RESI DENTIAL CONSTRUCTION.  Eliminate
"churches, boarding and |odging houses, and group dwellings" as
permtted uses in the nulti-famly area.



Hilalde/Multi-Family(25dua)

fi'i'lw{ Mixed Use (25dua)

Residential/Commercial
(26dua)

P
Reslidential/Hotel (25dua)

=

RESIDENTIAL LAND USE CONCEPT

Commercial

THE AREA |DENTIFIED AS THE "CORE" AROUND THE STATE H STORIC PARK SHOULD
BECOVE THE CENTRAL COMMERCIAL/RETAIL AREA OF THE OLD TOWN SAN DIEGO
COVMUNI TY.

1. | NCREASE THE S| ZE OF THE HI STORI CAL CORE AREA AND PROVI DE A LOG CAL
TRANSI TION INTO THE "OORE AREA." Change the boundaries of the "core"
area to include the area along San Di ego Avenue to Ampudia; and the
]grea betlween Juan, the railroad, the State Park and the Taylor street

acing lots. -

2. | NCREASE THE PCSSI BI LI TY OF MORE RETAIL |IN THE "CORE" AND DEVELOP A
COVPREHENSI VE PARKI NG SCLUTICN FCR VI SI TR PARKING IN THE COWUNI TY.
Mdi fy planned district regulations withinthe "core," thereby
prohi'biting or reduci ng any parking requirements Wi t hinthis area. All
parking required by new devel opment nust be satisfied by paynent of a
one-time fee per parking space to be applied toward a Parking District
or other similar mechanism
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MMERCIAL LAND USE CONCEPT

| NCREASE THE POSSIBILITY OF MORE RETAIL IN THE "CORE " Elimnate
Hotels, Mtels, and schools as permtted uses within the core.

ENCOURAGE THE DEVELOPMENT OF RESIDENTIAL UNITS IN THE "OORE." THESE
SHOULD BE ATTRACTI VELY | NTEGRATED THROUGH SENSITIVE DESIGN W TH
COVMMERCI AL USES.

ENCOURAGE THE DEVELOPMENT OF | NDIVIDUAL OFFICES CR STUDIGS FOR ARTI STS,
ARCHITECTS, LANDSCAPE ARCH TECTS, | NTERI OR DESI GNERS AND OTHER DESI G\
ORI ENTED PROFESSI ONALS | N THE CORE FRI NGE AREAS.

PROMOTE AN ATMOSPHERE THAT WOULD ATTRACT CRAFTSMEN AND ARTI SANS WHO
COULD LI'VE, WORK, AND MARKET THEIR PRCDUCTS IN OLD TOM SAN DI EQQ

ENCOURAGE THE DEVELOPMENT OF RESTAURANTS, NI GHT CLUBS, AND HOTEL ROOM

ACCOWODATI ONS AS COWMPREHENSI VE INN FAQ LITIES IN THE FRINGE AREA TO
THE COMMERCI AL CORE.
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8. ENCOURAGE THE LOCATION IN OLD TOM SAN DI EGO OF | NDOOR- QUTDOOR EATI NG
ESTABLI SHVENTS, BAZAARS AND SI'M LAR PRI MARI LY VI SI TOR- ORI ENTED
ACTI VI TI ES.

9. ENCOURAGE THE DEVELOPMENT OF COVPATI BLE COMMERCI AL AND RESI DENTI AL USES
SUCH AS:  ANTI QUE SHCPS, ART GALLERIES, ART SHCPS, BAKERY SHOPS, BARBER
SHCPS, BARS, BEAUTY SHOPS, BI CYCLE SHOPS, BOOK STCRES, BRANCH BANK
OFFI CES, CANDY STCRES, CHURCHES, COFFEE HOUSES, CULTURAL CENTER, DRESS
SHOPS, DRUG STORES, FLOAER SHOPS, G FT SHOPS, HABERDASHERI ES,

HANDI CRAFT SHOPS, | CE CREAM SHOPS, INNS, JEMELRY STCRES, LI QUOR STCRES,
MEETI NG HALLS, MUSEUMS, MUSI C STORES, N GHT CLUBS, QUTDOOR FOCD
MARKETS, PET SHOPS, PHOTOGRAPHY SHOPS, PHOTOGRAPHY STUDICS, Pl CKUP AND
DELI VERY CLEANI NG SHOPS, RESTAURANTS, SCHOOLS, SHOE REPAIR SHCPS,

SI DEWALK CAFES, SMALL GROCERY STORES, SMALL HOME FURNI SHI NGS STORES
SMALL LETTER SHOPS, SMALL OFFICES, SMALL PROFESSI ONAL OFFI CES, SMALL
SELF- SERVI CE LAUNDRI ES, SNACK SHCPS, SPCRT GOODS SHOPS, STATI ONERY
STCRES, TELEGRAPH OFFI CES, THEATERS, TRAVEL AGENCY OFFICES, VARIETY
STCRES.

10. DI SCOURAGE THE FOLLOW NG TYPES OF LAND USE: AUTO PARTS STCRES, AUTO
REPAI R GARAGES, AUTO SALES OFFI CES, AUTO TRAI LER PARKS, BCAT SALES
OFFICES, CONTRACTOR'S YARDS, HOSPITALS, LARGE APARTMENTS AND HOTELS,
LARGE FACTORI ES, LARGE COFFI CE BUI LDI NGS, LARGE PRI NTI NG PLANTS, LUMBER
YARDS, MACHI NE SHOPS, MORTUARIES, STORAGE WAREHOUSES, UNENCLOSED
AUTOMOBI LE SERVI CE STATI ONS, UNENCLOSED DRI VE-| N ESTABLISHMENTS, USED
CAR LOTS, WHOLESALE DISTRIBUTORS' STCRES.

