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INTRODUCTION
PURPOSE

The North City West Community
Pian requires the preparation of
individual Precise Plans for each
Development Umit prior o pro-
ceeding with grading, zone
changes, and tentative maps. The
purpose of this Precise Plan,
beyond describing the Plan'e can-
formanee to the Community Plan's
five general goals and tha asso-
ciated individusal plan elegwment
objectives, 12 also to provide
guldelinea for the development of
the Town Center Precise Plan
Coit.

This documant s divided i{inco
four sectlionms. The firat section
introducee the Plan, discusaing
the history and regulrements of
the plan processing within the
Community Plan's framework. It
also briefly degcribea the loca-
tion and setting of &the Precise
Plan area., The folloewing sectilion
titled, Plan Elementa, describes
the Individual plan .elements;
land use, eirculation, and public
anarvices and facllities, in terms
of s8ize, locaticn, development
character, density or intensity
of use, and relationship to adja-
cent uses. Included with the
respective plan elewment descrip-
tion is & dfscussion of the
Precise FPlan's conformance with
the HNorth City West Community
Plan objectives. The third sec-
tian, Design Element, describes
and illustrates the design
concepts and oblectives for the
Town Center Preclse Plan Unit.

The Deaign Element will gulde
deslgnera, developere, and rtre=-
viewing agencies in implementing
the Pracise Plan. The fourth and
final wmection titlad, Plan Imple=-
nentation, discusees the finane-
ing programa, development con-
trola, and ©phasing assaclated
with the Town Center Preclse Flan
Unlt.

Companion dacumenta to the Pre-
cige Plan include the Horth Clty
West Planned Diatriect Ordinance
{PDD), the accompanying Environ-
megntal Impact Report (EIR), che
the North City West Public Facil-
ities Financing Flan, the B5chool
Facllities MWaeter Plan, aud the
Carmel Valley Precise Plan Design
Element. The PDQ and Precise
Plan Design Element section asta-
klish the procedutes and stand-
ards for City review of land
development within the Precise
Plan area. The EIR cites the
existing conditions in the pre-
cige plan area, anticipated im-
pacts of development and the
assoclated mitigation measures.
The Publis Facilities Financing
Plan governa the financing, tim-
ing of development, &nd mainta-
nancs of public Facilities.
Procedures for the prevision of
schools Ls outlined in the School
Facilitiem Master Plan., Figure }
flluastrates the steps in the
planning process leading to de~
velophent within the Precise Plan
Unit.
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LOCATION

[
The Town Center Precise Plan Unit
is located within the North City
West Community, a designated
conswunity planning area in the
northern portion of City of San
Diego. Several astaebliahed com=-
mucities are located in the
general vieinicty of the Precise
Plan TUnic. Approximately two
miles to the west L8 the town of
Del Mar which is bordered bdy the
Pacific Ocean. Solana Beach and
Rancho Santa Fe are to the north.
La Jolla is to the southweat of
the community. Interstate Five
{(I~5) 1s approximately one mile
wagt from the center of the Fre-
cige Plan area., Figure 2 illuse-
tratee the Preciege Plan Unit's
subreglonal location.

Within the Korth City West
community t¢he Town Center 18
bordered by three major arteri-
als; Del Mar Heights Road on the
northern edge, Bl Czmine Real teo
the west and Carmel Counkry Road
ta the east. Development Unit
Six, a tresidential neighborhoed,
immediately borders the Precise
Flan fUnit to the south. The Town
Center's location adjacent to the
three major arterials places 1t
at what wmight be called “the
crossraads of the communlty”.
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COMMUNITY PLANNING CONTEXT

The San Diega City Councll
adopeced the Korth City West
Community Plan on February 27,
1975, =after several years of
study 4into the dmplication of
urbanizatioe of the North City
Weat area. The Korth Clty Wesat
Community Plan was prepared aa a
development guide for a planned
new copmunity, based on the City
of San Diego urbanization poli-
cles. An important slement of
the Plac is a phesed development
program., The phased development
program eusures the timely pro-
vision of adequate public facili-
ties within the Plan area.

A number of planning principles
wete creatad to gulde the
development of the community.
These ptinciples were intarpretad
into grneral gcals. The
following five general goals
atated 1in the Community Plan
saupmarize the overall adopted
planning approach for North City
West.

1. Te eatablish a physical,
social, and sconomically bal=-
anced community.

2. To eastablish self-contalnment
and fmeling of community
identity among the future
regldents of North Clity West.

3. To presarve the natural

environment.

4. To establish a balanced tran-
sportaticon syetem which is
used as a tool for shaping
the urben environment.

5. To egtablish realistiec phee-
ing of development within the
community based on maximuen
utilizatien of the privately-
financed publie facilities.

The Community ¥lan, with the five
goals as a framework, outlines
tha coneceptual development of
Korth City West., The Plan calls
for the orderly development of
commercial, industrial and res-
idential uses and gescciated
public faeillitiesa on 4,286 acres
of land <creating an estimated
population of 40,200 pecple. The
Toewn Center Precise Plan Unit,
measuvting approximately 168.3
acres, has been designated the
focus of commercial and cultural
activity within Horth City West.

At the present time, Precise
Plana for eight of the twelve
designated Development Units (et
nelighborhoods) of North City West
have been preparad and adopted by
the City of San Diago. Actual
development hss occurred within
Development Units Qne, Twa,
Three, Five, Six, Seven, aund
Eight.

The Planning Commission approved
the coomencement of the Town
Center planning effort at a work-
shap on July 26, 1984, The Town
Centet Precise Plan should pre-
vide direction for development of
the site thtrough the design phase
and eveéentual bulld-sput. Flgure
2 {llustrates the locatlfion of the
Town Center Preclae Plan Unit in
telatlonship to the adjacent
Cevelopment Units.
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SITE ANALYSIS

The exiasting intersection of Del
Mar Beights Road and E1 Camine
Real i1s located at the project's
northwestern boundary with EIL
Camino BEeal roughly defining the
vestern boundary of cthe osite.
The proposed extension of Del Mar
Heights BRoad and Carmel Couptry
Eocad will form the aite's
northern and eastern boundaries.
Paved access to the site 1a via
El Camino Real while onsite
aceess 1s obtained through a
network of unimproved dirt roads.

The gite f£3 eituated on west=fac-
iog tributary canyens apd ridgea
within the ridge aeparating Car-
mel Valley and San Dieguito Val~-
lav. All om~site drainage 1a to
the weat by sheetflow and along
tributary gulleys into the south-
erly draining caoyon adjacent to
El Camina Real. That ecanyon
draina Iinto Carmel Valley.

PROPOSED EL CAMING REAL
ELEV. 1910

Total trelief on-aite 15 approxi-
mately 170 feet. Approximately
one~half of the aite ares con-
taing mlope gradients of 0-10 per
cent, These areas are limited to
the tributary gulleys between the
ridges. A wmall portion of the
site 15 vcgupled by slopes of 11
to 25 per cent with mome atreas
ateapar,

Past land use has been primarily
agricultural {cattle gtazing).
Vegetation over the site consists
of a moderata=-to-heavy growth of
chaparral. Extensive wooded
aream are absent with only a few
isclated Torrew Pines scattered
ovetr the parcel. It appears that
gome areas on-gite were utilized
for sand bhorrow. 4 number of
residences exist on—-gite as well
as eeparate church and school
facilities.

