
















































HERITAGE BLUFFS II 

Zone 

RS -M4 

RX·1· 1 

Heritage Bluffs 11 
Open Space Exhibit 

LEGEND 

.. RECREATION AREAS - 19.525 SF 

PRIVATE OPEN SPACE (RS-1-14 LOTS)- 188,693 SF' 

PRIVATE OPEN SPACE (RX-1-1 LOTS)- 228,209 SF' 

.. INTERNAL SLOPES - 90,000 SF 

.. PERIMETER SLOPES - 319.490 SF 

.. MHPAOPEN SPACE PRESERVE - 5,184,947 SF 

• • • STREET TREES - Not included in open space calculations 
1 Assumes 60% lol coverage with remainder as usable open space. 
2Assumes 70% lot coverage with remainder as usable open space. 

PER UNIT OPEN SPACE CALCULATIONS 

Min. Usable Total Min. Usable Open Total Open Spae. Total Open Space 
Open Space Open Space Space Provided Provided Per Unit Provided Per Unit 
Req. Per Unit Req . Per Unit Per Unit (Exel. MHPAI (Incl. MHPAI 

750 SF 1,500 SF 6.787 SF 6,787 SF 44 ,952 SF 

625 SF 1.250SF 2.288 SF 4,695 SF 35.175 SF 

Note: These areas are approximate . Actual private usable open space cannol be delermined 
until buildings are proposed. 

Fig. 2 OPEN SPACE EXHIBIT 

Zone 2 Brush Management 
Covenant of Easement 
(Grouped with MHPA) 

Zone 2 Brush Management 
Covenant of Easement 
(Grouped with MHPA) 
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HERITAGE BLUFFS II 

II. RESIDENTIAL DESIGN 

B. MHPAADJACENCY 

The design of the community of Black Mountain Ranch involved the 

creation and preservation of substantial areas of native habitat. One of 

the principle purposes of this large open space system is to preserve 

wildlife habitat. To minimize impacts and maintain the function of the 

Multi-Habitat Planning Area (MHPA), the project will comply with the 

MHPA adjacency guidelines located ·in Section 1.4.3 of the City's MSCP 

Subarea Plan. These guidelines include the following issue areas: 1) 

preventing drainage from flowing directly into the MHPA; 2) reducing 

the impact of toxics; 3) directing lighting away from the MHPA; 4) 

reducing noise impacts that may interfere with wildlife utilization of the 

MHPA; 5) implementing barriers to direct public access to appropriate 

locations and reduce domestic animal predation; 6) preventing the 

introduction of invasive species into the MHPA; 7) reducing fire hazards 

through brush management; and, 8) and ensuring that manufactured 

slopes are located within the development footprint. Additionally, off

trail access and use will be deterred through the provision of clearly 

marked access areas, well demarcated trails, and posted signage. 
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HERITAGE BLUFFS II 

Ill. STREETSCAPE DESIGN 

Consistent with the adopted Black Mountain Ranch Subarea Plan, access 

to the project site would be provided by extending access from the 

proposed development to the north, as provided for in the East Clusters 

VTM. All streets within the project would be public. 

All public right-of-ways are consistent with the City of San Diego's Street 

Design Manual. Streets are interconnected to provide alternative 

travel routes. Class Ill bicycle routes, where bicyclists share the road 

with motorists, will be provided on residential streets and identified 

with signage only. Typical street sections are included on the project 

plans for the Vesting Tentative Map for Heritage Bluffs II. 

The streetscape design for Heritage Bluffs II includes both drought 

tolerant and naturalized landscape treatment. The intent is to relate the 

landscape to the adjacent character or the open space rather than to 

reinforce the road network. Street trees will be large in scale, long lived, 

drought tolerant, low maintenance, and street tolerant. The landscaping 

for the streetscape system is illustrated on the Landscape Development 

Plan for Heritage Bluffs II (see the project plans). 

Driveway widths shall comply with City of San Diego Municipal Code 

Tables 142-0SL and 142-0SM. Parking will comply with Chapter 14, 

Article 2, Division 5 (Parking Regulations) of the City of San Diego 

Municipal Code. 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

A. DESIGN INTENT 

These guidelines are intended to establish standards for the single 

family homes and to ensure a high quality, aesthetically pleasing 

environment for the residents of the Heritage Bluffs II community. 

More specifically, the objectives of these guidelines are to: 

• Provide guidance to developers, builders, engineers, architects, 

landscape architects, and other professionals during the 

implementation and construction phase(s) of the project. 

• Provide a framework for the preparation of Covenants, 

Conditions and Restrictions. 

• Provide guidance in formulating precise development plans and 

all residential components of the project. 

• Provide the City of San Diego with the necessary assurances 

that Heritage Bluffs II will be developed in accordance with the 

quality and character proposed in this document. 

