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NORTH CI TY WEST

NEI GHBORHOOD 4-A PRECI SE PLAN

PREFACE

On Septenber 5, 1987, the City Planning Conm ssion of the City
of San Di ego unani mously approved the Nei ghborhood 4-A Precise
Plan by Resolution No. 5792. The Comm ssion al'so considered
the Environmental Inpact Report (EDQ 84-0805) and adopted the
findings for it by Resolution No. 5794.

On October 26, 1987, the City Council of the City of San Diego
unani mously adopted that portion of the Neighborhood 4-A
Precise Plan covering the Pardee, Pocina, Tapolchanji, Santos
and Appel man ownerships by Resolution No. R- 269575. The
Council also certified the information <contained in the
Environmental Inpact Report and by Resolution No. R-269579
adopted by findings for the E.I.R.
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CHAPTER 1 | NTRODUCTI ON

PRECI SE PLAN LOCATI ON

Devel opment  Unit Four-A is situated in the northeastern
portion of the North Gty West Comunity, a planned conmunity
within the Cty of San Diego. |Its boundaries are generally
defined by the northern limts of the Cormunity Plan on the
north; the eastern limts of the Conmunity Plan on the east;
the proposed alignment of Del Mar Heights road on the south
and a canyon extending to Gonzales Canyon on the west (which
is the eastern boundary of Devel opnent Unit Seven). (Gonzal es
Canyon is located to the north.

Near by communities include Del Mar to the west, Solana Beach
and Rancho Santa Fe to the northwest, and La Jolla to the

sout hwest . The Pacific Qcean is approximately four mles to
t he west .
Figure 1 depicts the subregional |location of the Unit Four-A

precise plan area, which enconpasses an area of roughly 247
acres.

COMVUNI TY PLANNI NG CONTEXT

In 1975, +the San Diego City Council adopted the North City
West  Community Pl an. The plan calls for the orderly
devel opment of residential, comercial, industrial, and public
support uses on 4,286 acres of land. The plan, projecting an
ultimate population of 40,200, was devel oped in accordance
with the General Plan for the Cty of San D ego.

The North Cty Wst Comunity Pan was prepared as a
devel opnent gui de for a planned new comunity, based on Gty

ur bani zati on policies. A phased devel opnent program was
incorporated into the plan in order to ensure the tinely
provi sion of adequate public facilities. The five genera

goals stated in the Community Plan summarize the overal
pl anni ng approach.

"l. To establish a physical, social and economcally
bal anced community.

2. To establish sel f - cont ai nnent and feeling of
community identity among the future residents of
North Gty West.
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3. To preserve the natural environnment.

4. To establish a balanced transportation system which
Is used as a tool for shaping the urban environment.

5. To establish realistic phasing of devel opment within
the community based on maximum utilization of the
privately-financed public facilities."

The Community Plan calls for the preparation of precise plans
for devel opment units identified wthin the conmmunity. Each
precise plan is required to specify devel opment proposals
within the franmework of concepts and guidelines provided by
the Community Plan. The content of each precise plan is
described in the Community Plan, as follows:

. The devel opment unit precise plan nust be in genera
conformance With the North City Wst Community Plan
objectives and proposals in ternms of overall density,
nei ghbor hood concept, major open space delineation,
and major and collector street patterns;

. Il'lustrate the conplete circul ation system including
| ocal streets and transit, and further indicate how
the systemwi ||l relate to the total North Cty Wst
circulation system

. [Ilustrate a system of separate bicycle and
pedestrian pathways |inking the neighborhood center
wth the residential areas and open space sKstem and
also illustrate how these pathways can link to the
town center;

. Contain data describing the housing bal ance projected
regarding the quantity and/or proportion of |ow and
noderate income housing, as well as a plan describing
efforts to be made to maintain an ethnic and racial
bal ance;

. Contain a detailed design plan for the layout of the
nei ghborhood center, including shopping area and
uses, and nei ghborhood school and park; the Gty and
| ocal school district nust agree to the sites and
design of the facility;

. Illustrate the timng of necessary public facilities
t hrough the assessnent district and fees approach to
serve the devel opnent; and

. Contain the environnental inpact statenent.
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To date, the Gty has adopted nine precise plans for
devel opment within North Cty West. Devel opment has been
initiated within the Enmploynent Center and several residential
neighborhoods.

The City Planning Commi ssion authorized the initiation of
precise planning efforts for the area lying northerly of Del
Mar Heights Road on April 10, 1980. The Community Plan
phasing plan indicates that Developnment Unit Four-A lies
predom nantly in Phase 2.

Figure 2 indicates the |location of the Unit Four-A planning
area in relationship to the Comunity Plan; Figure 3 shows the
relationship of Unit Four-A to previously approved precise
pl ans.

PRECI SE PLAN PROCESS

As illustrated in the Figure 4 diagram the Unit Four-A
Precise Plan constitutes but one step in City approval of
devel oprment in Unit Four-A. VWhile based on the North City
West  Community Plan, the adopted precise plan itself becones
t he basi s for reviewing subsequent devel opnent pl ans,
subdi vi sions, and other permts. Conpani on docunents to the
precise plan include the Planned District Odinance and the
Unit Four-A Environnmental [|npact Report (EIR). The Ordinance
establishes the procedures and standards for Gty review of
devel opnent plans and also establishes zoning controls. The
EIR cites the existing conditions in the precise planning
area, anticipated inpacts of devel opnent under the precise
plan, and mtigation neasures.

The North City Wst Public Facilities Financing Plan and the
School Facilities Mster Plan are also applicable to the
i npl enentation of the precise plan. The Financing Plan w ||
provi de for phased financing, developnent, and maintenance of
the public infrastructure serving Unit Four-A The school
Facilities Master Plan deals wth the future provision of
schools.

On Cctober 16, 1987 the City Council adopted a portion of the
Unit Four-A Precise Plan enconpassing the Pardee, Poci na,
Tapol changi, Santos and Appel man properties. Adoption of the
remai ni ng ownerships has been deferred and will be subject to
further study by the City Planning Departnent, and hearings
before the Planning Commssion and Cty Council to determ ne
appropriate residential densities and |and use configurations.
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PRECI SE PLAN SETTI NG

The Unit Four-A precise plan contains approximtely 247 acres
bounded by North Gty Wst Devel opnment Unit Seven on the west;
Gonzal es Canyon on the north; the eastern limts of the
Community Plan on the east; and the proposed alignment of Del
Mar Heights Road on the south. This area is largely
undevel oped, except for the religious institution and two
resi dences contained within relatively small ownerships

Site Analysis

Figure 5 provides a generalized indication of topographic
conditions, site features, and view opportunities

The entire site has an elevation difference of roughly 250
feet, measured from the lowest area lying in the northwestern
corner of the planning area to the high point, east of the
church. Topographically, the planning area is characterized
by eroded ridges. The highest elevations occur in the centra
portion of the planning area to the immediate north of Del Mar
Hei ghts Road. Extending northerly and northeasterly fromthis
hi gh ground, ridges and swales form intermittent, concave |and
forms. A westerly canyon extends northerly towards Gonzales
Canyon.

Landforms offer significant view opportunities. Ri dge tops
along the north and northeast offer panoram c views of canyon
open spaces, hills, and mountain ranges beyond. A tenporary
"negative" view results from the grading of a residential
devel opnent to the northeast.

Vegetation is characterized by m xed, scrub oak and cham se
chapPeraI as natural ground cover. Several snall groups of
eucal yptus trees occur in the central and northwestern
sections of the planning area.

Based on studies conducted to date, there are no significant
or unique archeological sites contained within the first
Tentative Map filed by Pardee Construction Conpany. Ar eas
outside the Tentative Mp require further testing and
environmental assessment in conjuction with future Tentative
Maps.

Key Devel opnent Factors

Figure 5 also indicates other conditions which have
necessarily shaped design and devel opnent proposals:

« Circulation linkages to Developnment Unit Seven to the
west, and Devel opnent Unit Four to the south.

2
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Smal | ownership areas south of existing Black Mountain
Road, and north of the easterly section of Del Mar
Hei ght s Road; and existing structures in these areas.

Future noise inpacts to residential areas adjacent to
Del Mar Hei ghts Road.

An existing 30" water line running parallel to Del Mar
Hei ght s Road.
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CHAPTER 2 LAND USE ELEMENT

This chapter outlines the nature, location, and acreage of

various land uses within Devel opment Unit Four-A. It should
be noted that the land wuse elenent primarily provides a
functional or “"structural" description of the plan. The

design element addresses the nore qualitative aspects of
devel opnment proposals for the precise plan area

VWile the precise plan indicates specific site acreages,
residential densities, and dwelling wunit counts for each
residential site, the site sizes, densities, and yields may be
subject to mnor nodification during precise engineering and
desi gn. Such modifications nmay be necessary because of
adjustnments in street alignnments, grading, and utility design
during engineering of devel opnent plans and subdi vi sion naps.
However, no substantial deviations from this precise plan
document are anticipated: total dwelling wunit projections
shal | not be exceeded wunless institutional ar eas are
ultimately used for residential purposes.

NEI GHBORHOOD DESI GN CONCEPTS

Nei ghbor hood desi gn concepts contained within the North Gty
West Community Plan have been incorporated to the extent
feasible in the Unit Four-A Land Use Plan illustrated in
Fi gure 6. It is significant t hat nei ghbor hood- | eve

facilities serving Unit Four-A residents are located in Unit
Four, directly to the south. The Unit Four-A Precise Plan

will —acconmpdate an existing religious institution |ocated
north of Del Mar  Heights  Road. On the other hand,
community-level facilities will be largely concentrated in the

Town Center and Unit Seven. Figure 7 shows the Unit Four-A
Plan in relationship to previously adopted precise plans.

Foll ow ng are major concepts reflected in the Unit Four-A Land
Use and Circul ation Plan

1. A land wuse plan reflecting the proposals of the
Comuni ty Pl an and the constraints inposed by
exi sting landforns. Devel opnent areas are confined
to ridges and canyon bottoms; intervening canyon
slopes are largely retained in their natural state.

11



s & st

%

7 PRECISE PLAN RELATIONSHIPS



2. A plan preserving a significant anmount of natural
open space and affording substantial opportunities
for views.

3. A land use and circulation system providing public
view outlooks to the exterior natural open space
areas reserved in accordance with the Community F an.

4. A "lowvolume" curvilinear street system (dictated by
the relatively low density of development), (gaining
primary community access via Del Mar Heights Road but
provi ding |linkages to Nei ghborhoods Four and Seven.