PROPOSED CARMEL CQUNTRY ROAD

PROPOSED EL GAMIND REAL
ELEY. 150

HaH POINT
ELEY. 300

=

R s S

SECTION B-B
FIGURE 4

EXISTING SITE SECTIONS




LEGEND : /\
- Procise Flan Area <ID
® & ® & Ridge Line ' NORTH

é=—==+¢= Drainage Swales

* High Point

Low Point

il Slopes )20%

Existing S_tructura
Views

-
.--"""F- .
.

FIGURE 5 SITE ANALYSIS




PLAN ELEMENTS
INTRODUCTION

The Town Center Precise Plae Unit
enconpasses a8 Dumber of typem of
land use within a single Develop-
ment Dnit. Located within the
doesignated boundaries of the Town
Center unit are medium deneity
and low-medium density
residential projects, shopping
facilities, professional affices,
4 community park, Junisr High
School, Publie Librarty, and
transpartation facilitiea, Tsble
! sunparizes the land uee acreage
and allocations in the Precise
Plan Unit.

The divarsity of land use types
has made the Tewn Center Preclisze
Plan Unit the moat complex and

challenging of the twelve
Development Units. The Town
Center Coasmercial Element Thas

been pgallad the "singular moat
important land use element of tha
North City West Community Plan™.

The arrangement of land use and
cizculation for the Town Center
Unit are illustrated in Figure 7.
In Eeneral, this land use plan
followe the North Clity West
Community Planm arrvangement of
land use which i{s i1llustraced in
Figure 6. ¥Yariations in
boundaries and rtopad aligoments
arisge from the characteristics of
the site's land form and property
cwnership lines.

The planning and degign framework
for the arrangement of land use
elemants within the Town Center
Precise Plan Ynit has baen the
neighborhood degign concapts and
environmental criteria stated
on pages &4 through 68 of the
Comgunity Plan, Althoegh Cthe

Town Center Development Unit
would not be conaldered a typical
neighborhood withim WNorth City
West, the physical planning con=-
cepts for the Town Center adhears
to the spizit of the called-for
design concepte and environmental
criteria, A complete discuesicn
of the compatibility of varying
uases and design relatienships ia
included on page 59 of this deocu-
ment.

In addition to the physical plan=
ning concepts, oblectives are set
forth for each land use or plan
elemant of the Precise Plan Uait.
The Freciae Plan ebjectives
clearly define the actions chag
will be npnecessary tqa cartry out
the five, broadly stated, plan-
ning goals for the North City
West Town Center.

The following poertionsa of this
gecticn of the document describes
gach plan element of the Pracise
Flan Unir. Each plan element be-
Eins with a description of the
nature, location, and acreage of
the plan elemant within the Fre=-
cige Flan Uniec. It Lis then fol-
lowed by an ocutlipe of objectives
as testated from the Community
Plan with a discussion of the
Plan's conformance,

While the Preclse Plan outlines
specifie acreage for each land
use element {[as well as residen~-
tial density anod dwaelling unit
counte for each residential sgite)
the alte pgizes, densities, and
vielda may be subject to minor
modifications. These wmodifica-
tions may arise out of adjust-
ments 1n etreet alignments,
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grading, and utility layout dur-
ing englneering of develeopment
plang and tentative maps. Sub=-
stantlal c¢hanges to the content
or informatioer contained in thie
document 4re not anticipated.

It L{s also important to note that
this sectiovn of the document pro=
vides oaly a quantitative  or
functlional deseription of che
preclse plan. The Desfign Element
section of this dacument discus-
Eed the @more gualicative or
dealgn aspects of the land uase
{plan elements) proposed for Cthe
Town Center Frecisge Plan Unirc.
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LAND USE

TOWN CERTER #

MEDIUM DENSITY
BOUSING

LOW-MEDIUM DENSITY
HOUSING

COMMUNITY PARK

JUNIOR HIGH SCHOOL

INSTITUTION

PARE ANTD
RIDE FACILITY

TOWNSGATE DRIVE,
EL CAMINO REAL,
CARMEL COUNTRY
ROAD, DEL MAR
BEEXIGHTS BOAD

TOTAL:

13

DWELLING

ACREEAGE UNITS 5Q. FT. 5G. PT. PER CENT

SGRDSS} {NET) COMMERCIAL SQFFICE OF TOTAL
59.3 799 528,800 200,000 5.7
24.1 901 14.5
23.4 5717 13.1
17.7 10,6
21.7 12.8
2.5 1.5
1.0 .6
18.6 11.0
168.3 2,277 528,800 200,000 100.0

% INCLUDES ACREAGE ALLOCATION FOR 1.5 ACRE LIBRARY SITE AND .4 ACRE
TRANSPORTATION TERMINAL S1TE.

TABLE t
LAND USE ACREAGE ALLOCATIONS
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TOWN CENTER
COMMERCIAL ELEMENT

Introduction

The Town Centar eote area i3
approximately 59.3 acrea io silze
and ia bounded by twa majar ar-
teriala:; El Cszminp Eeal and Del
Mar Heightsa Road. To the acuth
the Town Ceater 1is bordered by
the Cowmunity Park, and to the
wedt by medium density housing.
The location of the Town {enter
at the juncture of the two major
arteriale, as well a3 the gean=-
ter's topographicaliy prominent
location ldentifiea 1t as 3 via-
val focus of communlty activicy.
The 1lmage as a visual focus of
communicy activiecy 18 further
amplified by the diverse mixture
of facllities and uwsesa located
within the boundaries of the Town
Center.

In order to promote the Town
Canter c¢oncept a3 an Integrated
group of related uses as opposed
to sepatate and isoclated faelli-
tiea, the Town Center Plan, Fig-
ure 8, is pregented aa a combilna=-
tioen of use areas.

The edges of thes use arsas have
been purposely 1llustratead to
overlap sc as to prgvide an ince-
gration of uses as well as build-
ing and landacape forms between
recognized use arcaa.

The Town Center Preclse Flan
Criteria on page 134 of the
Community Flao specifically calls
far a "Site plan layout of uses,
parking, landscaping and walkways
within the ftTown Center and in-
clude the relaticaship to adja~
cent uses”. Figure 8 and the
following discussion 13 limited

te a deacription of the Town
Canter facillities and thelr gen-
eralized lacation. 4 compleze
discuanilon of adiacent use rela-
tignships and design featurea 1=
included 1In cthe gection titled,
Deaign Elament.

Land Use Description

The focus and majaor facilicy af
the 528,800 aquare foot Town
Center Commereial Retail Element
is an approximately 425,000
equare-foor regional type com-
merclal center (Area 1 in Figure
g8). The Center will house a
variaty of ancher department
gtoresa and mall shops. This two-
and chree—atotry retall facility
is intended to serve the shopping
and paaasive recreational needa of
net only the Noreth City West
community, but also the surround-
ing region. Permitted uses with-
in the commercial facllity are
regcticted to those described in
the foeliowing section titled
Zoning and Land Use.