These guidelines are intended to be flexible and are, therefore, 

illustrative in nature. The guidelines are intended to accommodate 

changes in lifestyles, buyers' tastes, economic conditions, community 

desires, and the marketplace. Some sections are purposefully and 

inevitably generic to allow creative implementation of the guidelines 

based on the specific circumstance being addressed. In these 

circumstances, it is anticipated that when more in-depth marketing 

studies have been completed for individual neighborhoods, designs of 

the generic sections will respond to the market conditions existing at 

the time of construction. 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

The intent of these guidelines is to provide architectural direction for 

residential elements (single and multi-family) while utilizing existing City 

of San Diego residential zoning classifications with appropriate 

deviations to meet the objectives of the project. 

Written summaries and graphics or exhibits address the design of 

specific and typical community elements within Heritage Bluffs II. 

B. PROJECT DESIGN THEME 

The architectural design themes for Heritage Bluffs II have been created 

by integrating the historically rural setting of the Heritage Bluffs II site 

with the rich and varied architectural forms and styles associated with 

traditional European and early California design. This broad project

wide theme provides a related, yet varied palette of architectural styles 

intended to allow the project to establish its identity, while remaining 

consistent with the overall development concept. The Architectural 

Design Guidelines are intended to form a distinctive community offering 

a high quality environment and clear identity. 

C. ARCHITECTURAL STYLES 

The architectural theme for Heritage Bluffs II finds its roots in the 

neighborhoods of old Pasadena, Mission Hills, and south Sacramento. 

These fine old communities provide a living example of a varied, eclectic 

collection of architectural styles. In these neighborhoods we find a 

collection of differently styled architecture existing harmoniously side

by-side. These collections were unified through strong street tree 

programs and through the use of colors that are fairly similar in 

intensity and value. This mix of styles will vary from one housing type to 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

another to help provide visual distinction between homes. It is not, 

however, the intent of this document to establish such a clear 

distinction between housing types, rather a subtle distinction found in a 

variation of the size, mix, type of detailing and colors. 

Four architectural styles have been selected for Heritage Bluffs II to 

create cohesiveness within the development and to provide 

compatibility with adjacent homes. Each housing type shall contain one 

or more of these architectural styles. The four proposed architectural 

styles are discussed below. 

1. Santa Barbara 

Introduced to San Diego during the Exposition of 1915, this style is 

adapted from the architecture of Andalusia in southern Spain and was 

popularized in Santa Barbara during the 1930s. A typical elevation 

illustrating the Santa Barbara Mediterranean Style is shown on Fig. 3. 

Architectural design elements which typify Santa Barbara 

Mediterranean are shown on Fig. 4. 

2. Spanish Colonial 

The Spanish Colonial architectural style is similar in scale and massing to 

the Santa Barbara and has its roots in the architecture of southern Spain 

and colonial Mexico. It is the also adapted from the haciendas of Mexico 

and the ranch houses of early California. Conceptual sketches 

illustrating the Spanish Colonial architectural style and design elements 

are shown on Fig. 5 and Fig. 6. 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

3. Monterey Ranch 

This style is a combination of the Spanish Adobe Ranchos of early 

California with the Eastern Seaboard detailing imported by the early 

settlers of Monterey. This free revival of the Anglo-Influenced Spanish 

Colonial houses of northern California is shown in the elevation on Fig. 

7. Conceptual sketches which illustrate the Monterey Ranch 

architectural design elements are shown on Fig. 8. 

4. Italian/Tuscan 

This style is a more formal and ornate adaptation of the Mediterranean 

vernacular, with details derived from the houses and villas of the Italian 

region of Tuscany. An elevation typifying the Italian/Tuscan 

architectural style is shown on Fig. 9. Conceptual sketches of the 

architectural design elements are shown on Fig. 10 

SINGLE FAMILY 

Fig. 3 SANTA BARBARA 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

The Santa Barbara Architectural Style is characterized by simple massing 

of stucco walls, barrel tile roofs, and deep-set openings. The simple 

forms are accented with accents of elaborate details such as wrought 

iron balconies, pot shelves, tile or stone surrounds and wood porches. 

Courtyards and patios are common entry features. 

*RECTANGULAR WINDOW *RECESSED 

WITH SURROUND DOOR 
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HERITAGE BLUFFS II 

*QUATRE FOIL DETAIL 

*PORTICO 

Fig. 4 SANTA BARBARA DETAILS 

SINGLE FAMILY 

Fig. 5 SPANISH COLONIAL 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

The Spanish Colonial revival style is a collection of Spanish-influenced 

sub styles. Designers were inspired by a number of sources such as the 

adobe and colonial buildings of early California and even Moorish, 

Medieval Spanish and Italian Architecture. Some identifying features are 

the use of Arches, Courtyards and Large, Distinctive, sometimes Arched 

Feature Windows on the Front Fat;ade. 