5. Nei ghbor hood connecti ons to a comuni ty-| evel
bi keway- pedestrian system extending along Del Mar
Hei ght s Road.

6. Strong circulation linkages to the high school (to
the west) in Unit Seven and the elenentary school and
nei ghbor hood park (to the south) in Unit Four.

LAND USE SUMVARY

Table 1 summarizes l|and use acreage allocations for the
precise plan area. Approximately 102 acres, or 41 percent of
the acreage, is allocated to residential uses. The remaining
property is specified for institutional uses, streets, and
open space.

A total of 342 dwelling units are proposed. Housi ng areas
will acconmpbdate an estinmated peak popul ati on of 958
residents.

Table 1
LAND USE ACREAGE ALLOCATI ONS

Per cent
Land Use Acr eage of Tot al
Det ached Resi denti al 102.0 42
Institutional * 7.5 3
Undesi gnat ed 39.9 16
Passi ve Recreation Areas .9 -
Major Streets and Coll ectors 9.8 4
Qoen  Space 86.5 35
TOTAL 246. 6 100

*includes an existing religious institution site of 2.5 acres..
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RESI DENTI AL LAND USE

Figure 6 shows the proposed distribution of residential
devel opment in_ the precise plan area. The housing mx is
summarized in Table 2. Al acreages are subject to mnor
nmodi fication during detailed engineering and  design;
consequently, the dwelling unit calculations provided in the
preci se plan may be subject to some corresponding nmodification
atbthe téne that devel opnent plans and subdivi sion naps are
submi tted.

A total of 342 dwelling wunits are proposed on 102 acres,
resulting in an average density of 3.35 housing wunits per
residential acre. The detached housing density is based on
the total area included in the residential area (lots,
internal slopes and streets, but excluding open space, the
collector street, and the major street). On the basis of the
total precise plan area (exclusive of undesignated areas), the
pl an produces a gross density of roughly 1.65 units per acre

A smal|l nunber of additional wunits may result from (1) Gty
approval of a conversion of a portion of the institutional
area to very low density housing with a maximum density of
4.25 units per acre, and (2 conversion to a single famly
residential lot of that area of the existing church site
presently lying within a City of San Diego street reservation
for Del Mar Heights Road (once the City of San Diego
determ nes that such reservation can be relinquished). 3)
adoption of wundesignated areas of plan for residential uses
which will require Precise Plan anmendnents.

Housi ng Type

The single-family detached cat egory corresponds to the
"very-low density" category in the North Cty Wst Community
Plan. Proposed detached wunits are of the conventional |ot,
very low density, single-family type. It should be enphasized
that while certain housing areas are designated for detached
housing (see "asterisks" in Figure 6), future developnent
could appropriately take the form of attached clustered
housi ng because of topographic conditions and Ilimtations
i nposed by snall ownerships.

As shown in Table 2, a population of 958 persons is estimated
for Unit Four-A

14



Table 2

Housi ng M x
Housi ng Density Persons Estinated
Cat egory DU/AC. AC DU Per DU Popul ati on
Singl e 3.1-4.8 102. 0 342 2.8 958
Family
Det ached

Housi ng Locati on

The distribution of residential areas and the designation of
housi ng categories evolved fromthe followi ng considerations:

e The overall | and use and residential patterns
established by the North Gty West Comunity Pl an.

e The environnmental setting and its inpact upon project
siting and densities with respect to grading, selection
of housing types, view enhancenent, and the provision
of drainage and utilities.

e Conpatible land wuse relationships and buffering as
necessary.

e Circulation around and through the neighborhood wth
respect to vehicul ar, pedestrian and bi keway access

The single-family areas to the north and east offer panoram c

views of the surrounding areas. The single-family residences
to the west offer nore limted canyon vi ew opportunities.

Bal anced Comunity

The North Gty Wst Conmunity Plan calls for the enforcenent
of a balanced-community housing program consistent with
Council Policy 600-19. This neans that a range of housing
unit types and prices should be available in the conmunity,
suitable to households at a variety of incone |evels.

The Community Plan provides for this balance by correlating
incone levels to proposed housing categories and |ocations.
The very-low density categories in the Comunity Plan are
designated for "lower-mddle inconme famlies and up."

15



An effective affirmative marketing plan will be utilized in
conjunction with all residential projects. The affirmative
action program  of t he San Diego Building Industries
Associ ation, or equivalent, should be enployed in order to
ensure affirmative marketing of sale and rental units. The
objective of the program should be to establish a racially-
bal anced neighborhood, through advertising and other nethods,
intended to informmnority and majority households that Unit
Four-A housing is available on an equal -opportunity basis.

COVWUNI TY FACI LI TI ES

Communi ty- and nei ghborhood-1evel facilities to serve Unit

Four-A--an elenmentary school, neighborhood park, and high
school--are |located just to the south in Unit Four or to the
west in Unit Seven. A nei ghborhood shopping center is

proposed to be devel oped about 2/3 of a mle to the south in
Unit Qne.

An existing religious institution occupies a site of 2.5 acres
just north of the proposed alignnent of Del Mar Hei ghts Road.
Access to this area wll be taken off the collector road
(realigned Black Mountain Road). A 10' m ninum | andscape
buffer between this area and the adjacent residential areas
should be provided. Oamers of this parcel are proposing to
develop a portion of the site for detached single fanmly
housi ng.

A private elenentary school for wup to 200 students is
desi gnat ed for a five acre parcel extending along the

sout heasterly boundary of the area. In the event that the
school is not devel oped, or that some portion of the religious
institution site is wused for housing, the site would

appropriately be devel oped for housing at a maxi num density of
4.25 units per acre.

Facilities and Services

A nunmber of other facilities and services wll be mde
available to Unit Four-A residents. These include a range of
services provided by the public, community groups, and private
enterprises as described bel ow

The following public services will be provided to Unit Four-A
by the City of San Diego:

* Recreational facilities, including a community park to
be developed south of the town center, neighborhood
parks distributed throughout the comunity, and a
seven-acre park is proposed with trails into canyons to
be devel oped within Neighborhood 7.

16



* Library service, in a library branch building to be
constructed in the North Gty Wst Town Center.

e Police protection, from University CGty.

e Trash collection and solid waste disposal at existing
and proposed City landfills and disposal facilities.

 Fire protection predomnantly from the Del Mar Heights/

North Gty Wst station. This station will ultimtely
be located on Del Mar Heights Road just west of the
Hi gh School .

QG her institutions and services may be located in the North
Cty West Community and serve Unit Four-A residents:

e Commercial facilities provided within the North Gty
West  Town Center and commercial centers distributed
t hroughout the community.

e Mdical/health care offices, clinics, or services.

Addi tional religious institutions.
e Child care and private-education facilities.

« Community and servi ce-oriented organi zations and
facilities.

e Public transit facilities, such as a transportation
terminal.

UTI LI TI ES

A nunber of utility services and facilities will be operated
by public and sem -public agencies in Unit Four-A Figure 8
depicts the |locations of major utility facilities within or
next to the neighborhood.

Wt er

Potable water w Il be provided by The Gty of San D ego via
the existing 30-inch Del Mar Hei ghts Road transm ssion
pipeline and via off-site and on-site water mains to be
constructed as part of this developnent. The alignnent of the
Del Mar Heights Road transm ssion pipeline will be nodified to
conformwi th the planned alignnent of Del Mar Heights Road, in
a manner satisfactory to The Water Uilities Drector.

17
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Sewer

Sanitary sewer facilities will be operated by the Gty of San
D ego.

Approxi mately 30% of the devel opment will ultimately be served
by public sewer facilities draining southerly through proposed
carmel Val |l ey Nei ghborhood One to the existing trunk sewer in
carmel Valley Road. It should be noted that this sewer nust
cross under Del Mar Heights Road in the vicinity of M.C.
Road. Due to the horizontal and vertical design requirenents
associated with prine arterial roadways and the surrounding
topography, Del Mar Heights Road will be constructed about 60
to 70 feet above the existing canyon bottom at the crossing
poi nt . To sewer this upstreamlowlying area by gravity,
facilities may have to be constructed at deeper than nornal
standards downstream from Nei ghborhood Four-A The act ual
depth will depend largely on the phasing and nature of
devel opnent proposed inmediately south of Del Mar Hei ghts Road
in Neighborhood One (Carnel Valley Precise Plan). Thi s
grading and the related sewer inprovenents nust be closely
coordinated with future devel opnent plans in the Nei ghborhood
Four-A canyon bottom and Nei ghborhood ne. However, if a
gravity sewer systemis not practical, a punp station wll be
necessary.

The remai ni ng 70% of the devel opnment will ultimately be served
by public sewer facilities to be constructed off-site to the
exi sting punp station at El Camino Real and San D eguito Road.

Nei ghborhood Four-A w il be developed in phases. It is
anticipated that devel opnent within other neighborhoods
downstream fromUnit Four-A wll also be phased, possibly
delaying the availability of the off-site gravity facilities
which will ultimately serve Nei ghborhood Four-A. |In the event
permanent gravity sewers are not available at the tine they
are needed the devel oper will be required to construct them as

part of its off-site sewer requirenents. As an alternate,
tenporary punping will be allowed provided that sewer capacity
is available and the developer assures that he will pay all

operation and nai ntenance costs as long as the punp station is
in operation. Developer nust also agree to renove the punp
station when no |onger needed.

Dr ai nage

The drainage proposals set out in this section are based on
current Gty drainage policies and the North Gty Wst
Specific Drainage Plan with addendum prepared by Leeds, Hill
and Jewett, Inc. The devel opnent objectives of Nei ghborhood
Four-A are consistent with those of previously adopted Precise
Pl an Areas, and the specific drainage design is proposed to be
conpati ble with existing devel opnent.
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Penasqgui t os Lagoon Drai nage

Approximately 30% of the precise plan area drains southerly
t hrough proposed Carmel Valley Neighborhood Four to Carnel
Valley; and then westerly to Los Penasquitos Lagoon. The
North Gty Wst Specific Dr ai nage Plan suggested that
i ncreased runoff and sedinmentation directed toward t he
Penasqui t os Lagoon due to development, should be controlled by
construction of detention basins at key locations in Carnel
Val | ey. A series of detention basins have been designed in
conjunction with devel opment of Carmel Valley (North Gty West
Nei ghbor hoods Two, Four, Five, and Six), and have been sized
to accommpdate the 75-acre portion of Unit Four-A which drains
southerly.