Located within Atea |, adiacent
to the ragional faeciflity, will bhe
an approximately 838,800 square-
foot coamunity ot neighbhorhoed
akopping facilicy. The design in-
tent of the overall Town Center
Commerclal Site Plan will be to
relate the two facilitiea ma a3
to create an integrated commer-—
tial davelopment. Services pro-
vided by the neighborhooed facili-
ey will be aimilar but wore aex—
tengive than the other reighbor-
heod centera located through=out
the North City West community.
Anticipated faclilities within the
Center willl be a supermarket,
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LEGEND
AREA e
1. Town Ceanter Retail/Commercial Core Primary Vehicular
. 2. Free Standing Commercial Sites Entry Points

3. Ancillary Office /Commercial Facilities Pedastrian Linkage
4. Public Library with Commercial Element

5a. Transit Center
| 5b. Park and Ride Facility
8. Town Center Housing

ROAD

UNIT #1
HOUSING

™wmY

' UNIT *2

OFFICE/
INDUSTRIAL

COMMUNITY PARK | #f
L
|
It
1

DENSITY
HOUSING

JUNIOR . >

\/

LOW-MEDIUM DENSIT’Y
HOQUSING

=7 HIGH SCHOOL .
- UNIT #5

HOUSING

UNIT =8 HOUSING
FIGURE 8

TOWN CENTER COMMERCIAL ELEMENT
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drug stote, dry cleaners laundro-
mat, beauty and health shops,
dalicateasen, and other vretail
astablishmencs., Also to be in-
cluded within the Conmmunity Ceng=

er's Tealm will be a TDay-care

Center for children of Shopping
Center patrons ad well as employ-
ees of the nearby Emplovyment
Center.,

Area 2 will contain a number of
fraa standing commeteial and
garvice faziliries sices at the
northern and weatern edge of the
Town Center site. Area I will be
composed of approximataly 26,500
square feet of Dbullding area.
(This figure is included as part
of the tetal square footage
called for In the neighberhood/
regional commercial area), While
thegse faecliliries are independent
of the primary Center they will
he Lncegrated d1nte the whole
Center by meansa of a series of
landecaped walkwavya. These walk-
wayg are l1llustrated in the De-
gign Element section.

Residential neighborhoods are an
important asapect of the urban
concept for the Town {Center and
are limited eto the portlion of
Town Ceunter Illustrated by Figure
8 as Areasa 5. A variety of hous-
ing typeas and densities are pro-
posed within the Town Center.
Theae housiog products range to a
maximue of four stories aor 50
feet 1n theight. Both Thoaousing
types are over sattucture parking
over structute parking. The

structured parking which ranges
in height from one ta three lev-
els 1s partially helow grade.
Providing a mixture of housaing

dengities iIis a fundamental ecoun-
cept of the Town Center Preclae
Flan. Tn addition Ep the 901
unics contalned in the medium
denaity area, and 577 unlts in
the low-medlum density area, the
Town Canter coare area i1tmelf will
contain 799 units of the highest
density.

The Tawn Center housing wunits
will be concentrated as shown in
the General Planning Concept Plan
an page 5% forming a transitional
resldenctlial core for the sur-—
rounding lower density housaing.
While cha Town Cenctar units If
distribucted evenly aver the 39,3~
acre Town Center caorve would rep—
regsent a density of lesa than 15
DU/NRA; aite specific densities
may reach 59 DU/NRA. This con=-
cept ptovides for a variety of
building forma and ptroduct types.

-It also provides a buffer bhetween

high activity commerclal areas
and lowet densaicy resldential
areasd while concentracting popu—
latlon adjacent ta commercial
areas and the Community Park.

Location of residential nelighbor-
hoods ditectly adjacent to the
Town Centar, reduces che home-to-
work trip for residencs by plac-
ing homes eclose to potential te=
tall and employment locations.
Additionally, the residential
unita locate people in proximicy
to the afghttime entertalnment
oppartunities available 1inr the
theatres and restaurants associ-
ated with the Reglonal Center,
411 of thisz will contribure to a
vital and exeiting urban environ-
ment .




An important cultural asmenity to
be located adjacent to the Town
Center's diverse mixture of fa=-
cilities will be a 13,000 square-
foot Publie Lidrary {expansion
capabilities to 20,000 square
feet have been provided}. Locat-
ing the Library directly adjacent
to the Town Center commercial
core fulfills the rsquest of the
Library administrative staff that
it be located c¢lose Etoc areas of
high pedestrian traffic. The
Library'sa location fa illustrated
ag Area 4.

Alao located withim the Town
Center will be a Transportatlion
Yerminal. {Area Sa of Figure 8).
The Terminal, with epace provided
for three bua bays and a shelter,
is centrally located off El
Camino Real based on the requests
of San Diege Tramsit. The Termi-
nal will provide regional as well
as local transit connections for
the North City West community.

Employment facilities are a nec-
e53ary ingredient in maintalning
the diverse mixture of usea with-
in the Town Center. Locaced
within the Town (enter care will
be approximately 200,000 sguare
feet of opffice space. The office
employment facllities within the
Town (enter will differ 1in par=-
mitted uses deslgnated for the
Exployment Center, Unit Number
Two. Thae Foployment Center 148
intended to provide a setting for
high~qualicy ilndustrial office
uses, whereas the Town Center
will be limited teo business and
professlional offlce uses.
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Zoning and Land Use

The Planced Disttlet Ordinance
{P.D.0,) whieh implements the
zoning for all of North City West
hag esatablished zoning for the
Town Center Preeise Plan Unit,
The zoning (s 1llustrated 1in
Figure 66. The Town Center
{T.C.) zone 18 modeled after the
ChA (ArTea Shopping Center) zone of
the Muniecipal Code of the City of
San Diege whieh includes a bread
range of usea. Mosat uses of the
zone are permitted in this Plan,
howavetr, Figure § establishes the
land use locations the various
uses must folleow within the T.C.
ZOoUEe .

PERMITTED USES

Refer to the North City West

F.D.0G. for the Town Center
Coumercial BElement permitced
uses.

PERMITTED USES BY AREA (FIGURE
8).

AREA 1

All umsas of the zone provided the
firat phase of development pro-
vides a minimum of 50,000 sg. ft.
of neighborhood commercial uses
including food and drug store(s)
and three other convenlence ser-
vices, auch as dry cleaning,
hardware, ligquor s8tore, barber
and beauty shope, dell, or other
gimilar use. The area when fully
developed will provide for =
minimum of 88,000 square fest of
neighborhood cowmavcial uses.
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AREA 2

All retail wuseas and fipancial
insticutlonsa, apartmentsa, busl-
negs and professiconal uses, and
theatres are not parmicced.,
Drive=through facilities for
either food service or finaneifial
institvutions are permitted oonly
with the approval of the ity of
San Diego Traffic Division aof the
Engineering and Jevelopment De-
partment.

AREA 3

All wuses of the zone except
apartments [and/or condominiams.)}

AREA 4
Public¢ service use: Library.
AREA 5 a and b

Public sarvice uses: Tranait
Terminal and Park-agnd=-Ride.