*ARCHED WINDOW 

TREATMENT 

g, 
t::t? 

*COLUMN 

SUPPORT 
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*ARCADE PORCH 

Fig. 6 SPANISH COLONIAL DETAILS 
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SINGLE FAMILY 

Fig. 7 MONTEREY RANCH 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

The Monterey Ranch Style is a revival of the Anglo-Influenced Spanish 

Colonial Houses of Northern California. It is a fusion of Spanish Eclectic 

and Colonial revival details. Some identifying features are low pitched 

roofs with second story balconies that are usually cantilevered and 

covered by a principle roof. 

* SHUTTERED WINDOW 

*FRENCH DOORS SECOND 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

FLOOR WOOD BALCONIES 

*DOOR SURROUNDS ABSENT 

OR SIMPLE COLONIAL 

Fig. 8 MONTEREY RANCH DETAILS 

SINGLE FAMILY 

Fig. 9 ITALIAN TUSCAN 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

The Italian Tuscan style is inspired by the magnificent heritage of rural 

houses and buildings in the Mediterranean Region of Europe. In The 

Italian Tuscan Architectural Style, the massing is generally more 

simplified than the other Spanish influenced Architectural Styles. Ornate 

details of dressed stone accents and roof soffits are a typical feature. 

With features of thickened walls, arches, brick or stone facing, shutters 

and clay roof tiles. 

*ORNATE BALCONY *BOXED EAVES/ 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

*ORNAMENTAL 

LIGHTING 

AWNING 

*BALUSTRADE PORCH 

Fig. 10 ITALIAN TUSCAN DETAILS 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

D. ARCHITECTURAL DESIGN 

STANDARDS AND REQUIREMENTS 

1. Building Materials: Building materials and colors should 

complement the natural, climatic and architectural environment 

of Heritage Bluffs II. When appropriate for the architecture or 

application, construction materials may be left in their natural 

state and allowed to weather and blend into the natural 

environment. All material should be durable and require little 

maintenance. Large expanses of flat, windowless wall planes 

that are not articulated by materials should be avoided. 

Contrasting materials may be employed in areas in which 

special emphasis is desired, such as building entrances and 

patios. Masonry and brick may be used to provide vertical and 

horizontal accents, such as chimneys and architectural banding 

on buildings. 

Acceptable build'1ng mater'1als include, but are not limited to: 

• Composite siding of varied appearance, including rough 

sawn wood (4x or larger) 

• Board and batten 

• Concrete, including tinted and stamped concrete 

• Concrete tile roofing 

• Varying textures of stucco or plaster finish 

• Stucco-covered block, including masonry walls 

• Stained or sack finished concrete slump block walls 

• Rock and stone (including veneers) 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

• Mission-tile roofing 

• Brick and used brick, in natural browns, tans, beiges and 

subdued shades of red. 

Discouraged materials include the following: 

• Blue or green tile roofs 

• Brightly painted steel roofs, excepting painted, steel 

accent trim, which is permitted 

• Galvanized steel 

• Fiberglass 

• Painted brick and stone 

• Aluminum or vinyl/plastic siding 

• Asphalt shingle roofing. 

2. Colors: Primary building palettes including paints and stains 

should be subdued and limited primarily to neutral colors, grays 

and light to medium earth tones and should be appropriate for 

the architectural style. Compatible accent colors and pure hues 

are encouraged when limited to moldings, doors, window 

frames, fascias, awnings, shutters, cornices and accent rim. 

Contrasting materials, textures and colors may be used to add 

emphasis to entry areas and significant architectural features. 

Wood may be treated with transparent stains or paints. 

3. Building Mass, Form and Scale: Residential buildings in 

Heritage Bluffs II should be des'1gned to blend in with their 

surroundings. The apparent mass of buildings can be reduced 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

through the implementation of one or more of the following 

techniques: 

• Use patio walls and balconies to break-up the 

monotony of exterior walls. 

• Utilize projections and recesses to provide shadow and 

relief at exterior walls and roof areas. 

• Combine one and two-story architectural elements 

within facades. Elevation changes, roofline variances, 

step-backs and other architectural relief is encouraged. 

• Utilize a variety of floor plans to create variations in 

elevations and rooflines. 

• Use handcrafted details such as knee-braces, columns, 

and multi-paned windows where appropriate to the 

architectural style. 

• Provide overhead structures (porches, trellises, 

pergolas, etc.) at entr'1es. 