As noted in the preceding section on sewers, inplenentation of
a Precise Drainage |nprovenent Program for this subbasin wll
depend on the anmount of grading placed downstream from
Nei ghbor hood Four-aA, in Neighborhood he. It is crucial to
the proper drai nage of Nei ghborhood Four-A that a very deep
stormdrain system wth sufficient capacity to accommobdate up
to 75 acres of lowdensity residential devel opnent, be
installed in Neighborhood One, at the tine gradi ng comrences
in the canyon bottomto avoi d excessive ponding upstream in
Nei ghbor hood Four- A Partial filling 1in the Four-A canyon
bottom during grading in Neighborhood e would also be
appropriate, subject to concurrence by all affected property
owners and Gty Engi neering Departnent.

Speci al construction techniques are proposed to be wutilized

duri ng gr adi ng oper ati ons to mnimze erosion and
sedi nentation, particularly during the rainy season (Novenber
15 through March 31). Gading wll only occur during this
peri od if appropriate erosion-mtigating nmeasur es are
enpl oyed, including provision of berns, interceptor ditches,
sandbaggi ng, hay bales, filtered inlets, debris basins, or
silt traps. Recently graded slope banks will not be permtted

to be left without vegetation and unprotected during the rainy
sSeason.

San Di equito Lagoon Drai hage

The majority of the precise plan area drains northerly to
CGonzal es Canyon and the San Di eguito Lagoon. This portion of

project drainage will be collected and conveyed through | ocal
stormdrains and street gutters to the northwesterly corner of
the Precise Plan Area and will be discharged at this |ocation

into Gonzales Canyon in accordance with Gty of San D ego
drainage policies. No significant diversions fromthe natural
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drai nage patterns wthin Neighborhood Four-A are proposed.
The design and construction of drainage inprovenents wll
i ncor por ate appropriate nmeasur es to mtigate potential
I ncrease in erosion caused by devel opnent.

An overall Nei ghborhood Drainage Plan will be prepared in
conjunction with the initial tentative map for Nei ghborhood
Four-A, that precisely locates and sizes the storm drains,
inlets and outlets, and tenporary erosion control neasures
required to meet North Cty Wst drainage plan objectives.

Power
Power lines and service will be provided by San Diego Gs and
El ectric. Local gas and electric distribution lines will be

i nstal |l ed under ground.

Communications

Tel ephone service wll be supplied by Pacific Tel ephone via
underground lines connecting into individual service laterals
and prew red buildings.

Cabl e t el evi si on/ comuni cati ons wi | | be provi ded by
Sout hwestern Cable Television through underground facilities
installed in common trenches along wth power and telephone
lines. These will connect to individual service laterals and
prew red buil di ngs.

CGPEN  SPACE

A substantial portion of the precise plan area is reserved as
open space. Mst of the open space area represents canyon
slopes to be retained in their natural state. This area W ||
provide significant open space separations between ridge and
canyon housing areas, and will particularly enhance the visual
effect of the street extending down the westerly canyon.

Cenerally, there are three types of open space associated with
Unit Four-A

« Natural open space to be retained in its native state.
Canyon slopes conprise nost of this category.

* Nei ghborhood-rel ated open spaces which include: (D
view outlooks along streets; (2 nore significant
| andscaped slopes with comunity exposure; and (3) a
cul -de-sac pass-through; and (4 two passive recreation
areas.
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att ached
created within
slope banks wth

* Project open space conposed of common areas of
projects, and public and private spaces
single-famly areas, particularly
community or nei ghborhood exposure.

Two small parcels of 1land, one northeast of the main entrance
off Del Mar Heights Road and the other |ocated west of the
eastern intersection of the loop road and Black Mountain Road
are designated as open spaces on the land use plan. These are
owned by the najor devel oper of Developnent Unit 4A, and are
intended to be |andscaped as passive recreation areas. Thei r
exact shapes and areas nmay be altered during preci se

engi neering and design.

Table 3 sunmmarizes the options available for the preservation
and nmaintenance of these open spaces. The selection of
specific preservation and mai ntenance options shall be subject

to the review and approval of the Park and Recreation
Departnment and the Gty of San D ego Pl anning Departnent.
TABLE 3
NE G-BARHOD CPEN SPACE PRESERVATI N AND MAI NTENANCE
Type of Preservation Mai nt enance
pen Sace (ot i ons ot i ons

Nat ur al open space preser ve
and public view outl ooks

Perineter roads, including
nei ghbor hood ent r ances,
passi ve recreation areas,
neighborhood /community

sl opes, and nedi ans.

S opes wi t h nei ghbor hood
visibility, withinpro ects
or al ong col | ector road,

and cul-de-sac pass-t hrough..

Fee ownership by A ty.
en space easenent to

ty.

Common area of attached
residential projects
under open space
easenent. Medi ans

wi t hin dedi cat ed

Sstreet rights-of-way.

Dedi cated street ri ghts--

of-way. (pen space
easenent. Oaner shi p by
nei ghbor hood honeowner s
associ ati ons.
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Cammunity open space
mai nt enance district.

Proj ect open space

W th honeowner

associ ati on fees.
Comuni ty open space
nai nt enance district.
Nei ghbor hood honeowner
associ at i on.

Communi t y open space
nai nt enance di strict
Nei ghbor hood honeowner
associ at i on.



CHAPTER 3 Cl RCULATI ON_ELEMENT

COWLUNI TY-W DE STREET SYSTEM

The North Cty Wst Conmunity street system consists of a
hierarchy of arterial, maor and collector streets. This
system accesses Interstate 5 at two existing interchanges,
Carnmel Valley Road and Del Mar Heights Road. The freeway
provi des regional access from North Cty Wst to the San D ego
nmetropol i tan area.

Devel opnent Unit Four-A is bounded by Del Mar Heights Road,

designated as a six-lane major street. This road will provide
vehi cul ar access from the nei ghborhood to the |arger
comunity. Community bicycle and pedestri an paths are
proposed paralleling this nmajor street. A signal will be
required on Del Mar Heights Road at the nei ghbor hood
entrance. An intersection wll be created at this point

providing collector road accesses to both Units Four-A and
Four.

Del Mar Heights Road has the additional role of [linking the
comunity of Del Mar and Interstate 5 to North Gty Wst and
poi nts east. The Del Mar Heights Road interchange wth
Interstate 5 was designed and constructed to acconmobdate
future expansion. A second bridge and ranp nodification wll
increase the capacity of the interchange to handle North Cty
Vest traffic.

In order to insure adequate access to Unit Four-A, the
follow ng inprovenents to the comunity circulation system
must be conpleted in conpliance with the North Gty West
Transportation Phasing Plan, as traffic warrants:

 Extension and inprovenent of Del Mar Heights Road
easterly from E Camino Real to the easterly access to
Unit Four-A and eventually to the easterly boundary of
North Gty West.

* Signalization of the nei ghborhood entrances along Del
Mar Hei ghts Road.
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NElI GHBORHOCD STREET SYSTEM

Street Classifications

The proposed street system within Unit Four-A is depicted in
Figure 9. This system consists of the following street
classifications:

e« A collector street system connecting to Del Mar
Hei ghts Road, Nei ghborhood Four and Nei ghbor hood
Seven.

» Local streets to access detached residential proj ects
(culs-de-sac are not shown).

e Project streets (not shown) to access attached
resi denti al proj ect s, whi ch may be privately
maintained.

The internal road system has been designed to neet objectives
set forth in the North Cty Wst Conmmunity Pl an:

« The neighborhood contains only collector and |oca
streets. Through traffic 1is diverted to a mjor
street and is discouraged within the neighborhood by
the design of the road system

* Nei ghbor hood access from the maj or street is
restricted to the one neighborhood entrance. The Gty
will require that parcels abutting Del Mar Heights
Road be provided access via the collector and |oca
road system

* Access to and parking along the collector road is
restricted in order to provide mninmumfriction points
bet ween autonobile, pedestrian, and bicycle traffic,
and to enhance the visual quality of streetscapes.

Traffic Vol une

Figure 9 shows the estimated average daily traffic (ADI) along
Unit Four-A streets. These volumes represent the anticipated
nunber of vehicles expected 1in a 24-hour period under ful
bui | d-out of the neighborhood. The street system is designed
wi th adequate capacity to accommodate the projected ADT.
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Si gnal i zati on

A traffic signal wll be required at the collector street
intersection (formerly Black Muntain Road) wth Del Mar
Hei ghts Road. This intersection will inmprove the novenent of

traffic along the major street and between neighborhood and
comunity functions. The nei ghborhood entrance is designed to
accommodate relatively high volumes of novenents at the
nei ghbor hood coll ector

Street Vacati ons

The vacation of segnents of existing Black Muntain Road
shoul d be wundertaken when such segnents are no |onger needed
in the precise plan area.

STREET DESI GN

Typical street sections for major streets, collectors, and

|l ocal roads are shown in Figures 10-12. Devel opers of
Nei ghbor hoods Four and Four-A will inprove Del Mar Heights
Road to full wdth, providing six travel lanes and a

| andscaped nedi an. Bicycle travel is acconmodated in a marked
lane next to the curb, while pedestrians are provided a
sidewal k parallel to the roadway.

The nei ghborhood entrance section is designed to accommodate
through and left-turning novenents. As shown in Figure 11,

the collector road provides for two travel |anes, parkway
si dewal ks adjacent to the curb, and bicycle lanes next to the
curb. No parking will be permtted along the collector
system One segnment of the east-west collector has been

w dened to a 68-foot section in order to provide a nore
adequat e planting area next to residential walls.

Figure 12 depicts typical local street sections within
detached residenti al ar eas. Two types are shown: a
residential street and a residential cul-de-sac. Sidewal ks
are provi ded as needed next to the curb, with the exception of
sone neandering of sidewalks along certain sections of the
nort h-south canyon street.

ALTERNATI VE TRANSPORTATI ON MCDES

The North City Wst Community Plan stresses the inportance of
transportation alternatives to the private autonobile,
including public transit, bicycle travel, and pedestrian
noverment. Conplete transit, bikeway, and pathway systens are
proposed for the community. Reflecting Comunity Plan
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obj ectives, the Unit Four-A Precise Plan provides nei ghborhood
transit, bicycle, and pedestrian alternatives related to the
comrunity circul ation network.