AREA &

Apartments {andfor condowminiums,)




TOWN CENTER COMMERCIAL

Conformance with
the North Clty West Community Plan

Tha Town Center Precise Plan
Criteris dascribed on page 134 of
Nortth City Weat Community Plan
states that the plan "muat be in
genaral conformance with tha
Narth City West Community FPlan
objectcives and proposals in terms
of overall coneept and major
etreet Ayatem”. The following
text outlines the Plan'as conlform—
ance with the five precise plan-

ning objectives for commercial
land use within the North City
Wegt Community. A discussicn of

the Town Center residential con=
formance 1g included in the fol-
lowing section titled, Residen-
tial Neighbothoads.

Plan Goal

l. "JIn ordar to promote HNorth
City West as a balanced com-
munity, development af the
Town Center to provide seoci-
al, cultural and recreational
needs as wall as the shopping
function must be emphasized.”
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Conformance Assesgment

1.

A unigue and vital element of
the North City West Community

is the Town Cencer. With a
diverge mixture of ugesg in=-
cluding  thousing, shopping,

entertainment, cultural fa-
cilities, the commercial core
arag i anticipated te 1ncor-
porate nearly all of the
communlty wilde services and
facilitias required by furure
resldents. Furthermore, this
mixture of mutusally support-
ing uses and facilitles in an
urkan envircnoment 1s intended
to maximize opportunities for

a divereity of activities
during wvarying times of tChe
day and night, pramoting

liveliness, convenlence and
maximum potentcial for inter~-
action bhetween residents of
the community.
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2.

"In order to promote self-
containment and communicy
identity, construcction of the
Town Center must be italtiated
as soon as posaible.”

"In crder to ptomote preserv~=
ation of the natural envirco-
ment, commercial development
nust ba deslgned and con-
Btructed as part of an ocver=-
all planned commercial devel-
opment”.

The Town Centetr iIis far too
large and complex to be con=
struected iIin its entir=ty at
tha ansact. The neighbaoarhood
otiented commercial componenc
of the center will begin as
gnon as all the necessary
approvala and permite are
granted. This will praovide
the current and near-term new
resldents of North City West

with a complete range of
convenience goods and ger-
vices.,

The reglonal ariented retail

component of the Town Center
will be constructed when the
surrpounding population and
ilnfrastructurae 1s capable of
aupporting this full range
Center. Because the Regional
Center's mnature 18 that of
providing discretionaty shap=-
ping for goods s&nd services
of a less than basic and
nacessary level, the need far
this component in the core of
the coamunity will nct be
felt fer some time.

Tha Narcth City West Communicy
Plan recomsends that 1indivi-
dual developments mnust rize
above the typical mnmicimunm
standards for design and
development. Aa auch, the
Deaign Element section of the
Precise Plan document con=
taina apm Urbhan Design Plan
whieh will diectake cantrols
for all commen landacaping,
gtrestscapes, entry ways,
pedestrian walkways, and
athar major elementas, addi-
tional eontrols for grading
wlll ensure cthat the site




"In order to promote & bal-
anced tranepertation mnetwerk,
development of an interior
transportation aystem for the
Town Center, linkages from the
Town Canter to the residencial
areas and provision for a
transit systenm geite ara
necessary”.
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walntains some semblance of
ita existing atate by creat-
ing multiple pada for devel-
opument as opposed ro mingular
flat pods. A complete dis-
cussion of these major ele-
ments can be Found in the
Design Element section.

4 number of vehigular, blcy-
cle and pedescrian movement
eystems have been Incorpora-
ted into and adjacent to the
Town Centet. Theege movement
systema Inelude a publle ped-
egtrian promenade linking
malor retail facilities with-
in the commercial eore area;
blcycle and pedestrian ways
providing convenlent access
from the surrounding residen-
tial neighborhooeds; and & bus
Transporation Terminal within
the Town Center commercial
atea to serrvice shopping
patrona «<f the community as
well as surrounding commun-
fities. It is likealy that
local bua aservice would In-
terface with the regionmal bus
Transportation Terminal to
provide drop-coff points with=-
In the commercisl core area
and the adjacent Park-and-
Ride msite, A complaete dis-
cueeion of the various circu-
lation systems serving the
Town Center as well as Cthe
Preciae Plan area can be
found in the section titled,
Circulation.
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"In order to promokte realisg=-
tiec phasing of development,
Planning Cewmission approval
of & Precise Plan for cthe
Town Center before proceeding
with sub-diviafion maps, =zane
changea of gtading will be
neacessary «

The Precise Plan, as describ-
ed 1in the Precise Developmok
Plans section on page 132 of
the Communfty Plan, should be
in bagic conformance with the
Comnunity Plan. Proviaion
for installation of all nece-
sasary public facilitiea must
be satiafied through the
asseasment district procedure
or other property owner fio=-
anced methoda prior %o land
t13g development.




TOWN CENTEH
RESIDENTIAL ELEMENT

‘oo

Introduction

The Precise Flan Resfidentrial
Elemeant is planned to range fram
the Community Plan's low-medium
density ecategroy of 15-29 dwell-
ing units per acre to the medium
densicty catagory of 30-44 dwell-
ing wunics per actre. Df the
planned 1,478 units outside of
the Town Center (T.C.) zone, 577
will bHe low-medium density resi-
dential units with the remainiog
901 wnits devoted to medium dem—

gity Tesidential units. The
housing mnix 1s seummarized 1imn
Table 2.

The acreage figures 1llustrated

in Table 2 nmnay be subject to
minor modification during detail
engineerfing and design phases.
Howaver, the mazximum number of
dwelling units allowed in each
housing category will not exceed
thoee called for in Table 2.

AResidential Location and Mixture

The location of the varylng resi-
dential eategoriea 1llustrated in

Figure 9 are based on the para-
meters established by the Horth
City West Community Plan. All of

the medium density housing cate-
gory has heen allocated to the
Town Centet FPrecise Plan Unir,
Representing the highest density
category, the mwmajority of the
pedium density residential unitca
will be clustered adjacent to the
Tawn Center cote with the empha-
sis on shopping, entertainment,

aod eultural activities. The
benefits of providing higher
density residential areas ad-
Jacent to the commercilsl area
ate twofold. The first bene-
fit fs that it will further
the objectives of energy con-
gervation by placing & great-
er nunber aof individuals
eloger to the sghopping, en-
tertainment, and transic fa-
ei1lities associazted with rthe
Town Center commerclal core.
The second bhenefit 1s that
the vertical character asso-
clated with the higher den-
sity fouratory housing cate-
gory 1is intended to compli-
ment the Town Centet’'s more
intense architectural mnass-
ing. Architectursl and site
planning Design Guidelines as
they relate to the highter
apd lowey denaity tesidential
categories are {inc¢cluded £In
the wgection titled, Design
Element.