• Use varied roof forms, provide interest by jogging the 

roof lines, varying plate lines and roof heights, including 

pop outs and gabled roof forms. Use a variety of roof 

colors in each neighborhood. 
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HERITAGE BLUFFS II 

IV. ARCHITECTURAL DESIGN GUIDELINES 

• Maintain a strong indoor/outdoor relationship. 

• Recess windows and doors to provide depth. Accent 

trim and color-divided window lights and raised panels 

are examples of detailing that provide individuality and 

interest. Awnings are permitted, if they are consistent 

with the overall architectural style of the building. 

• Fully integrate garage doors into the design of the 

architecture. They should be simple in design and 

recessed from adjacent walls. Accent colors may be 

used to compliment the architecture and provide visual 

variety along streetscapes. Recessed garages and side

entry garages are encouraged to further vary the 

streetscape. 

• Use balconies to break up wall masses and to take 

advantage of views of the surrounding open space, 

ocean views and hillside areas. Materials should match 

those used on the main buildings. 

• l<eep private walls and fences consistent with 

community wall themes and compatible with the 

architectural style of the buildings. Foreground 

plantings, indigenous vines, and espaliers are strongly 

encouraged to soften stretches of walls and fencing. 

• Screen from public view mechanical equipment, such as 

air conditioning equipment, soft water tanks, gas 

meters and electric meters. 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

• Where possible, conceal gutters and downspouts with 

architectural features. Gutters and downspouts should 

not be located in walls. If they must be exposed, they 

should be designed as a continuous architectural 

feature, painted to match the adjacent building surface. 

All flashing, sheet metal, vent stacks and pipes should 

be painted or colored to match the adjacent building 

surface. 

• When used, skylights should be designed as an integral 

part of the roof. Their location and color should be 

related to the building. 

• Solar panels are encouraged and should be integrated 

into the roof design, flush with roof slopes. Frames 

should be colored to compliment the roof. Support 

solar equipment should be enclosed and screened from 

view. 

• Solar heating shall be used for pools in recreation areas. 

• Use patio trellises, pergolas and other exterior 

structures to soften building mass, provide shade and 

define spaces. As with main buildings, clean forms are 

encouraged, using materials and colors complimentary 

to building architecture and project design themes. 

Building Elevations: Buildings facing streets, project entries, auto 

courts, and major open spaces will be seen from numerous 
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HERITAGE BLUFFS II 

JV. ARCHITECTURAL DESIGN GUIDELINES 

angles. Therefore, they should be well-detailed and distinctively 

articulated. 

Special priority including architectural enhancements and 

articulation such as balconies, shutters, banding and window 

trim are recommended on rear and side building facades that 

can be seen above community walls adjacent to public streets. 

Likewise, major rear and side building entrances on commercial 

and community facility structures, should receive treatment 

sim'1lar to front or main building entrances. In addition, long 

stretches of unbroken exterior walls are discouraged in favor of 

articulated elevations with projections, recesses, windows, 

doors, and specialized architectural detailing. 

5. Roofs: Roofs should serve as major structural and architectural design 

elements. A variety of roof types are permitted and encouraged within 

the project. Roofs should be consistent with the product-type 

architectural concept and the style, materials and scale of the building. 

Roof overhangs are encouraged, as are solar panels and skylights, 

provided that they are designed as an integral part of the roof form. 

As it relates to styles, a variety of roofs shall be permitted and 

encouraged, including hip, gable and shed roofs. Roof pitches of 3:12 to 

6:12 are permitted. Mansard, Gambrel and flat roofs are not permitted 

on single family construction, except as accent elements where 

appropriate for the architectural style. Mansard roofs and small areas 

of flat roofs may be permitted provided that the use of a flat roof style 

is consistent with the architectural style of the building, and the 

majority of the roof includes a sloping condition consistent with the 

chosen architectural style. Flat roof areas should have a roof surface 

material colored to match the primary roofing material. In the RX zone, 

at least 30 percent of the units shall have roof designs that vary from 

the remainder of the dwelling units (Sections 131.0463). Roof heights 

and planes should vary to create interplay between the roof and the 

walls of the structure. 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

Acceptable roofing materials include, but are not limited to; clay, tile 

and concrete tile and synthetic shakes. Tile shapes include S-Tile, 

Barrel, Flat, Slate, Italian and Low Profile. Unacceptable roofing 

materials include wood shakes and composite asphalt shingles. 

Accessory structures shall be architecturally compatible in style with the 

primary residence. They should have roofs similar to or compatible with 

the primary or major structure they support. There is no minimum roof 

pitch required for accessory structures. Flat roofs on accessory 

structures are permitted. 

Roofing trim materials should be of similar materials and 

complementary colors. Acceptable materials include clay and concrete 

tile. Composition plastic and wood roofing materials are prohibited for 

aesthetic and fire safety reasons. 