Transit

San Di ego Transit's five year plan includes regional Route 150
extendi ng between North City West and Centre City San Diego

with a small scale regional transit center located in the
North Ci tc}/ Vst Town  Center. San Diego Transit has
recormended a two phase process in North Cty Wst for |ocal,

feeder service to Route 150. Wen Route 150 is inplenented
(currently planned for FY 88 but nust be keyed to the North
City Wst schedule) a taxi feeder, DART (Drect Access to
Regional Transit) type service, as operated by San Diego
Transit in Mra Msa and other areas, should also begin
operation.

When the build out of North Cty Wst nears conpletion,
transit ridership demand should be evaluated to consider fixed
rout e, | ocal bus service. Dependi ng upon demand, this could
be coordinated with, or in place of, the DART service. In
either case, DART service can, in the opinion of San Di ego
Transit, offer better penetration at |ower cost then |ocal,
fixed route bus service while the area is under devel opnent.

Transit facilities or services which could directly serve Unit
Four-A should be determined within the context of a nore
conprehensive, comunity analysis. Such a analysis nmay be
undertaken in the future in connection with transportation
studies for the town center area. The Unit Four-A plan wll
reserve a possible future transit transfer site on the north
side of the neighborhood collector entry westerly of the Del
Mar Heights Road signalized intersection. This |ocation, as
well as alternative transit transfer sites across Del Mar
Hei ghts Road at the future elenentary school - nei ghborhood park
site in Neighborhood Four, should be provided further analysis
in any community w de transit planning and inplenentation
program Consideration may be given to provide a |ocal
transit service extending along Del Mar Heights Road from the
I-5 interchange and town center area.

In order to provide needed flexibility, the devel oper owning
the potential transit stop has agreed that a question of
whet her the stop would be best |ocated on Del Mar Hei ghts Road
north or south of the neighborhood collector should best be
resolved at the time that services are inplenented. If it is
determined that <either bus stop location is needed, the
devel oper will provide a level, hard surfaced boarding area a
mnimum of four feet wide and eight feet deep fromthe curb
face (including the normal sidewal k area) and wll consider
t he i nprovement of a passenger shelter sufficient to
accommpdate at least three seated adults.
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Bi cycle Circul ation

The nei ghborhood bi keway system for Unit Four-A provides
marked dass |l bicycle lanes along the collector street
extending to connections with the community bike route al ong
Del Mar Heights Road. The collector system provides direct
l'inkages to the high school in Neighborhood Seven and the
el enmentary school and nei ghborhood park directly to the south
in Unit Four. The Cty wll not permt auto stopping,
standing, or parking along the curb in Del Mar Heights Road

Pedestri an Mvenent

The pedestrian path system for Unit Four-A incorporates the
follow ng elenents:

 Sidewalks within the «collector connecting to the
communi ty pedestrian paths al ong Del Mar Hei ghts Road.

+ Standard sidewal ks along local residential streets.

e Signalized crosswalks at the Del Mar Heights Road
traffic signal intersection.

« Sonme “"neandering” of the pedestrian path extending
down the north-south canyon street.

CINWUNITY AND UNI'T | NTERFACE

Figure 13 depicts schematic circulation |inkages between Unit
Four-A and the surrounding North City Wst Community. These
connections will ensure effective access between Unit Four-A
and key activity centers, such as the town center and
enpl oyment center. In addition, access is provided to Unit
Four nei ghborhood facilities, such as the elementary school
and park.

The | i nkages bet ween the neighborhood and surrounding
comunity consists of streets, parallel bicycle routes, and
pedestrian wal ks. Crosswal ks and signals, where warranted by
City standards, wll be provided at street intersections.
These crossings, in conbination wth other developnment unit
crossi ngs, provide ease of access to the el enmentary school and
nei ghborhood park to the south, and residential neighborhoods
to the west and south. Transit service may be provided to the
town center transportation termnal and other portions of the
North City West comunity. Such a service will be dependent
on feasibility analyses conducted in conjunction wth any
future conmunity transit studies.
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CHAPTER 4 DESI GN ELEMENT

The purpose of this element is to set forth design objectives
and concepts to guide designers, developers, and review
agencies in implementing Devel opment Unit Four-A.  The overal
goal is to create an aesthetically and functionally
outstanding residential neighborhood, while contributing to
the community identity of North City Wst as a whole.

Desi gn guidelines and standards for each land wuse or design
area are outlined. These are fornulated to give design
gui dance while providing flexibility. Detailed solutions 1In
site planning, |andscaping, and buil ding design may then neet

overal | requirements and conform to neighborhood-Ievel
concepts while being responsive to individual conditions and
proj ect -1 evel concerns. A particular design nmotif or

architectural style is not reconmended, but instead a series
of design concerns are called out which should be addressed in

design solutions. Al proposals in regard to grading,
drai nage, |andscaping, and conservation are general or
conceptual in nature and are subject to refinenent and

modi fication during the devel opment plan and subdi vi si on map
stages.

The design elenent s designated by the Planned District
Ordinance as the guideline for design review of Unit Four-A
projects by the City.

DESI GN OBJECTI VES

« Create a nei ghbor hood identity wthin the

conpr ehensi ve charact er of the North Gty Wst
Community.

e Retain the overall landform while allow ng reasonable
grading.

* Preserve key environmental features where feasible.
* Maximze public and private view opportunities.

« Conform to the functional requirements described in
the land use and circul ation elenents.

 Apply design solutions to mtigate noise and visual
i npacts stemming fromDel Mar Hei ghts Road.
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* Incorporate conservation practices into the design and
mai nt enance of buil di ngs and spaces.

e« Utilize "defensible space" design concepts in order to
di scourage crine.

NEI GHBORHOCD DESI GN APPROACH

The design of the precise plan has been shaped by the

envi ronnent al setting, comunity plan proposals, certain
established "fixes" (such as the existing church and the
al ignments of the perineter highway), as well as the interplay
of market considerations and public policy. The design

approach has emphasized the preservation of natural open
spaces and the enhancenent of view opportunities.

Enphasis has been placed on nmaxim zing external views of
Gonzal es Canyon, canyon open spaces, and the hill and nmountain
panor ama beyond. Three key view outlooks to the north have
been created to provide public outl ooks.

It nmust be recognized that Unit Four-A constitutes a snall
nei ghbor hood of single-family hones fitted to a ridge and
canyon land form and characterized by extensive natural open

spaces. Consequently, it does not exhibit the nore tightly
organi zed, m xed- housi ng character established in other
nei ghborhoods w thin North Gty Wst. Nevertheless, the

different quality of its devel opnent should help establish a
nei ghborhood identity no less strong than others in the
community.

GRADI NG

Concepts and bjectives

Overall concepts guiding the shaping of the precise plan
envi ronment focus on the retention of basic l|andfornms. The
plan was directed toward the developnent of ridges and
noderate filling of selected canyon areas in order to preserve
intervening canyon slopes in their natural state to the
maxi mum ext ent feasible.

More specific objectives serving as guidelines for the design
and inplenentation of the Unit Four-A plan follow

e Contour selected slope areas wth high community or

nei ghbor hood visibility to pr oduce a nat ur a
appearance.
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e Maxim ze view opportunities through selective grading
of devel opnent areas.

e Buffer residential and non-residential areas through
sl ope banks.

e« Cut to daylight lines along canyon rins in order to
mnimze fills on canyon sl opes.

 Fill selected canyon areas to avert visible cuts on
canyon wal | s.

* Gade to mnimze surface drainage to natural slopes.

These concepts and objectives have been reflected in the
grading approach followed for Unit Four-A (see Figure 14).
The canyon slopes and natural vegetation in the northeastern
portion of the precise plan are retained in their natural
state to the maxi mumextent feasible. Preservation of the
area will mintain a nat ural / rur al charact er to the
nort heastern edge of the neighborhood and commnity. Ridges
above the open space preserve have been generally cut to
daylight to mnimze fills on canyon walls.

Wt hi n devel opment areas, cutting generally occurs along the
ridges and higher elevations. Fill areas occur generally in
the westerly canyon area extending north of Black Muntain
Road to Gonzal es Canyon.

Moderate slopes have been created along segrments of the
collector street and the najor street to produce separations
bet ween resi dences and vehicular traffic.

The precise plan map indicates general grading proposals for

Unit Four-A, but details of the grading scheme are subject to
refi nement and nodification during precise engineering.

Project G ading

The follow ng guidelines should be followed in inplenenting
landform concepts and grading objectives. Sl ope banks shoul d
be limted, wherever possible, to a 30-foot height to avoid
benches. Maj or slopes should be contoured to achieve a
natural, rounded effect. A manufactured appearance wi th harsh
transitions between tops, bottons, and sides of slopes shoul d
be avoi ded. Wiere practical, slopes should be rounded at tops
and snoothed at bottons. Use of variable slope ratios 1is
encouraged both vertically and horizontally. The naxinum
gradient should be 2:1. S ope banks, earth berms and nounds
shoul d be rounded and natural in character. Al slopes
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shoul d be prepared to readily support |andscaping. Fill banks
along canyon rins should be avoi ded except where recomrended
by soils engineering considerations.

Al'l grading operations should take into account the potenti al
for erosion and settling. To the extent feasible, wearth
nmovi ng shoul d be acconplished in phases, to avoid clearing of
ground far in advance of grading. G ading should be limted
to what is necessary, so that spillovers into natural areas
are avoided and native vegetation to be preserved is not
t ranpl ed. The final earth surface should be watered and
rolled to forma hardened, conpacted cap of soils which wll
m ni m ze dust and erosion.

DRAI NAGE

The drai nage proposals set out in this section are based on
the North City West Specific Drainage Plan and subsequent
i nvestigation of drainage requirenents for Devel opnment Unit
Four - A

The Specific Drainage Plan cited above exanmines the entire
North Gty West Community, with the foll ow ng objectives:

e Limt the rate of rainfall runoff from proposed
devel opnent to the rate under natural conditions.

e Control soil erosion, sedinentation, and erosion of
street banks.

e Mnimze runoff pollution from urban areas and
mtigate pollutant inpacts on the Los Penasquitos and
San Di eguito Lagoons.

A nunber of neasures suggested by the North Gty Wst Drainage

Plan and the Unit Four-A study are applicable to project
devel opnent and are summarized bel ow

Nei ghbor hood Dr ai nage

The proposed drai nage pattern for the Unit Four-A nei ghborhood
generally conforns to the existing drainage pattern, with no
significant diversions. The natural open space area in the
northern half of the precise plan continues to drain towards
the Gonzal es Canyon area.

According to the Planned District Odinance, the first

tentative map is subject to Gty approval of a comprehensive
drai nage plan for the entire precise plan area. This plan
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must show both tenporary and permanent drainage facilities
which are to be installed to control or mtigate soil erosion,
silting of |lower slopes, slide damage, and fl oodi ng probl ens.