The low-medium density hous-
ing categery 1s intended ¢to
be lecated close to the majaor
activity areas of the comoun-—
ity accotding to the North
City Went Community Flan.
Conseguantly, the locatien of
the low-medium density cate-
gory adjacent to the Lommun-

ity Park and Junier High
Schocl as well as within
walking diastance of Ctransit

and shoppilng 1s within the
Comounity Plan'a guidalines,
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HOUSING CATEGORIES
(Does not include Town Center Residential Zone}

LOW-MEDIUM DENSITY MEDIUM DENSITY
l DENSITY RANGE DU/NERA 15=2% IG=44
ABREA IM ACRES | 23.4 24.1
HUHBER OF DI 517 901
l PERSONS FPER DU 2.0 1.5
ESTIMATED POPULATION 1,154 1,352
i
3
i
|
|
' TABLE 2

HOUSING CATEGORIES
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RESIDENTIAL ELEMENT
_
Conformance with '

the North City West Community Plan

The Preciee Developmen: Placo
Criteria described on page 132 af
the Noerth City West Community
Plan atates that "the Flan must
ba in general conforwanca with
the North City West Cowmmunity
Plan objactives and prapesals in
terma of overall denaity, neigh-
barhood concept, malocr open space

delineation and majler collectar
atreet patterns.” The following
outlines the Plan's conformance

with the five precise planning
objectives for residential land
use within the North City West
communicy.

Plan Goals

1. TIn order to promate HCW am a
balanced rcowmunitcy, enforce-
ment of a balanced community
housing program <consiatent
with ~Counceil Policy 600-19
will be neceasary.”

Conformance Agsessmant

l.

Council Policy 640=19 re-
quires that developers within
a Preclae Plan area provide a
comprehenaive galection of
dwelling unit types and prige
ranges. There will be a wide
range of housing Etypes and
prices provided within the
Precise Plan area. The
higher densicy sttached hous-
ing will offer the best op-
portuaity to provide more
moderately priced housaing
within the Narth City West
Cormunity.

An affactive affirmative
marketing plian will be ureil=-
1zed in conjuncection with all
regidential projects., The
Affitmative Actlion Program of
the San Diego Building Indus-
triea Asmociation, or equiv-
alent, should be emploved, in
grder to ensure affirmative
marketing of sale and rental
units-




“In order to promote self-

contaloment and community
identicy, the community must
be designed as a total phy-
gical, soclal, econcmic
unfe."

"In order to premote preger-—
vation of the mnatural en=-
vironment, all developments,
particularly resldencial,
must be carefully sited.”
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The Town Center Pracize Plan

will represent the mosL
"people-oriented” conmunity
of the North City West neigh=
borhoods. The combination of
diverse housing types, a
variaety of shoppling opportun-—
ities, recreation facilities,

cultural activities, public
library, theatre, esmployment
opportunities (provided by

the office and ghopplng cen-
ter component}, and a 17.7-
acre Community Park all liak-
ed together by a series of
pedestrian movement systems
will foseter a sense of com—

gunlty within the Town {en-
ter. .

The Preciae FPlan area's
existing sloping topography

f£f4 a4 major isgssupe to consider
in preservation of matural
featuresa. The general ten-
dency in higher density resi-
dantial developments I3 to
maass grade the site 1into
large simple pads. Thie
accepted norm was discarded
in faver of smaller terraced
grading pads. The benefit of
this approach will lead to
building pads that appear to
step with the site's existing
natural topegraphy. 4 com-
plete discussion of grading
and the coznsequent impact on
exigting site conditians 1y
included in the sectlions

titled, Design Element.
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4.

"In order to promote a bal-
anced transportatiocn netwerk,
the rasidential aspect of the
plan must take into consider-
atiop the need te provide for
separate pedestrian and bicy-
cle systems.”

“In order to promote realia-
tie phaaing of development,
Planning Commiseion appreval
of a Precise Plac for the
Town Canter before procaeding
with sub-divislono maps, =zZone
changes or grading will be
Necagsary, "

Beyond the coununicty-wide
bicycle and pedestrliazn system
£2 hg providad aleng tha pub-
lic parkwaya within the com-
munity, ecconnection will be
provided te a localized sys—
tem which will service indi-
vidual vresidential enclaves.
The concept envisioned 13 a
hierarchy of pathways in

terms of scale and deslgn
enbellishment which wauld
identify  major and wminor

pedestrian thoroughfares. A
complete discussion as well
as location plan is included
in the sections titled, Cir-
culation, and Design Element.

The Precise Plan, as des-
eribed 1n the Precise Devel-
opment Plans aectlon on page
132 o9f the Community Plan
ahould be in hagi¢c confor=-
mance with the Community
Plan. Pravision for instal=-
latfion of all necessaty pub-
lie¢c facilitcies musat be satis-
fied through the assessment
diacriet procedutre or other
property owner finaanced me-
thaoads prior toe land use de-

velopment,




PUBLIC FACILITIES
AND SERVICE ELEMENT

Introduction

Proviaions for the ficancing of
public facilitles within the Town
Center Precisge Plan Unit sre con=-
tained in the North City Wast
Fublic Facilities Fipancing Plan
datad April 26, 1982 and current-
ly being amended. The Plan allo-
cates public faciliries through a
facilities benafit assesament,
enbhdiviaion map improvementa, and
echools in accordance with the
North City Weet Schoola Faeility
Master Plan. Major faellicties
and services idencified wicthin
the Precise Plan area are: Junlor
Bigh School, Community Park,
Park=-and~Ride Faclility, Library,
Trapaportation Terminal, untility
lines, and major road aystems
with aseociated bicycle lanes.

Junior High School

The HNorth City West Cosnunity
Plan designate3a an appreximate
25—acre Junior High Schaool site
tg be loecated withim the Town
Center Ptrecise Plan Unoit. The
scheel would bhe located 1in, and
adminiatered by, the San Dieguito
Unian High Schoecl District.

A number of eriteria have been
consldered in locating the Junior
High Scheool within the Precise
Plan area. The most prowingnt
critaria reguired 2 contiguous
physical tie with the 17.7-acre
Community Park. The PFlan pra-
vides for ease of access between
the Schoel and Park through grad-
ing technliques and pathway aya-
tems. Furthermore, 2 jeoint use
relarionship in terms of athletic
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facilitiee 1x provided by locat-
ing tennis gourts, track, and
other sports facilities adjacent
to the School and Park boundary.

The western edge of the school
fronte a community=-wide bicyela
and pedeatrian path which {3 in-
tapded to provide a pedeastrian-
baged connection to rTesidential
communities north anod south of
the mchool. The site 1z buffered
from housing areas to the north,
spouth, and west by landscaped
8lope banks,

The aite desaign for the Junlor
High School as depicted within
this document 1ig intended to be
for 1llustrative purposes only.
The Development Plan for this
Farellity should include suffi-
cient detall to ensure adasquate
bus and pedaatrian access.to the
satisfaction of the San Dilegulta
inion High School District.

Community Park

The North City West Community
Plan proposes that Etwo community
parks with recreation centers be
developed within the community,
The Town Center Preclse Plan Unit
has been designated to contain
one of the ceo¢mmunity parks. The
planned park nmeasures approxi-
mately 17.7 acres.

The Community Park will contain a
Recreation Center building of
approximately 10,000 square feet
in siza. Included within the
Center will be a competiticn size
swimming pool with shower and
change facilitles. Additional
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recreation facilitlies will in-
clude a numrber of baseball and
aulri-use fields, tannis and
mulcl=-purpose hard courts, as
well as plcniec areas. The ath-
letic facilitiea have been loca-
tad along the eaastern edge of the
Park s¢ a8 to provide for a
joint=use Telationship Tbetweesn
the Park aad Juniger High School.