Roof vents and appurtenances should be painted to match the roof 

color. 

All roof-mounted mechanical equipment shall be screened from view by 

parapets or architectural features. 

6. Chimneys: Chimneys and spark arrestors should act as major 

thematic forms and vertical elements in the architecture. Caps on 

chimneys should have low profiles; they should not be visually 

distractive. Acceptable building materials include stone veneer, brick 

(including used brick), stucco and wood. 

7. Door and Windows: By varying the spacing, sizes, shapes, and 

locations of door and window openings in building facades, structures 

may be made more visually interesting and attractive. It is especially 

important to vary the placement of doors and windows on buildings 

located in close proximity to each other in the same development. In 

addition, windows and doors may be recessed into or projected out of 

structures to emphasize important areas of the building. 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

To further enhance the individual identity of each structure, window 

boxes and built-in planters may be utilized. However, all such 

containers must be easily accessible for plant maintenance. 

Windows, frames, mullions and door frames shall be color coordinated 

with the rest of the building. Windows with divided light patterns shall 

be carried through on all building elevations, and a variety of divided 

light patterns should be used in each neighborhood as appropriate to 

the architectural style. Doors may be somewhat ornate and include 

inset panels, carvings and/or window panes. 

8. Garages: Alternative garage configurations such as those listed 

in this section shall be utilized in the single-family lots. 

a. Garage setbacks shall be measured to the face of door 

from the right-of-way line in the case of a public street. 

Roll-up garage doors are required. Architectural 

projections may encroach into the setback a maximum 

of 18 inches for garages (Fig. 11). 
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STREET 

' ' SIDEWALK Tl . ' 

r---; ~! 

'I 11 !<> 
Ul "' ARCHITECTURAL 01 

PROJECTION , :S 
18" MAX \ ~ 

Fig. 11 Garage Setback 

b. When three-car garages are provided, a variety of garage 

configurations may be used to improve the street scene of master plan 

neighborhoods. Examples of different siting configurations for garages 

include the following: 

i. Side-Loaded Garages - Side loaded garages may turn the garage 

90 degrees to hide the doors from the street. Careful attention should 

be paid to the articulation of the street-facing portion of the garage 

(Three Car Swing-in Garage, Fig. 12). 
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Fig. 12 THREE-CAR 

SWING-IN GARAGE 

ii. Split Garage - In this configuration a one- car 
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and a two-car garage are split to provide a 

variation on the street-facing fa~ade. Either 

the one or two-car garage is turned 90 

degrees to the street to minimize the 

appearance of garage doors from the street 

(Fig. 13). Careful attention should be paid to 

the articulation of the street-facing portion 

of the side-loaded garage. 
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Fig. 13 THREE-CAR SPLIT 
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SWING-IN GARAGE 

iii. Three-Car Garage with Tandem Parking- This garage configuration 

minimizes door openings while parking two cars in line with one 

another. Additionally, the configurations can be shallow recessed or 

deep recessed depending upon the lot size (Fig. 14). 

iv. Attached, Deeply Recessed Garage - In this configuration, the garage 

is located behind the house, but is accessed from the street as seen in 

some older residential neighborhoods. To further de-emphasize the 

garage fa,ade, a porte cochere can be provided to create a gateway into 

a courtyard shared by the garage (Fig. 15). 

v. Detached, Deeply Recessed Garage - The detached garage is deeply 

recessed, preferably with a po rte cochere providing a enhanced street 

scene. A "recessed garage" must be located a minimum of 5 feet behind 

habitable area of the front fa,ade. 
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PORTE I 
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Fig. 14 THREE-CAR TANDEM GARAGE 

WITH ENTRY ARBOR 
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Fig. 15 DEEPLY RECESSED GARAGE 
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IV. ARCHITECTURAL DESIGN GUIDELINES 

9. Porches, Arcades and Entryways: Entrances to buildings should 

be clear and easily recognizable. Covered entrances, porches 

and arcades are desirable, because they serve to identify 

entrances and provide front-yard and side-yard elevational 

differences. Front entrances should be designed as significant 

architectural features. Porches and entryways may be used to 

visually break up large, monolithic buildings into smaller units, 

more in keeping with the desired human scale. Porches may be 

used on buildings of two of more stories as a transition from 

nearby one or two story structures. Porches may be constructed 

of wood, stucco, stone, brick, and other similar materials. 

Decorative wrought iron railings are permitted and acceptable. 

Porches for single family residences shall have a depth of six 

feet and a minimum width of ten feet. 