Proj ect Drai nage

On a project or subdivision basis, the follow ng neasures
shoul d be utilized during design and construction to reduce
rainfall runoff and m nim ze erosion:

« Conpliance with current drainage design policies set
out in the Gty Drai nage Design Manual .

« UWse of porous hardscape and other surfaces, where
applicable, which permt rain infiltration "at the
source".

« Designing to mnimze and/or control any surface
drai nage to natural slope areas on the north.

« Sandbaggi ng of roadbeds, where necessary, to mnimze
erosi on and prevent sedinent transport, until paved.

e Conditioning and planting of all exposed, graded
sl opes using procedures outlined in the San Diego City
Gui delines for Landscaping and Irrigation for Land and
Development.

* (Jdose phasing of gradi ng operations and slope
| andscaping to reduce susceptibility of slopes to
er osi on.

« Control of sedinment production from graded building
pads with |ow perineter berns, jute matti ng, sandbags,
bal ded ditches, or other appropriate nethods.

In addition, required tenporary and permanent dr ai nage
facilities should be constructed on site, concurrently wth

gradi ng operations. This includes such facilities as storm
drains, retention basins,  sedinent basi ns, and energy
di ssi pat ors. For each project, a conprehensive |andscaping

and irrigation plan for all graded slopes should be prepared
to provide for rapid slope stabilization during and after
constructi on.

LANDSCAPE DESI GN

This section provides general guidelines for |andscape design
t hr oughout Nei ghbor hood Four-A All  recommendations are
conceptual in nature and are subject to refinenent and
nodi fication during the devel opment plans/subdivision map

39



stages. Detailed |andscaping plans will acconpany plans for
each residential ©project and community facility. Qpen space
mai ntenance is addressed in the land use elenment. All plant
materi al s to be wutilized in public areas, open Space
easements, and on graded slopes shall be subject to review and
approval by the Park and Recreation Departnent. Landscape
devel opnent shal | be consi st ent Wi th the | andscape,
vegetation, and irrigation provisions of the Gty Land
Devel opnent Ordi nance. Further |andscape proposals for the
precise plan area shall be <consistent wth the Planning
Conm ssi on-approved "Recommendations for Street and Parkway
| nprovenents for Devel opnent Units 2, 3, 7, 4A and 9".

Desi gn Concepts

Design guidelines for Unit Four-A are based on the follow ng
obj ecti ves:

* Establishnent of an identifiable nei ghbor hood
conplenentary to the North Cty West Comunity as a
whol e.

e Creation of a visually-attractive nei ghbor hood
envi ronnent, enhancing pleasant views and screening or
edi ti ng undesirabl e ones.

* Beautification of graded slopes exposed to comunity
views.

« Enmploynent of water conservation techniques in precise
pl an projects and facilities.

 Attention to the functional aspects of |andscape
devel opnment and nmaintenance, as well as aesthetic
considerations.

The entire nei ghborhood should be developed in a conpatible
plant palette. Primary trees are proposed for areas wi th high
nei ghborhood and community exposure to create a sense of
cohesion and continuity.

Pl ant Sel ection

All plants should be provided in accordance wth t he
California State Departnment of Agriculture's regulation for
nursery inspections, rules, and grading. Al plants should
have a habit of growth normal to that species and should be
sound, healthy, vigorous, and free of iInsect infestations,
pl ant di seases, and objectionable disfigurements. They should
have normal well-developed branch systens and vigorous and
fibrous root systens which are not root or pot bound.
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The size of plants will correspond with that normally expected
for the species and varieties of comercially-available
nursery stock. All plants should be adaptable to the climtic
conditions of the area in which they are planted.

Plant materials should be of good quality and neet marketable

mer chandi se st andards. Trees should exhibit a trunk caliber
adequate to support their foliage crowns. Shrubs shoul d
exhibit a balanced and uniformgrowh pattern. Groundcover

rooted cuttings should be healthy, wvigorous, and well-rooted

The use of large trees is encouraged at special areas, such as
nei ghbor hood entrances, project entries, and focal points.
CGeneral ly, |ow naintenance plants should be used on slopes and
in public or comon areas. Drought-tolerant plants and
natives should be introduced where feasible.

Enphasi s should be placed on color. Plants with invasive and
shallow root systens or plants wth fruit that will stain
paving or autos should be avoi ded.

Plant materials should also be spaced so that they do not
interfere with adequate area |lighting or restrict access to
enmergency apparatus, such as fire hydrants or fire alarm
boxes. Proper spacing should also ensure unobstructed access
for vehicles and pedestrians.

The selection and placenent of plants should take into

consi derati on si ght di st ance criteria for not ori sts,
particularly at nei ghborhood and project entries.

Landscape Mai nt enance

All  planting areas should be maintained in a weed- and
debris-free condition. Wal kways should be kept clear of
debris from mai ntenance operations, erosion runoff from storm
and irrigation, and w ndbl own debris.

The irrigation system should be a permanent, automatic
underground systemon all nmanufactured slopes; on native
revegetated slopes, a tenporary system may be used. The soil
noi sture attained should pronmote vigorous growh of all plant
mat eri al s. The system should be maintained in good working
order. Cleaning and adjustnment to the system should be part
of the regul ar mai ntenance activities.

Al'l  landscape catch basins, swales, channels, and other

drai nage devices should be maintained in a state conducive to
conducting water in a free-flow ng condition.
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'Fencing

All fences and walls should be designed as integral elenments
of building architecture or conplenentary to the architecture
and | andscape character. Plant materials should be used to
soften the appearance of all walls and fences. Fencing w ||
be subject to the Planning Director's approval as to material,
color, and height.

CONSERVATI ON

Conservation guidelines for Unit Four-A are intended to neet
the follow ng objectives:

e Energy conservation in the design and devel opnent of
pr oj ect s.

e Witer conservation in building design and | andscapi ng.

* Preservation of the natural open space area in its
native state.

A conservation ethic is proposed whereby conservation concerns

are considered in project design and construction, as well as
| ong-term usage and nai nt enance.

Energy Conservation

For energy conservation, site planning should maxim ze the
opportunities to utilize active and passive solar systens.
Pertinent site factors include lot size, lot orientation in
relation to sun and breezes; and solar access in regard to

sl opes, |andscaping, and the building itself. All pr oposed
projects should address solar energy issues as required by the
Cty, in accordance wth the State Subdivision Mp Act,

Secti on 66473. 1.

Energy-conscious site orientation, energy-efficient buil ding
design practices, and the incorporation of energy-related

equi prent , shoul d be pronoted to the extent feasible
Bui | di ng design and equi pnent selection should consider
life-cycle costs rat her t han short-term capital and
instal lation costs. Thi s i ncl udes t he desi gn (and
construction) of heating, ventilating, and air-conditioning
systens; water heating; w ndow treatnents, i nsulation and

weat her stripping; and |ighting. At the mi nimum  housing
should be <constructed to accept future solar water heating
install ations. Sol ar water heating systens should be utilized
for swimm ng pools contained within attached-housing projects

42



In addition, the role of |andscaping in energy conservation
should be recogni zed. Plant materials should be utilized to
control exterior radiation and to reduce glare. Deciduous
trees with dense foliage are recommended on the south and west
faces of buildings to intercept radiation before it strikes or
after it is reflected. To lessen the intensity of the heat
and |ight reflected frompaving or sidewalks, vines grow ng up
a building wall or a ground cover should be utilized as a
buf fer against solar radiation. In conbination wth shrubs,
these will aid in the reduction of summer glare and also help
to noderate evening and wi nter cool spells.

Wat er Conservati on

Wat er conservation should be considered in the selection of
mechani cal equi pnent and plunbing fixtures. Enphasis should
be placed on devices and designs characterized by |ow water
requirenents and efficient utilization of water.

In addition, |andscape design and choice of plant materials
should enphasize I|ow water requirenents and mnimze water
runof f. Landscape watering systens should supply water
efficiently, and avoid sprinkling after soils are saturated

Nat ural Qpen Space Preservation

During design, construction, and nmai ntenance of devel opnents,
areas designated as natural open space should be Ileft as
i ntact as possible. Dumping of fill should be m nim zed, and
tranpling of vegetation underfoot and by vehicles should not
be permtted. Control mneasures may include signing, fencing
and cl ose supervision of construction.

COVMUNI TY | NTERFACE
The design approach to the interface between Unit Four-A and
t he surroundi ng comuni ty s based on the follow ng

objectives:

e Visually and physically buffer residential devel opnent
from traffic inpacts.

e Design the perineter of the neighborhood to contribute
to the overall aesthetic effect of the comunity, yet
be conpatible with the nei ghborhood.

e Provide an identifiable neighborhood entrance into
Unit Four-A from Del Mar Heights Road.

43



trees and shrubs
«mask toe of slope

unit four-a

walkway —:‘; jl travel [ [ travel l q:walkway
bike lane — ' lanes Ad bike lane

del mar heights road

16 TYPICAL MAJOR STREET TREATMENT



The overall interface concept <calls for careful treatnment of
the transitions between the precise plan area and perineter
streets. These transitions involve slope banks, rights-of-
way, nedians, and nei ghborhood entrances.

Del Mar Hei ghts Road

The rights-of-way and adjacent slopes for Del Mar Hei ghts Road
should receive a design treatnent simlar to that of other

communi ty-oriented streets. Design treatnents should be
coordinated wth the interior of Unit Four-A and plans for
Units Seven, Four, and future developnent units. Desi gn

solutions should visually edit out traffic and mtigate
traffic noise to the extent feasible.

A parkway effect is desired, utilizing extensive |andscaping
of nedi ans, sidewal k areas, and slopes. A pleasing aesthetic
experience shoul d be provided to notori sts, transit

passengers, bicyclists, and pedestrians as they nove along the
maj or sStreet.

Figure 16 illustrates the typical design treatnent of Del Mar
Hei ght s Road. Adj acent projects should be coordinated with
the major street parkways to maintain visual continuity.
Pl antings should be concentrated adjacent to Del Mar Heights
Road - generally at the bottom of the sl ope.

Plant materials in project areas along slopes should frane or
mask views fromand to the residential areas as appropriate.
A neandering natural look of tree and shrub placenent is
encouraged. Suggested primary trees are as follows:

Medi ans: Large-scal e deciduous trees such as Pl atanus
acerifolia (London Pl ane Tree) or Liquidambar
styraciflua (Sweet Gum).