Yehfcular access to the Park is
from Townsgate Drive with parking
for approximately 120 cars inside
the park boundaries. Pedestrian
and bicyele access 1is alsoe from
Townsgate Drive as well as a
compunity-wide pedestrian and
bieycle path along the Park's
wegtern edga.

The Park's centralized locatlon
within the Preciase Plan Unilt pro-
videas for a bemeficlial open space
edge condition for the adjacent
commercial, housiag, snd educa-
tional facilities.

Park and Ride Facility

A park-and-ride facility and
Transit Center are desigunated
within the Town Center Precilse
Plan Unit. Although called fer
as a single facllity, Park-and-
RBide and Transportatiocn Center
together, discussions with the
respective adminigtrative agen-
¢cles {(Cal Trams and San Diego
Transit) have recommended they bhe
separate facilities.

The Park—-and-Ride Facilicy mea-
dures approximately oune acre 1in
size and provides parking for
appraximately 110 vehicles.
Thesa spaces allocated for the

Park—and-Rfide Facllity are sepa-
rate from the spaces provided for
community park users. The faelil-
{ity's primary purpose 15 to en-
coutraga transit alternatives to
traditional vehicular traval.
These alternatives Include ride-
aharing and bus transic. Location
of the facility at the corner of
El Camino EReal and Townsgate
Drive has been designated by <Cal
Trans. The location provides
direce proximity to bus sarvice
on El1 Camino Real and i3 away
from conflicting facilities such
as the Shapping Center’'s parklng
areasa. An additiounal “tbhenefit
provided by the park-and-ride
facility's lacation adjacent to
the Community Park is the addi-
tional parking spaces, beyond the
park’'s allocated 120 atalls,
avallable to park users on week-
endsa.

Translt Canter

Tha Tranalt Center Is located
within the commercial elament
directly adjacent to ELlL Czmina
Eeazl. The location 18 consldered
aptimum by San Diego Transit
aince a larger share of bus rid-
ership will be patwvons of the
Shopping Center. A bus shelter,
28 well as stalls for three buses
will be provided at the {enter.
The Transit Caater will Teguire
approximately .40 acre of land in
arder kLo accommodatce varigus
setvices and facilities.

Both the Park-and—-Ride Facllity
and the Transit Center are locatr-
ed adjacent to major pedestrlan
and bicycle routes, This concept
maximizes tesidents' nsage of




alternative trangportation modes
within the community.

Library

The North Ciety West Community
Plan desaignates a 10,000 sgquara-
foot Library be provided on a one
acre site withion the Town Ceater
Precise Plan area. The Library's
adeiniscrative staff, howaver,
_has 1indicated a desire for a
13,000 aquare-foot facility with
expanaiocn capablilities to 20,000
square feet. The facility is to
be previded on a 1.5 acte alte.
Piscumsions with the Library's
adminiscrative ataff have indi-
cated thar the Libtary should be
located in an area of high pedea-
trian traffic and wisible from a
major arterlal, With this ecri-
teria Iin mind, the Library has
been located at the corner of
Townsgate Drive and Felafotrd
Place, Benefits asscclated with
the Library'a locatien is 1its
proximity fo the community and
regional Shoepping Ceoters. The
shoppling center 1is viewed &s a
facility drswing a large number
of vieltora on a dally basia.

Religious Institution

A 2.5-acre church site presently
exiets within the Town Center
Precige Plan Unit. The Church is
located between the Community
Park and the low—-medium density
housing site and 13 entered from
El Camine RBeal. Directors of Lche
San Diego Southern Baptist Church
have stated that the land will
remsain in use as a Teligious in=-
atitustlion. In the event the site
changes from an inscitutional use
the low-medium land uvge area
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should be axpanded to include the
exlsting 2.50=-acre gitre.

Other Facilities and Services

In addition to the facilitlies
located within the Town Center
Precise Plan area, a number of
ather Facilitien and services
will be made available to Town
Center reaidents, Thege include
a variety of servicea provided by
public and private groups and ara
the following:

CITY OF SAN DIEGO SERVIGES:

* Police pratection faor the
Town Center will be provided
by the City of San Diego
Police Department from thelir
northern area station located
at 4285 Eastgate Mall.

L Pire protection will be from
' a fire station to be locaced
within the North City West

Community. Pregently the
Community Plan and Fublie
Facilitles Financing Plan

illustrate a fire asacation to
bhe located at the corner of
Del #®ar Heights BRoad, and
Carmal Ceountry Reoad,.

* Tragh c¢collection and solid
wagste disposal will be pro-
vided by exlsting and pro-
poeed City landfills and
disposal facilitles.

* Ambulance and paramedie ger-
vice will be provided by the
City of San Diegn via an
agracment with an ambulance
COmpany.
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SEMI-PUBLIC AND PRIVATE SERVICES:

* Additional raligioua ifnstitu=
tione.

L Medical and health care
elinics or offices.

* Childcare centers,.
* Private educatlen facilities.

* Community and service-grien-
ted organizations.

Utliities

Several utilicy services and
facllities are located within the
Town {enter Preclise Plam Ynit.
Figure 10 fLillustrates the loca-
tion of these major vtilicies,

WATER SERVIGE

Water service Iin the Precise Plan
Unit will be provided by the City
of S5an Diego. Watar 1Ia aupplied
Lo the area by the axiating Del
Mar Helghts Road pipeline. In ad-
dition, elements of a 30=inch in-
stallatrien along the proposed
route of an ultimate transmission
linkage to the exfisting 5l-inch
Miramar pipelina. The proposed
J0-1ineh pipeline will be lacated
en Carmel County Road and the
proposed majaor street Carmel
Creek ERoad. platribution within
the Development Unit will be pro-
vided by public water maina with-
in etreet rights—of-way or by
public mainz 1o private streets
with appropriate public utility
eagaments, The Jocation and sgiz=
ing of watetr wmalns are sublect to
further engineezing studies.

SEWER SERVICE

Sewar gervice will be provided by
the C1ty of Sac Diliega. Ao 18-
iach aewer main exista in EL
Camlne HReal and a4 future sewer 1=
propasead for Carmel Country Road.
These sewers will both connect tco
the existing Carmel Valley trunk
Sewer.

DRAINAGE

The aite drains scutherly to
Carmel Valley and ultiwmaely to
Los Penasquitos Lagoon, Dralnage
from develpping areas which con-
trifibute to the Los Penasquitos
Lagoon must be adequately con-
tralled In order to protect the
epvironmentally asensitive Lagoon
fram the effects of increased
runcff and ailtation. A& community
wide hydrology study by Leeds/
Hill identified detention basins
as the means for controlling run-—
off e£o the Lagoon. An existizg
bapin 1n the Empleyment Center,
Unit #2, will provide detention
and desiletation for the majerity
of the Town Center Preclse Flan
Unit, the remainder will be con-
trolled by an exiating basin in
Neighorhood Unit 6 at the inter-
gecticen of Carmel Creek and Car-
mel Valley EReads.

On-aire drainage will be control-
lad through a syatem of under-~
ground coanduits, graded scales
and surface lmprovements and con-
nected to exlisting underground
drainage networks in new El Cami~
no Real and Carmel Creal Road,
which have been previously aized
to handle the ultimate runoff
from survtounding areas 1ncluding
Town Center.




FOWER

Power lines and service will be
provided by S5an Diego Gas and
Electric. Local gas and electric
diatributiocr lines will be in-
gatallad underground.