10. Balconies and Overhangs: Balconies and overhangs are 

desirable elements of a building, because they provide 

arch"1tectural interest even when not serving a practical 

purpose. Balconies and overhangs add visually to a structure by 

breaking-up wall masses, offsetting floors and creating a sense 

of human scale. Balcony railings may be constructed of wood, 

masonry, decorative metal and/or stucco. Balcony railings may 

be solid, if desired. Accent tile may be used in moderate 

amounts. Pipe railings should not be used. In all cases, 

balconies, overhangs and arcades should be designed such that 

detailing, form, color and materials are similar and/or 

compatible to the main structure. 
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V. LANDSCAPE DESIGN 

The landscape philosophy of the project focuses on blending people, 

structures, and open spaces into a harmonious and aesthetically 

pleasing residential community which places primary emphasis on the 

preservation and enhancement of natural topography and native 

vegetation. Landscape Design Criteria have been developed to 

implement this philosophy and address technical aspects of the natural 

and built landscapes, which are consistent with the Landscape 

Guidelines (Append"1x B) of the Black Mountain Ranch Subarea Plan. In 

addition, Landscape Design Criteria are established for specific 

development elements such as walls and fences, signage, and lighting. 

A. LANDSCAPE DEVELOPMENT PLAN 

The landscape development plan is identified on the project plans for 

Heritage Bluffs II. The primary goal of the landscape design is to unify 

and complement the exisfing native vegetation in the area. The 

treatment for the interior shall be ornamental in nature, fire-resistant, 

and compliment the building architecture. 

All landscaping within the project shall conform to the standard 

horticultural practices, the City of San Diego Land Development Manual, 

Landscape Standards, and all other applicable city and regional 

standards for landscape installation and maintenance. 

B. PROHIBITED PLANT PALETTE 

Refer to Table 1 Section 2, Prohibited Plant Palette, located in Appendix 

B of the Black Mountain Ranch Subarea Plan. This table includes a list of 

plant species with characteristics which are potentially destructive to 

native vegetation and open space by reason of profuse and noxious 

pollen, excessive height, weed-like characteristics of excessive growth, 

high water demands, and other undesirable traits. Under no 

circumstances shall any plant listed on the prohibited plant palette be 

planted within the Heritage Bluffs II project. Moreover, these species 

will periodically be eradicated when found in substantial quantity in any 

area of the project. Due to the environmentally sensitive nature of this 

project site, the following species included in Section 1 of the Approved 

Plant Palette of the Black Mountain Ranch Subarea Plan will not be 

allowed: 
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Potentially Invasive Trees - Schinus molle and Ulm us parvifolia 

Potentially Invasive Shrubs/Groundcover-Acacia baileyana, A. 

longifol'la, Cistus landan·1ferus, C. creticus, C. salviifolius, C. 

monspeliensis, C. ladanifer, Cotoneaster pannosa, C. lacteus, Echium 

fastuosum, Gazania linearis (G. longiscapa), Hedera helix, H. canariensis, 

Hypericum canariense, Limonium perezii, and Prunus lyonii. 
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V. LANDSCAPE DESIGN 

C. APPROVED PLANT PALETTE 

Refer to Table 1Section1, Approved Plant Palette, of the Black 

Mountain Ranch Subarea Plan for the Approved Plant Palette. Any 

species not contained in the list of approved plants shall not be used 

without the written approval from the Heritage Bluffs II Home Owner's 

Association and the City of San Diego. 

D. SLOPE REVEGETATION 

All graded slopes will be promptly revegetated in compliance with City 

requirements and in conformance with the overall landscape 

development plan. Refer to Table 2 in Appendix B of the Black Mountain 

Ranch Subarea Plan for the revegetation plant palette. 

E. IRRIGATION STANDARDS 

All irrigation systems shall conform to the Citywide Landscape 

Regulations SDMC 142.0403(c) and all other applicable City and regional 

standards for irrigation installation and maintenance. Irrigation systems 

shall be designed so that separate areas of maintenance responsibility 

are metered and controlled independently. 

All permanent irrigation systems will be below ground, automatically 

controlled, and in full compliance with building code requirements. The 

irrigation system will utilize reclaimed water to the maximum extent 

available and permissible. Water conserving systems such as drip 

irrigation, moisture sensors, low gallonage heads and matched 

precipitation rate heads will be used. Temporary irrigation systems in 

naturalized or native areas may utilize above ground systems. All 

backflow control devices will be located or screened from public view. 

Habitat areas in the riparian zone will be watered with a combination of 

overhead spray and drip emitters. The riparian zone system will be 

installed permanently but used only during initial plant establishment. 
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V. LANDSCAPE DESIGN 

F. MAINTENANCE 

All required common landscape areas shall be maintained by the 

Homeowner's Association. The landscape areas shall be maintained free 

of debris and litter and all plant material shall be maintained in a 

healthy growing condition. Diseased or dead plant material shall be 

satisfactorily treated or replaced per the conditions of the permit. For 

crime prevention purposes, canopies of mature trees should be 

maintained at least 8 feet above the ground. Bushes should be trimmed 

to less than 3 feet except where privacy or environmental noise 

mitigation is a primary concern, or where higher plants would not block 

any views, lighting, or provide hiding places. 