Par kway : Large-scale -evergreen trees such as Pinus
torreyana (Torrey Pine), Pinus eldarica
(MondelT Pine), or Pinus halepensis (Aleppo
Pi ne) .

Pedestrians are provided a walkway along both sides of the
par kways. Wheel chai r r anps and other provisions for
handi capped persons should be provided as required by the
State of California and/or Cty of San Dego. Any transit
stop should be integrated wth pedestrian wal ks and include
attractive seating, signing, and |ighting. Bi keways are
integral with the streets.
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Al l furnishings, including signs, benches, fences, and
['ighting fixtures, should be selected or designed and
constructed according to the design and safety standards of

the Gty of San Diego. Repetition in material, <color, and
notifs or styl es is desirable to create a sense of
continuity. Any fencing along the tops of slopes should be

honogenous for the length of the slope.

Nei ghbor hood Entrances

The precise plan indicates the |ocation of a primary
nei ghborhood entrance at the future intersection of Black
Mountain Road and Del ©Mar Heights Road. This entrance should
provi de an aesthetic and functional transition between Del Mar
Hei ght s Road and t he nei ghbor hood col | ector system
Furthernmore, it should identify and provide an entry and exit
experience for neighborhood residents and visitors. This
entrance should not only provide an aesthetic and functional
transition between Del Mar Heights Road and the nei ghborhood
collector system but should also act as a passive recreation
area (as discussed later in this chapter)."

A secondary entrance will be provided at the westerly canyon
street extending north of the east-west collector (Bl ack
Mountain Road) toward CGonzal es Canyon. The northeast corner
of the intersection should be provided an open, spacious entry
feeling by pulling back land and angling property line walls.
The northwest corner would be |landscaped to reflect the
natural character of canyon slopes to the west.

As illustrated in Figure 17, the primary entrance should
reflect a parkway character with a deep setback of groundcover
or lawn. Tree groves should be held back a significant
distance from entry <corners to enphasize a broad, open
character, and to <create a sense of spaciousness. Ther e
should be continuity between the |andscaping at the entrance
and the treatnent of the major street and neighborhood
collector. Like the collector, the primary trees should be a
| arge-scale evergreen tree, such as Pinus eldarica (Mndell
Pine), or Pinus hal epensis (Al eppo Pine).

Wil e set back fromthe entrance by turning pockets, street
nmedi ans should be considered in entrance design. The primary
tree for the street medians should be a |arge-scale deci duous
tree, such as Platanus acerifolia (London Pl ane Tree) or
Li gui danbar styraciflua (Sieel Gum). Enbel i shed paving
should be enployed on the surface areas of nedians not
recei ving | andscapi ng.

Si gnage should be designed to fit into the |andscape thene of
rolling slopes and tree groves. Signs should be limted in
overal |l height and be front-lighted using a wash effect. The
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entrance illum nation should be coordinated to provide a
hi erarchy of light quality and intensity. Enphasis should be
pl aced on areas of high vehicular and pedestrian activity
through increased light intensity at those areas. A gradual
reduction of light intensity between major areas of activity
would provide the desired nodulation of light, wthout
sacrificing safety and utility. Council Policy 600-4 is to be
used in determning street |ight placenent.

Pedestrian paths will be provided on both sides of the street
and shoul d be integrated into the entrance treatnent.
Wheel chair ranps and other provisions for handi capped persons
should be provided as required by the State of California
and/or the Gty of San D ego.

The north side of the neighborhood entry has been designated
as a potential future transit transfer site. The site should
be reserved until community-wide anal yses of transit determ ne
the need for such a site. Alternative locations at the
school -park in Nei ghborhood Four should also be considered in
any future studies.

NEI GHBORHOOD DESI GN FEATURES
Sone special design treatnents are proposed in Unit Four-A in
ternms of the design of certain collector street segnents and

public view outl ooks.

Entry Coll ector

The entry collector (fornmerly Black Muntain Road) is the
collector which starts at the nmajor entry to Del Mar Heights
Road and connects Nei ghborhood Four-A to Nei ghborhood Seven.
No residential lots take direct access off of this collector;
but there will be property line walls along a segnent of the
r oad. To mnimze the visual inpact of these walls, the
par kway should be expanded and the entire area between the
sidewal k and the wall should be |andscaped with a conbi nation
of street trees, shrub massings, and ground covers (see Figure
18). A clustering or mass planting arrangenment rather than a
single row of planting should be enployed to create a variety
of depths and visual interest. The primary street trees to be
pl anted along Del Mar Heights Road should be repeated al ong
this collector.

Canyon Street

The segnment of the street system extending northward down the
westerly canyon from Black Muwuntain Road northward is proposed
for special treatment in terns of landscaping, pedestrian
paths, and relationship to natural canyon slopes along its
perimeter.

49



5’sidewalk

[ HHIFF
G

VgL

natural accent
open space | pocket 56’r.o.w.

19  CANYON STREET



The street is designed to "swing" in a curvilinear alignnment
from one canyon slope to another in order to avoid a straight
road fronted by residences on two sides. Instead, the road is
often "single-loaded" so that natural canyon slopes extend to
the roadway and short residential culs-de-sac gain access at
natural areas. Wiere the grading plan for the devel opnent
area and roadway creates strips of relatively Ilevel Iland
adjacent to the right-of-way, such areas should be | andscaped
with pockets or groves of native or sem-native trees and
shrubs. Pedestrian walks in these areas could be neandered
away fromthe road to provide a nore natural effect.

Landscapi ng should provide a soft transition to the native
flora on the canyon sl opes. Native trees, shrubs and
groundcovers used in the |[|andscape "pocket™ areas along the
road should be extended into the natural slope areas to
effectively blend natural and manufactured areas. Sporadic
native tree and shrub massings should be planted to provide a
transition between the |andscape pockets adjacent to the
street and the nore sparsely vegetated natural slopes.

The overall effect, as occurs on natural canyon slopes, wll
be a gradual increase in the concentration of plant material
toward the canyon floor. This massing of planting at the toe
of slopes will mask transitional grading areas. Street trees
in conmbination with |aw should only be |located where the
parkway is adjacent to residential lots to avoid blocking
views of the natural canyon slopes. Native shrubs and
groundcovers selected should be drought resistant, effective
in erosion control, and indigenous to the area. The primary
trees along the canyon road should be as follows:

Street Trees:

Large scale formal trees which naturally occur on canyon
floors, such as Alnus rhombifolia (Wite Alder), Liquid-
anbar styraciflua (Swet Gum), or Platanus racenosa
(Glitornia Sycanore).

Landscape Pockets and S ope Areas:

Lar ge scal e, open- headed evergreen trees, such as
Eucal ypt us cl adocal yx (Sugar Gum), or Eucal ypt us
sideroxylon (Red [ronbark).

A tenporary irrigation system (with low precipitation rate
bubblers such as a drip-type systen) wll be required for
native planting areas until plants are established.

No parking will be permtted along the street in order to

mnimze friction between autonobiles and designated bicycle
| anes.
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Any furnishings, including signs, benches, fences, and
lighting fixtures, should be selected or designed and
constructed according to the design and safety standards of
the Gty of San D ego. These features should conpl enent both
the parkway |andscape design and the architecture  of
nei ghborhood facilities. Repetition in materials, colors, and

motifs or styles is desirable to create a sense of
continuity. Any fencing along the tops of slopes should be
honogenous for the length of the slope. Figure 19 illustrates

the proposed canyon street.

Cul -De-Sac " Pass- Thr ough"

The unit design approach (Figure 14) identifies a cul-de-sac
pass-through extending fromthe single-family area imediately
west of the existing church to the entry collector. The
pass-through involves extension of the cul-de-sac bulb to the
collector street right-of-way, thus permtting a short paved
path to link the sidewalk systemin the local street with the
collector street sidewal k. Project walls along the collector
are discontinued at the pass-through to allow for paths and
landscaping.

The pass-through will enabl e pedestrians to access the
collector street at a convenient location and elimnate
circuitous novenents. The design treatnent of t he
pass-through should reflect the general character of the
par kway experience. Attention to such details as paving
material and color, bollards, area |lighting, and |andscaping
will result in a neighborhood feature of aesthetic and
functional value. Figure 20 illustrates this pass-through.

Vi ew Qutl ooks

As depicted in Figure 14, three public view outlooks are
provided from canyon rins along local and collector streets.
The outlooks provide view opportunities for notorists,
bi cyclists, and pedestrians traveling along the roadway. The
vistas include natural hillsides, canyons, and valleys, as
well as distant hills and nountains. They wll establish a
relationship between the natural environnment and the
nei ghbor hood and serve as destination or resting points for
residents out for a walk or bicycle ride.

The outl ooks are intended as informal viewing areas, and no
facilities are proposed. It is inperative that views fromthe
out| ooks be maintained. Any fencing should be "open" in
construction to the maxinmm extent feasible. Low native
shrubs and ground covers should be utilized to reinforce the
natural appearance of the outlook. The |andscaping should
provide a transition to the native flora.
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Passi ve Recreati on Areas

Two areas of the land use plan are proposed as passive
recreation areas. The first of these, Passive Recreation Area
'*a', occurs northeast of the main entrance off Del Mar Heights
Road. A prelimnary design is shown on Figure 17 and proposes
a serpentine pathway and nounded play areas wi th canopy-Ilike
trees. Tree clustering is suggested to screen this passive
recreation area fromthe adjacent residences to the north.
Intended activities for this area include wal ki ng, picnicking
and resting points for residents out for a bicycle ride.

The other "mini-park"™, Passive Recreation Area 'B', is |ocated
west of the eastern intersection of the |oop road and Bl ack
Mountain Road. An initial conceptual design as depicted on
Figure 22 proposes an informal turf area, with canopy-I|ike
trees separating it fromthe adjacent streets, and |ow shrubs
acting as a transition to the natural open space
Additionally, benches are to be provided along with a
pedestri an sidewal k around the area.

Neither of the passive recreation areas are intended to
function as or take the place of a nei ghborhood park. A
nei ghbor hood park is located across Del Mar Heights Road in
Devel opmrent  Unit 4. Mai nt enance of the passive recreation

areas is to be acconplished through a nei ghborhood honmeowners
associ ation.

DETACHED RESI DENTI AL PRQJIECTS

The precise plan for Unit Four-A provides a total of 342
det ached, single-family dwelling units. Wile a m ninmm pad
area of 6,000 square feet 1is contenplated for nbst detached
lots, the average size of those lots shown in the plan wll
nore nearly approximate 7,500 square feet. As indicated in
Chapt er 2, areas designated for detached units coul d
optional ly be devel oped as cl ustered housi ng. Al |
single-family projects w |l be developed in conformance wth
the SF1 Zone or the SF1-A Zone as described in Chapter 5 and
i ncorporated into the Planned District O dinance.