TELEPHGNE SERVICE

Telaphone sarvice will be sup-
plied by Pacific Telaphone Com—
pgny via underground lines con-
neeting into individusal service
laterals and pre-wired buildings.
An existing Pacific Telephone
facility on Del HMar Heighte Road
will coordinate telephone service
within Nerth City West.

CABLE TELEVISION SERVICE

Cable telavision service will be
provided through underground
facilities inatalled in comacn
trenches adjacent to powetr and
telaphone lines. The cable tele-
viaion lines will connect Lo
individual gervice laterals and
pte-wired buildings.




34
LEGEND
mwmwwes Existing Waterline @S
seseee Proposed Waterline HGRTH
ununiis Existing Sewer UNIT +7
HOUSING

smmme Proposed Sewer

UNIT »1
HOUSING

COUNTRY

UNIT #2

OFFICE/
INDUSTRIAL

UNIT #5
HOUSING

v UNIT #8 HOUSING
FIGURE 10

MAJOR UTILITIES




PUBLIC FACILITIES
AND SERVICE ELEMENT

Conformance with
the North City West Community Plan

The Precise Development Placo
criteria described on page 132 of
the Noerth City West Community
Plan statem that ~“the Plan nust
ke in general conformance with
the WHorth City West Community
Plan ablectives and proposals in
terme of overall densicty, neigh-
horhpod concept, major cpen space
deliniation and majer and collec-
tor street patterns”. The fal=-
lowing outlines the Plan'e con-
formance with the five preclae
planning objectivesm for the North
City West coumunity.

Plapx Goals

l. ™"In order to promote North
City Weat ag a balanced com-
munity, ptovision of publiec
servicea and facilities of
high guality are necessary to
attract the balapnced communi-
ty population, diverse in age
groups, aoclal and economic
status.”
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Conformance Assessment

l.

From the beginning and
throughout the planning and
design process for the Town
Center Precise Planm atrea, the
varlous public service agen-
cieg having juriadiction over
public faecillitles have been
ipvalved., This direction was
teken 1in order Lo assure that
"no stone was left unturned”
in terms of specifying the
quanticy, as well as quality,
of public facilities within
the Town Center.

The process has been valuahle
in that the representakbives
of the public agencles in~
volved have heen fully in-
formed of the goals and ob-

jectives of the Town Center
Development TUnic and will
take the necessary a8teps In

otder ko further the planning
gocalsa.
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"In order to ptomote wpelf
contalnment and community
identity, execellence 1In tha
design of 2ll publie faelli-
ties will be Tequirad. The
arrangement or grouping of
facllities, preferably 1in an
architecturally and ecavafully
controllad enviromment in a
manner complementing other
land uses, will promate the
image of North Cilty West ag a
new community.”

"In ordet to preaecve the
natutal environment, the an-
vironmental analysais of ape-
cifle projects muat be based
on the {mplementation of the
intent of the new communities
cancept. Local agencles ra-
dponsible for community fa-—
cliicies ahould set a high
level of design qualicy as a
desirable example for private
developsent to follow."

The arrangement sand grouping
of public facilicies within
the Town Center hgs hean
given careful consideration.
eyond apacifie locationa.
criteria of public facilities
based on ease of access or
joint use relacianships,
urban desigm cricteria played
a major role in the final
slting of variocus facilities.
Tha Library, for 1instance,
haa been located s0 as Lo
provide visual promivnance at

the key intarsegtion of
Tewnsgate Drive and Carmel
Country Road. It, further=

mare, provides for the loca-
tion of a major civic feature
directly adjacent to what
will invariably be a focus of
community pedascrian activ-
izy, the Community/Regional
Shopping Center. Similarly,
giting criteria for the Jun-
ier High School recommends
that the bullding masa of the
scheol be placed along the
northeast corner of the site
g0 as to he visyally unob-
truaive to park  ussers, as
well as adjacant howmeowners.
These area a faw of the urban
design propasals developed
for the Town Center.

As stated earlier, the public
agenciea having Jurisdiction
within the Town Center have
Been Ffully informed of tha
intended character and gqual-
Ity of the various facilities
called for. To date, these
agencies  have expressed a
desire to maintaln the design
quality diceated for public
factlitiea.




5.

“In grder to promote a bal-
anced tranaportation network,
the location of bus atops and
facilities which serve such =
transportation network should
complement the development of
theasa ateas as nodes of ac-
tivity which are acgcegsible
to =11 forms of Ctransporta-
tion.”

“In otder to promote tealia-
tic phasing of developnment,
assessment districtes ot other
property OWNDer finanecing
methods wBust be established
for public facilities prior
to proceeding with subdivi-
gslon maps, zone changes or
grading.”

37

The location of bus ateps and
the two malor traosit faecili-
ties within the Town Center
have been hased on the de-
gsires af the respective
governlng agencles. A con=
plete digeusaion of the lo-
cation rationale 1s ingluded
in the aectiaon titled, Cirp-
culation.

The Preclse Plan, as des-
gribed in the Precise Devel-
gpment FPlans sectlon on page
132 of the Commuaity Plan,
should be in basic confor-
mance with the Plan. Provyi-
elon far inastallation of all
necessary public faclllties
must be satlsafied through the
agsegament district procedure
or other property owner fi-
nanced methods prior to land
use development.
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CIACULATION ELEMENT

Access and External Road Systam.

Beglonal access to the North City
Weat Commenity Plan Area 15 pro-
vided by ¢twu ftreeway d1interchan-
ges, Interstate Five (I=5)/Del
Mar Heights Road {interchange and
I=-5/Carmel Valley Hfoad 1integ-
change. The Del Mar Helghts
Road/I-5 interchange was deaigned
and constructed to accommpdats
future expangion. Modificacion
of the exiacing bridge and ramp
will inerease the capaciecy of the
interchapge to handle HNorth Citcy
West communitcy traffie. Major
surface atreets ptroviding accass
to the community as well a5 ser-—
vicing the Town Center Precise
Plan Unit are: Del Mar Helghta
Read, El Caminoe Real, apnd Carmel
Country Road. Carmel Creek Road,
degsignated as havipng £four lanes
provides services to the south-
a3t edge of the Precise Plan
area. Community bicycle and pe-
deatrian paths are proposed par-
alleling these major streets and
tying into the neighborhcod bicy-
cla and pedestrian routes. Fi-
Bure 1! illustrates the planned
arterlalas and atreeta 1Ia the
North Clcy Wesat Community Plan
area.

In order to iInsura adaguate ex-
ternal accesas to the Town Center
Precise Plan Unit, certailn im-
provements assoclated with rthe
above malor arterials and mtraets
will be required. They are aa
faollows:

* El Camine Real be 1mptoved
1/2 width as a sixz=lane mator
street adjacent to cthe pro-
jﬂcti

* Del Mar Heights BRoad be im=-
proved 1/2 width as a sixlane
prime arterial street adia-
cent to the pralect.

* Carmel Creek and Carmel Coun-
try Roads be Improyed 1/2
width aa four~lane prime
arterial streeta adjacent to
the project.