Residential property owners will be required to maintain landscaping 

within their lot in conformance with the criteria in CC&Rs which will be 

established and admin'1stered and enforced by the Homeowners 

Association. 

Lots 0 and P will be City-owned open space maintained by the City of 

San Diego in accordance with its standards. Lot Q will be Open Space 

MHPA conversed, owned and maintained by a Habitat Manager. 

G. OPEN SPACE SYSTEM 

The components of the open space system include native and 

naturalized riparian areas. In order to minimize impacts to sensitive 

lands and promote the objectives of the City of San Diego Multiple 

Species Conservation Program, no public access to the open space 

preserve is permitted except along the existing trail that traverses open 

space Lot P. This trail will remain. 

H. WALLS AND FENCES 

Walls and fences of a variety of materials may be used for privacy and 

security as well as to delineate MHPA open space areas, private areas, 

service areas, and auto-courts. Walls and fences shall be an extension of 

the colors and materials of the architecture. The following criteria will 

apply to walls and fences: 
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Walls and fences shall comply with Chapter 14, Article 2, Division 3. Any 

deviations shall be addressed. 

V. LANDSCAPE DESIGN 

1) Long straight lines, over 100 feet in length, offences or 

walls must be avoided through the use of staggered, offset, 

or curved wall sections. 

2) Long uninterrupted wall faces, over 100 feet in length, must 

be avoided through the use of periodic columns, offsets, 

panels, or semi-open areas, and changes in materials. 

3) Chain link fences may only be used in areas not visible from 

common open space and public streets. When used, chain 

link fences must be vinyl coated and/or vine covered. Vine 

covered fences are only permitted outside of required 

brush management zones. 

4) Grapestake fences are not allowed. 

5) Unfinished concrete block is not allowed. 

6) Acceptable wall or fence materials include split rail or wood 

pole rail, natural stone or fractured concrete ruble, stucco 

covered block, adobe, wrought iron or steel pickets, split 

face block, slump block, brick, glass, combination 

block/glass, or fully planted crib walls. 

7) Fences in areas of grade change must be periodically stair

stepped. 

8) Fences and walls bordering or fronting open space or other 

common areas shall be designed to be compatible with 

fences and walls on adjacent private properties. 

9) Solid or open fences and walls may run along side yard 

property lines from the street/front yard setback to the rear 

yard setback on any lot. 

10) Solid or open fences and walls may run along side yard and 

rear yard property lines adjacent to other developed or 

private properties, i.e. interior lots. 

11) Retaining walls shall be designed either as visual extension 

of the main structure on the property with regard to 

materials, color, and details, or as natural landscape 

elements blending with the setting. 
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12) Fences or barrier plantings are required between the 

developed portion of individual residential lots and public 

MHPA open space lots. 

V. LANDSCAPE DESIGN 

I. SIGNAGE 

All s·1gnage, as well as monumentation, within the Heritage Bluffs II 

community will conform to the City of San Diego sign regulations and 

must have the approval of the Heritage Bluffs II Homeowner's 

Association. 

Materials for permanent signage will use unitized stone, concrete, 

stucco, masonry, brick, and wood, consistent with the entry 

monumentation and wall and fence finishes. 

Community-Wide Signage: Permanent community-wide signage 

includes signs and street fixtures normally found in the public rights-of

way. These signs and fixtures are treated in a unique and uniform 

manner throughout the community and form a fabric of common 

elements which create an indirect statement of identity and contribute 

to the sense of place within the Heritage Bluffs II community. These 

signs will follow the pattern established through the implementation of 

the Black Mountain Ranch Vesting Tentative Map 99-1054. 

Public Facilities Signage: Permanent public facilities signage includes 

signs for open space. 

Residential Signage: Permanent residential signage includes 

neighborhood identification signs, project identification signs, 

secondary site signs, and address signs for single-family projects. All 

residential signs shall be designed so as to bridge the project and the 

community. Relationship to the character of the project is maintained 

by drawing materials, colors, and details from associated architecture. 

Temporary Signage: All temporary signage must be approved for a 

specific period of time, with permits renewable annually thereafter. 

Materials, colors, type style, details, and finishes will be compatible with 

permanent signs. Temporary signage includes: community and 
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marketing identification signage, future facilities signage, commercial 

marketing signage, real estate signage, subdivision directional signage, 

and model complex directional signage. Signage to be removed 

promptly upon termination of permitted use. 