The follow ng guidelines should be considered in the design,

review, and approval of subdivision maps and devel opnent
plans.

Desi gn Gui del i nes

 Each project area should be given an identity through
common design treatnents, delineation of project
boundaries, and distinctive entrances.
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The perimeter design of subdivisions should reflect
desired interfaces wth comunity and neighborhood
elenents (such as the collector street, natural open
spaces, and the religious institution).

Site planning should maximze residential Vi ew
opportunities through design adaptive to topographic
conditions and open space.

Street alignments should be adapted to the topography
and character of each project site. Ceneral |y, | ocal
streets should be curvilinear with gentle transitions
between tangents and radii. Vertical alignnents should
be carefully <coordinated wth horizontal curves to
perm t safe, fluent, and continuous novenents.
Detailed attention should be given to the design of
intersecting streets, stopping points, sight distances,
curved alignments, and view outlooks, not only to neet
City standards and policies, but also to nmaximze
vi sual appeal .

The use of a selected |andscape palette should be
encouraged, particularly along streets, at project
entrances, and on slopes visible to the public; the
purpose of which is to give a sense of project
continuity, whi | e bei ng conpati bl e with t he
nei ghborhood as a whole. Suggested primary trees are
as follows:

Proj ect Large-scal e evergreen trees (such as

entrances: Pinus torreyana - Torrey Pine, Pinus
eldarica - Mondell Pl ne, or Pi nus
hal epensis - Al eppo Pine). T

Sl opes: Large-scal e, open-headed evergreen trees
(such as Eucalyptus cladocalyx - Sugar
@Qm or Eucalyptus sider- oxylon - Red

Ironbark).

The design of buildings, fencing, and street hardscape
should be <coordinated to create an overall project
at mosphere or style, while permtting a variety of
floor plans and individuality in unit exteriors and
yards. Scale, colors, materials, and architectural
style should be simlar throughout each project.

Grading should mnimze fills on the natural open space
canyon slopes on the north through a "cut-to- daylight"
appr oach on t he ridges. In a simlar nmanner,
devel opnent proposed wthin canyon areas should be
largely confined to filled land; cutting of canyon
wal I's extending upward should be m nim zed.
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ATTACHED RESI DENTI AL PROQIECTS

VWile no housing areas are specifically designated for
attached housing, the Precise Plan provides that certain areas
designated for single famly detached housing or institutional
uses could, alternatively, be developed for attached housing
subject to Cty approval of developnment plans. |In areas where
optional housing types are permtted, (see "asterisks" Figure
6) an anendnent to the Planned District Odinance will be
required to permt a change of residential designation. The
following guidelines should be considered in the design,
review, and approval of devel opnent plans for attached housing
proj ects.

Desi gn Cui del i nes

The objectives |listed below form the basis for attached
housi ng gui del i nes:

* Maxim ze vi ew opportunities.

o« Create project identity while contributing to the
overal |l character of the Unit Four-A nei ghborhood.

* Provide attractive, yet functional, <circulation and
par ki ng. No parking, stopping, or |oading or unloading
of passengers will be permtted within Del Mar Heights
Road or the collector road.

« Buffer housing fromnoise and traffic.

e Provide comon areas, such as recreational facilities,
club roons, and shared open space.

Each project area should be given an identity through common
desi gn el enent s or treatnents, delineation of project
boundaries, distinctive entrances, and shared recreational
areas or other focal points. The scale, colors, materials,
design details, and architectural style of buildings and
furni shings should be shared by the entire project.

A selected |andscape palette should be wutilized throughout
each project. The purpose is to give continuity and unity to
the project while ensuring conpatibility with the overal
nei ghbor hood. Landscape treatnent of project perineters
should consider the interface with comunity and nel ghbor hood
el enent s (such as mmjor streets, «collector street, and
institutional wuses) and wth other residential projects.
Private outdoor space in the formof private yards, patios,
decks, and bal conies should be provided for each unit and,
where feasible, should enjoy pl easant views. Suggest ed
primary trees are as follows:
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Project entrances at

coll ector street parkway: Large-scale evergreen trees
(such as Pinus torreyana -
Torrey Pine, Pinus eldarica -
Mondell Pi ne, or Pinus
halepensis - Al eppo Pine).

| nternal project slopes: Lar ge-scal e, open- headed
evergreen trees (such as

Eucal yptus cladocalyx - Sugar
Gum or Eucalyptus sideroxylon
- Red 1ronbark).

G oup parking areas: Large-scal e deciduous trees
(such as Platanus acerifolia
- London Pl ane Tree, or
Liguidambar styraciflua -

Sweet Gum) .

Project roads should be curvilinear in nature in order to slow
traffic and to provide visual interest. There should be
adequate provision for bicycle and pedestrian circulation
within projects and |I|inkages to the nei ghborhood bicycle and
pedestrian path networKks.

Par ki ng bays should be small in size and screened where
possi bl e. Parking areas adjacent to another residential

project should be screened by a wall or fence and | andscapi ng,
and lighting should m nim ze |ight spillover. Bicycle storage
IS suggested at common recreational areas and other shared
facilities. Any common trash storage areas should be screened
and should be conveniently located to the dwelling units and
have easy access to pickup service.

Speci al consideration should be given to two typical site
pl anni ng condi ti ons associated with attached projects:

 The terraced or stepped-up pad situation generally
corresponds to |lower-density attached projects wth
external view opportunities. Site planning should
maxi mze Vview exposures by changi ng el evati ons,
staggering buildings, clustering wunits, and other
desi gn measures. Housing products nust be suitable to
site conditions. Project slopes should be |andscaped
and mai ntai ned. Landscaping should frame or enhance
views, not screen them
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e The flat pad situation generally corresponds to

attached projects wth Ilimted view opportunities.
Site planning should enphasize creating attractive
internal spaces within the project. Were feasible,

areas wth external view opportunities should be
utilized for common spaces to enhance the entire
proj ect. Housi ng products should be well designed and
scaled to create aesthetic interest. Landscapi ng
should also be utilized to generate internal vistas and
vi sual excitenent.

I NSTI TUTI ONAL AREA

The precise plan establishes 7.5 acres to be reserved for
i nstitutional uses. An existing religious institution
presently occupies a 2.5 acre site located northerly of the
collector road entry onto Del Mar Heights Road (the owners of
the site propose devel opment of single famly lots over the
southern segnent of the site). Wen the Cty of San D ego
relinquishes its street reservation for Del Mar Heights Road
in the northern portion of this site, the resulting area may
be converted to a single famly lot. The remaining 50 acres
of institutional area have been set aside for the devel opnent
of a private elenentary school |ocated northeasterly of the
existing religious institution. Any further developnment of

the existing or proposed institutional sites will be governed
by conditions typically applied by the Gty of San Dego in
its approval of conditional wuse permts. The follow ng

gui delines should be considered in the design, review, and
approval of further devel opnent plans for the site:

e Site pl anning should effectively adapt buildings,
par ki ng areas, accesses, and ancillary rises to sites
with wide exposure to the conmunity and nei ghbor hood.

e Of-street parking areas should be screened and
softened through extensive l|andscaping in order to
l[imt their exposure to comunity and nei ghborhood
view. A mninumof 10 percent of the area of parking
areas should be |andscaped. No parking, stopping,
| oadi ng or unl oadi ng of passengers wll be permtted
within Del Mar Heights Road or the collector street.

* Perineter design should be coordinated wth comunity
and nei ghborhood interfaces.

e Conpatibility of architectural design and appearance
with the surroundi ng conmunity and nei ghborhood should
be achieved SO far as practicable. Phasi ng of
devel opnment, or the possible inclusion of housing,
should be inplemented within an integrated design
approach.
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e The wuse of a selected |andscape palette should be

encouraged, particularly on slopes visible to the
public and along streets serving the sites.

G ven the prom nence of t he sites and their
relationship to the neighborhood, signs should be
limted in height and area and any freestanding

identification signs should be confined to collector or
| ocal road access.
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CHAPTER 5 | MPLEMENTATI ON ELEMENT

The North City West

zoning, phasing,
communi ty. The

gui delines for

t he

%omruni ty Plan provides guidelines for
an

facilities financing within the

purpose of this element is to provide

preci se plan proposals.
devel opnent controls a _
public facilities by private devel opers and property owners is

addressed.

tinely inplenentation of the Unit Four-A

Recommended zoning and other physical

are summarized, and the financing of

PHYSI CAL DEVELOPMENT CONTROLS

As indicated

in Chapter
constitutes one

step

1, the Unit Four-A Precise Plan

in a series of steps in securing Gty

approval of private developnent within the precise plan area.
The precise plan provides guidelines for land uses and design
treatnents to be utilized in the review of subarea devel opnent

pl ans and subdivisions.
for the nost part

Tabl e 4, bel ow

Preci se P an
CGat egory

| npl enentation of these guidelines

depends on the inplenmentation mechanisns
provided in the Planned District Odinance. Zoning proposals
for Unit Four-A are indicated in Figure 23 and sunmarized in

Tabl e 4

PHYSICAL DEVEH.GPMENT GONTROLS

Zoni ng

Description

Det ached Resi denti al

Det ached Resi denti al

Undesignated Areas

(Qpen Space

1

S1-A

A-1-10

(03]

Sngle famly residential with mninmm |ot
size of 6,000 square feet.

Sngle famly residential with mninum |ot
size of 5500 square feet. Institutional
uses subject to conditional use permt.

Until Gouncil adopts plans for these areas
they shall remain in the existing zone
(A-1-10). The A-1-10 zone permts a m ni mum
lot size of 10 acres and is subject to
H | | si de Revi ew provi si ons.

(pen space only.

*Se North Aty Vest Panned District Qdinance for specific zoning

regul ations
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The SF1-A zoning established for parcels northerly of Del Mar
Hei ghts Road is intended to provide some flexibility to owners
of such parcels. The existing church (designated for
institutional use in the Precise Plan) could be altered or
expanded for such use through the granting of a conditional
use permt. Any proposal to utilize a part of the site for
residential purposes could be considered through tentative
subdi vi si on map and devel opnment plan processes subject to the
provi sions of the SF1-A Zone. The proposed school parcels
(also labeled institutional on the Precise Plan) could be
approved for school wuses through the conditional use permt
process  or, alternatively, for residential wuse through
subdi vi si on map and devel opment plan approval s.