The 1and use locational proposals of the Plan are designed to provide a
Physmal devel opment framework to guide future growth in O d Town San Diego
owards real i zati onof stated objectives.

In addition to the market demand of the specific land use markets in Od
Town San Di ego, two additional devel opment factors were considered. First,
there was recognition that various subareas within 01d Town San Diego are
physical |y and functional |y well suited for certain types of devel opnent
and grouping of activitiesbecause of the area' s proximtyto freeway
access points, nearness to the historic core or topographic conditions and
relationship to surrounding residential or commercial communities. Second,
therewas further recognitronthat, despitethe fact that certain areas
were better suitedfor particul ar uses, devel opment wit hinsuchareas
shoul d not be forced into compartmentalized Or specialized nolds. That is,
whi | e certalndgroup| ngs of uses should be encouraged or enphasized no
attenpt shoul d be made to separate commercial, of fice, comerci al _
recreation, and residential uses on a rl?l_d basis. Such an approach wi ||
better serve the need to devel op conbi nations of uses and struct ures
related to the historic and visitor oriented pattern and the environnent
desired for O d Town San Di ego.
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Development Subareas

THE FOLLON' NG DEVELOPMENT SUBAREAS ARE PROPOSED N ORDER TO MEET OVER
ALL LAND USE OBJECTI VES AND TO CAPI TALI ZE ON THE LOCATI ON ADVANTAGES OF
EACH SUBAREA IN THE LONG RANGE DEVELOPMENT OF OLD TOM SAN DI EGO

THE CCRE

A pedestrian-oriented shopping area located in the heart of the O d Town
San Diego area imediately adjacent to the historic core. This area is
conveniently accessible to the State Hstoric Park and is relatively free
fromthrough vehicul ar traffic. Uses such as art galleries, variety

stores, gift shops, and sidewalk cafes are encouraged to occupy the ground
floor fronta?e wi thin the shopping area. Uses such as |iving units or

of fices should al so be permtted, but should be |ocated above or behind the

shopper and visitor-oriented uses. In this way, inactive spaces could be
avoi ded and a pleasurable street |evel pedestrian shopping area compatible
with the historical environnment would be created without sacrificing any
conpl enentary uses and activities. Qher uses not inconsistent wit

devel opnent .ObIJ ectives coul d al so be accormodated in this area.

ensity shall not exceed 0.6 FAR

Devel opnent in

DEVELOPMENT SUBAREAS/CORE
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JEFFERSON AREA:

A residentially-oriented area With community-serving commercial on the
ground floor only. Uses such as professional offices, financial
Institutions, cultural facilities and residential living units should be
encouraged to locate in the areas adjacent to Congress Street in the
vicinity north of Fremont School. This location in the Jefferson zone

woul d supﬁort visitor- and community-oriented retail commercial. fice
uses which do not require immediate freeway access should be |ocated here,
and should the area provide najor devel opment opportunities for residential
multi-family units as part of a density bonus program Devel opment

intensity should not exceed 0.6 FAR except residential development iS
proposed.

DEVELOPMENT SUBAREAS/JEFFERSON
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HORTENSIA:

Activities such as inns, hotels, notels, and limted accessor%/ uses such as
restaurants, shops and services as well as residential woul d be encouraged
to locate in the vicinity of the Od Town Avenue off-ramp from

Interstate 5 Freeway. This area at the periphery of O d Town San Diego and
at a mgjor ingress and e?_ress point to the community has obvious |ocational
advantages for accomyodating supportive uses to the visitor and residential

areas. Developnent intensity shall not exceed 0.6 FAR

DEVELOPMENT SUBAREAS/HQRTENSIA
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ROSECRANS:

Uses such as professional offices, hotels, cultural facilities, and retail
activities supportive of the historical core should be located in the area
westerly of Taylor Street with access from Interstate 8 Freeway, Mrena
Boul evard and Rosecrans Street. The area's vicinity to M ssion valley, the
Morena, and M dway area at the periphery of 01d Town San Di ego makes It an
excellent Site for supportive visitor uses to the historical core of the
comunity. Devel opment intensity shall not exceed 1.0 FAR

DEVEL CPMVENT SUBAREAS ROSECRANS
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RESI DENTI AL:

(Single-Famly and Multi-Family): Residential uses should be encouraged
the eastern area, which for the nost part consists of steep hillsides

adj oi ning an establ i shed residential devel opnent in Mssion Hills and a
cluster of homes adz acent to Mason and Juan Streets. The area contains a
variety of housing types. Maxinumdensities should not exceed one unit Per
1,750 square feet for mu]tinamﬂ{, and one unit per 5,000.3(1ua.re feet o
lot of single-famly. Density allocations for very steer hillsides of

25 percent slope or greater should not exceed one unit per 20,000 square
feet. No devel opments should be allowed to encroach on steep bluffs

(30 percent slope and higher).

SEEE Resldential/S.F. R

Residentlal/M.F.

DEVELOPMENT SUBAREAS/RESIDENTIAL
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EXISTING ZONING LEG SLATI ON SHOULD BE UPDATED TO | MPLEMENT THOSE
PROPCSALS FOR DESI GNATI ON OF PREDOM NANT USE AREAS W THIN OLD TOAN SAN
DI EGO :

It IS clear that, because of the rather unique character and potential of
Od Town San Diego, exi stmg conventional _zoning regulations are inadequate
to achieve the objectives of the Plan. Therefore, an update of the O d
Town San Diego Planned District Ordinance is being prepared concurrently
with the update of this plan to establish new zoning controls which would
be responsive to the development proposals of the Plan.
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