V. LANDSCAPE DESIGN 

Entries: The neighborhood entrances to Heritage Bluffs II may 

incorporate monument signage that will integrate with the open, 

naturalistic landscape character. Primary materials may include 

indigenous boulders with incised or pin mounted lettering and accent 

lighting. Entries will be treated as ornamental areas. 

J. LIGHTING 

The need for adequate lighting to assure the safety and security of the 

residents of Heritage Bluffs II is recognized. Within the limits of safety; 

however, the intensity of exterior lighting shall be kept to a minimum to 

promote a rural character and limit impacts to the wildlife which will 

occupy the extensive open space system in the entire Black Mountain 

Ranch community. In general, exterior lights shall be directed 

downward and the light source shall be shielded. Development of 

properties immediately adjacent to natural open space areas shall be 

specifically designed so that light or glare shall not be cast on the open 

space lots. 

K. BRUSH MANAGEMENT 

The Brush Management Program described in this section implements 

the City of San Diego's Brush Management Regulations found in Section 

142.0412 of the Land Development Code, which establishes a means of 

providing fire safety in the landscape for public or privately owned 

premises that are within 100 feet of a structure and contain native or 

naturalized vegetation. The Brush Management Plan is identified on the 

project plans for Heritage Bluffs II. Two distinct brush management 

areas referred to as "zone one" and 11zone two" provide an effective 

break between all structures by providing an effective fire break 

between all structures and contiguous areas of native or naturalized 

vegetation. Brush management zone one is the area adjacent to the 

structure and shall be the least flammable. It shall consist of pavement 

and permanently irrigated ornamental planting. Brush management 
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zone one shall not be allowed on slopes with a gradient greater than 

4:1. Brush management zone two is the area between zone one and any 

area of native or naturalized vegetation and shall consist of thinned, 

V. LANDSCAPE DESIGN 

native, or non-irrigated vegetation. Maintenance of brush management 

lots shall include the removal of invasive species. 

Management and maintenance of brush management lots will be the 

responsibility of the Heritage Bluffs II Home Owners Association and 

shall be conducted in strict conformance with the plan as set forth on 

the project plans for Heritage Bluffs II. Compliance with these guidelines 

shall not be construed as a guarantee against any damage, destruction, 

or loss of property that may be caused by brush fire. 
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VI. IMPLEMENTATION 

The Heritage Bluffs II Design Review Guidelines will be implemented by 

both the Heritage Bluffs II Homeowner's Association and the City of San 

Diego. Of the processes described in this section, nothing is intended to 

supersede or supplant the responsibility of municipal authorities duly 

authorized to issue construction permits within Heritage Bluffs II. 

Heritage Bluffs II Homeowner's Association: The Heritage Bluffs II 

Homeowner's Association (HOA) will oversee the maintenance and 

operation of community-wide facilities within the project boundary, 

including but not limited to, brush management areas, open space area, 

signs and monuments, etc. 

The HOA shall also be responsible for the aesthetic review and approval 

of all room additions, patio covers, decks, patios, and other structures 

requiring a building permit within the Heritage Bluffs II development. All 

future room add'1tions by homeowners shall comply with the standards 

within the architectural guidelines section of this document. This shall 

be clearly stated in the Master CC&R's for this project. 

The HOA will be responsible for administering the Heritage Bluffs II 

covenants, codes, and restrictions (CC&Rs). These shall be recorded 

prior to the sale of any home-site to an individual. Note that the City of 

San Diego has no role in the administration or enforcement of CC&Rs. 

City of San Diego: Prior to the submittal of an application for any 

building permit to the City of San Diego, the developer shall submit an 

application for Substantial Conformance Review to the Development 

Services Department. Application requirements for a Substantial 

Conformance Review can be obtained from the City of San Diego 

Development Services Department. The Development Services 

Department will review the architecture for consistency with the 

Vesting Tentative Map, Site Development Permit, and Design Guidelines 

for Heritage Bluffs II. A Substantial Conformance Review is a Process 

One staff-level decision. If the Development Services Department does 

not find the plans to be in conformance, an amendment to the Vesting 

Tentative Map and Site Development Permit will be required consistent 

with the City of San Diego's process guidelines. 
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VI. IMPLEMENTATION 

Following Substantial Conformance Review and approval, an applicant 

may apply for a building permit through the City of San Diego 

Development Services Department. 

The developers of Heritage Bluffs II are obligated to install certain public 

improvements as part of project development. The requirements for 

these improvements are established in the conditions of approval for 

the Vesting Tentative Map and Site Development Permit. The phasing 

requirements of these conditions may affect the timing of building 

permit issuance. Individual home builders are encouraged to determine 

what effect, if any, infrastructure phasing may have on the timing of 

building permit issuance for their property prior to applying for a 

building permit. 
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