Al'l  subdivisions, rezoning, and other discretionary acts
required for the physical inplenentation of the precise plan
are subject to environnental review under the provisions of
the California Environnental Quality Act (CEQa) and the Gty
Code. Projects should be reviewed for conmpliance with the
mtigation neasures presented in the Devel opnent Unit Four-A
Precise Plan Environnental | npact Report acconpanying this
document.

In addition, the follow ng conditions should be met during the
devel opment approval process:

e Prior to, or <concurrent wth, the approval of a
tentative map, a devel opnent plan nmust be approved for
all uses except attached projects (devel opnent plans
for attached projects nmust be approved prior to the
i ssuance of building permts).

« Prior to the approval of a tentative map, conpliance
with the ternms of the adopted North Gty Wst School
Facilities Master Plan nust be denonstr at ed.

« A conprehensive |andscaping plan nust acconpany each
devel opnent plan and provide for the stabilization of
all graded sl opes.

* Approval of the first tentative map in the
nei ghbor hood should be subject to the approval of a
conprehensive drainage plan for the entire precise
pl an area.

DEVELOPMENT PHASI NG

Phasin? of devel opnent within Neighborhood Four-A wll be
directly related to the provision of major streets and other
el ement s of the comunity infrastructure proposed for
devel opnent within the adopted Public Facilities Financing
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. Plan for North Cty Wst. Wile initial and subsequent
phasing of Unit Four-A wll necessarily depend on the
extension and inprovenent of Del Mar Heights Road (or Black
Mount ai n Road), other factors will affect its timng:

+ Devel opnent of a sewer system extending down Conzal es
Canyon to serve lands draining northerly from both
Units Four-A and Seven

* Phasing of grading and balancing of cut and fill
oper ati ons in coordination with grading of the
northeasterly section of Unit Seven

* Realignment and timng of inprovenents of Bl ack
Mount ai n Road.

No attenpt has been made to provide a detailed projection of
resi denti al devel opnent since the nei ghborhood contains a very
smal | nunber of dwelling units vis-a-vis other precise plan
areas and because of the difficulty 1in predicting phasing for
the several small ownerships, particularily the undesignated
areas of the plan. It is likely that the major |andowner in
the area wll first choose to develop lands which drain
northerly to Gonzales Canyon. (Gading would be carried out
for the entire devel opment area rather than on a staged basis
in this particular area). Subsequent devel opment would |ikely
i nvol ve lands |ying between Black Mountain Road and the Del
Mar Hei ghts extension as well as snall ownerships |ying just
northerly of Del Mar Hei ghts Road.

Provi sion of Facilities

Public facilities will be provided as needed under the Public
Facilities Financing Program Provision of facilities will be
as follows:

e Streets, utilities, and drainage facilities wll be
constructed along wth resi denti al devel opnent,
ensuring sufficient capacity to neet residents'
requirements.

* Inprovenents to the community-wide street system w ||
be constructed in accordance with the Transportation
Phasing Plan for North Cty Wst, adopted by the City
of San D ego.

PUBLI C FACI LI TI ES FI NANCI NG

The North Cty Wst Comunity Plan requires that unit precise
pl ans address the financing of public facilities to ensure
their availability concurrent wth need. In addition, the
City Council has stated the follow ng:
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Devel opnent in the North Gty Wst area 1is contingent
upon necessary public facilities being financed by
property owners in that area by a charge against the |and
only in the planning area.

This requirement for a financing plan adopted as part of a
precise plan/plan district ordinance is reiterated in Counci
Pol i cy 600- 28.

The financing program for Unit Four-A is summarized bel ow and
is subject to refinement and adoption during City review of
the developnent plans and subdivision. The program wl|
conformto the Planned District Odinance and be incorporated,
when appropriate, in the Public Facilities Financing Plan for
North City West

e Facilities benefit assessnent against dwelling units,
or the equivalent, wthin the precise plan area for
public facilities and services, such as a library, a
fire station, a park, police protection and public
transit. Credits for construction of facilities are
optional.

e Standard subdivision agreenents to finance on- and
off-site  Inprovenents under the  conventiona
subdi vi si on process.

* Reinbursenent agreenents between developers and the
Gty TtTor the construction of I mprovenents to
community-wide Dbenefit or nei ghborhood-w de benefit.
Exanpl es of inprovenments include major and arterial
streets, water transm ssion pipelines, and sewer trunk
li nes.

Use of an assessnment district created under the |nprovenent
acts of 1913/1915 is optional. This district could be applied
to the precise plan area and wutilized to finance such
facilities as magjor utilities and perinmeter major streets.
QG her types of districts may also be considered.

The precise plan area should be included w thin the comunity
open space naintenance district in order to maintain and/or
operate the follow ng:

* Selected open space areas, such as the natural open
space preserve.

. Street nedi ans.
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CHAPTER 6 COVMUNI TY PLAN CONFORMANCE

The Unit Four-A Precise Plan is based on the goals and
proposals set out in the North Cty Wst Comunity Plan.
Throughout this precise plan document, references are nmade to

the Community Plan -- how the precise plan conforms, where
m nor modifications are introduced, and what the precise plan
specifies in greater detail than the Conmunity Pl an. Thi s

chapter addresses the conformance of the Unit Four-A Precise
Plan to the Community Plan on a general or conceptual basis.

NORTH G TY WEST GOALS

The North Gty Wst Community Plan sets forth five broad goals
to guide urbanization in the North Gty Wst Community. These
goals are stated below, along wth a brief discussion of
conpliance by this precise plan.

1. "To establish a physical, social, and economcally
bal anced community."
Devel opnent Unit Four-A will contain housing in the
density ranges specified in the Conmunity Plan. A

variety of primarily detached, single-family housi ng
products are anticipated within this density range.
An internal transportation system linked to the
community-wide network wll ensure nmobility and
access to all parts of the comunity.

2. "To establish self-containment and feeling of
community identity among the future residents of
North City West."

Devel oprment Unit Four-A constitutes an identifiable
nei ghborhood wunit of North Gty Wst. The nmjor
street and open space preserves create a distinct
devel opment area which sits above CGonzal es Canyon.
Access to the unit by vehicular traffic is restricted

to limted entrances, while the internal system
provides access to the various residential projects
and conmunity facilities. Unit Four-Awll tie to

other comunity elenents through circul ation I|inkages
and streetscape design.
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"To preserve the natural environment."

Resi denti al ~devel oprrent in Uni t Four-A is
concentrated in the developable portions of the
precise plan area. The natural open space areas

| argely preserve canyons, slopes, and native
vegetation proposed for open space in the North Gty
West  Community Pl an. Key overlook areas offer
w ndows into the npatural open space. The grading
concept maxi m zes view opportunities while preserving
the overall landform and contours artificial slopes
to create a natural appearance at conmuni ty
interfaces.

"To establish a balanced transportation system which
is used as a tool for shaping the urban environment."

Unit Four-A establishes an internal, neighborhood
oriented circulation systemlinked to the comunity
wide circulation net wor k. Auto, bicycle, and
pedestrian path systens provide access from wthin
t he nei ghborhood to conmunity activity centers, such
as the town center, high school, and future transit
termnal. The internal street systemis designed to
provi de a visually-enhanced street scene which is
punctuated by neighborhood open spaces and view
outlooks.

"To establish realistic phasing of devel opnment within
the community based on nmaximum wutilization of the
privately-financed public facilities."

The precise plan provides for the installation of
public facilities by property owners as required for
residential devel opnent. Financing of an adequate
circulation system and necessary public facilities is
described in the Public Facilities Financing Plan.

PRECI SE DEVELOPMENT PLAN CRI TERI A

The North Gty West Community Plan provides guidelines for the

contents

units.

and preparation of ©precise plans for devel opnent
These guidelines are restated below, followed by a

brief discussion of conpliance by this precise plan

1.

"The devel opnent unit precise plan nust be in genera
conformance with the North Gty West Community Plan
obj ectives and proposals in terns of overall density,
nei ghbor hood concepts, major open space delineation,
and major and collector street patterns.”

68



As indicated in maps and text, the precise plan is in
substantial conformance wth the objectives and
proposals of the North City Wst Community Plan. The
plan proposed very low density residential use for
certain "undesignated" areas wthin the Community
Plan. Such areas were considered devel opable but

| abel ed as undesignated areas until such time as
plans  could be presented showing how public
facilities and services could be provided. The

precise plan now indicates how these areas can be
served with facilities and services as Unit 4-A is
developed.

The precise plan nmust "illustrate the conplete
circulation system including local streets and
transit, and further indicate how the systemwl|
relate to the total North Cty Wst circulation
system."

Chapter 3 describes planned streets and possible
transit facilities and their ties to the total North
Gty Wst system

The precise plan nmust "illustrate a system of
separate bicycle and pedestrian pathways |inking the
nel ghborhood center wth the residential areas and
open space system and also illustrate how these
pathways can link to the town center.”

Chapter 3 outlines the major elements of the bicycle
systenland pedestrian path network within the precise
plan area.

The precise plan nust "contain data describing the
housing balance projected regarding the quantity
and/or proportion of low and noderate incone housing,
as well as a plan describing efforts to be nmade to
mai ntain an ethnic and racial bal ance."

The land use elenent addresses residential |ocation
and mx, as well as efforts in Unit Four-Ato
contribute to community-wide housing bal ance.

The precise plan must "contain a detailed design plan
for the layout of the neighborhood center including
shoppi ng area and uses, nei ghborhood school and park;
the City and |ocal school district nust agree to the
sites and design of the facility."

This guideline is not applicable to Unit Four-A since

an elementary  school and neighborhood park are
| ocated just to the south in Unit Four, and a future
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nei ghborhood shopping center is designated in Unit
he. No elenmentary school is provided, pursuant to
the School Facilities Master P an. No nei ghbor hood
shopping center was proposed in Unit Four-A by the
Communi ty Pl an. The City has determned that a
nei ghborhood park in Unit Four wl| adequately serve
the area. However, the nmmjor developer of Unit
Four-A is intending to devel op two passive recreation
areas to serve Unit Four-A

The precise plan nust "illustrate the timng of
necessary public facilities through the assessnent
district and fees approach to serve the development."

Chapter 5 outlines the phasing and financing of
public facilities to be provided through the Public
Facilities Financing Pl an.

The precise plan nust “contain an environnenta
| npact statement."”

The environmental inpact report for Unit Four-A
acconpanies this docunent.
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