* That traffic signals be pro-
vided at the intersactions of
the following roads as traf-
fic warrants are met or as
directed by the Clty Engi-
neaT:

El Caming Real and Townsgate
Brive, -

El Camino Real and the

western Shopplng Center
access drive.

Del Har Heights Road and El
Camino Real.

Dal Mar Heights Road and che
nerth Shepping Center access
Etreetk.,

Del Mar Helghte BRoad and
Carmel Country Road.

Carmel Country Road and
Townagate Drive.

Carmel Ceountry Road and
Carmel Cteak Road.

Internal Road System

Access to the gurrounding streets
muat ba carefully controalled as
ta preserve their operating char-
acteristics. Too many accass
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points may lead to an exceaa of
traffic sigonals io the future.
An ovarabundance of aignals could
diarupt smooth, efficient traffic
flow, therefore, the nounmber and
location of points was catrefully
consldered In preparing tha Cir-
culation Plan. Figure 12 1a the

Circulation Plan for the overall
Town Center ekLreet system, Inter-
nal acceds system for parking and
aute circulation for the Shopping
Center, and major access Btreet
connectiona for each land use
element.

The two access peints to El1 Ca=-
aine Real and t1® addition of a
new eaat west collector rToad,
Townggate Drive, have been cate-
fully designed to minimize any
distuption of traffic om El Ca-
wine Real and provide a moTe
uniform distributfion of traffice
demand.

The certral acceas polint to the
Town Center from El1 Camino Real
wlll be asignalized and all turn
moves possible. The Del Mar
Helighte Road entraoce will alse
require signalizacion and will be
desligned to eanhance tfurning moves
by providing internal circulation
which will ellow the selectilan of
alternative accesa points for
entering and leaving the Shopping
Center site.

The parking for the Town Center
reglonal shopping is distribuced
te reduce Iinternal auto circula=-
tion and balance the multiple
accesa polnts from El Cemino
Real, Del Mar Helghts Read and
Townagate Drive, The Regional
Center access points are located
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specifically to balance auto
demend to the Center and reduce
congestion on the major access
streets. By providing edditicnal
Access pointas along Townagate
Drive, appropriately spaced and
with turn moves deaigned te
compliment each other, Ethe Town
Center auto demand impact on the
gtreet ayastem ¢an be minimized.

Tewnsgate Drive will provide
important east weat traffiec ac-
cegs for land uvuses adjacent to
the Town Center. It will func-
tion as a dietributer link in the
overall street system, disbursing
traffie to the primary mnorth
south streets and ultimately teo
the freeway gateway stteets. The
intersections of Townsgate Drive
with El Camine Real, aund Towns-
gate Drive with Carmel Country
Boad, will alasoc tequire signal-
ization.

The access regulrements for the
project areas south of Townsgate
Drive will not create any sig-
nificant lmpacts at either che
project or cumulative traffic
level, Access for the low-medium
dansity houging area and church
glte will be from El Camingc Real,
Access for the Junlor High 5chooel
will be from Carmel Creek Road
connecting ta Carmel Countty
Road. Aceceas and road locations
for housing areazs and public
facilities sSouth of Townagate
Drive are {llustrated {n Figure
i2.

In oporder to 4assure adeguate in-

tarnal cireulation within the
Town Center Commerial element
cettaln improvenents will be

tequlired. They are as follows:
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* Construct Townsgate Drive as
a combination four-laoe gi=-
vided and undivided collector
street betwesn E1 Camino Real
aad Carmel Country Road.

* That driveway access polnts
toe the Shopping Center ailte
be constructed to adequate
deaign standarda in accord
with the tegquirements of thea
City Engilneer.

* That traffic mignals be pro-
vided along Townsgate Drive
at the Intersections 1llus-

trated 1in Figure 12.
L

Parking

gff=-street parking feor all uaes
withlin the Town Center precisa
plan unit ahall be required per
the Municipal Code, Clty of San
Dlego. Requiremente for off-
streat parking are deacribed per
the reapective zones of the Pre-
clse Planm Unic.

In order ko provide safe and con=
venient ¢travel foar  bicyelists
within the North City West com-—
tunity, on=streat parking along
arterial, major and collector
atatua roads is prohibited,
Figure {2 {illustrates the loca-
tion of proposed Bbicycle laces
within and around cthe Presise
Plan Unit.

In those cases where commercial,
residential, cultural or egivic
uses are intermixed, such as the
Town Cepnter (T.{.) zoene, the con-
cepts of shared parking or jeint
use parking should be considered
where appropriate, and properly

documented through local parking
studies based on the Clty of San
Diago Eogineering and Development
Uepartment requirements. This
concept 1a sdpplicable to commer-
clal as well as residential pro-
jects wichin the TC zone., Future
plannaed development gubmittals
for the Town Center commerclal
sftes should ¢learly indicate
where parking would be availabla
for guesats of ¢the residential
uniecs.

Alternative Transportation Modas
TRANSIT

The Town Center Precise Plan Unit
will be a focus of tranalt ser-
vice for the entira Horth City
Wesat Community. Located within
the Town Center psore adjacent to
the Hegional Shopping Center will
be a transportation terminal.
The Transportatioe Terminmal will
aet a8 a distributien polne for
the regional transit sysgtem con-
necting to a series of localized
trenait = routes servicing the
Notth City Weat ecommunity. The
Tarminal is located direcely
adjacent to El1 Camino BReal which
is part of Route 150, a propased
reglonal bus system linking North
Clty West with otkher aajor
communitiss to the acrth and
acuth, Figure 13 1lluscraces the
trangic route location.

Due ta the low denaity type of
development and the limited ao-
ces55 street patterns In the indi-
vidual nelghbochoed unics in
North City West, conventional
fixed-route bus Toutas may . nokt be
appropriate for local transic




gervices. A publie demand re-
sponsive type of service, eimilar
to 5S5an Diege Tranait'a DART {D{~
Tect Access to Regilonal Transit)
service in Mira Hesa, could more
adequately meet the conmunicy'a
needs.

The Park-and-RKide TFacllity 1Is
alss located adjacent to E1 Ca-
mico Real. & bus stop will pro-
vide transit connections to
regional and sub=-regional desati-
nations. The Park—-and-Ride Pa-
eility will include apace for
securipg a number of bicycles.

BICYCLE CIRCULATION

Blkeways within the Town Center
Precise Plan Unit will be dealign-
ed as a aseparate, but Integral
pertion o¢f the total transporta=-
tion ayatem for North City West.
The nelghborhood bikeway eystem
for the Town Centet ie 1lluatrac-
ed in Figure ]13.

The bikeway system has been or-
ganlzed as a hierarchy of routes
beginning withk =marked BbBilcrycle
lanes along the community-wide
rocad avstem. The comsunlty-wide
system 1as located within the
street tight-of-way conslating of
El Camino Real, Del War Heights
Road, Carwel Country Road, and
Catmel Creek Reoad, and provides
connections ta other neighbor-
hoodas withim HNotth City Weat,
Bikeways withio this system will
conform eo the City of San Die-
go's Clases II Standardn.

The next level of sBervice 1s
along Townsgate Drive. The bike-
way, which 1s located within the

43

street right-of-way, sgerves dual
PuUTrposes. Firsr, It provides an
east weat link from El Camino
keal to Carmel Couwntry Raad
through the Precise Plan Unit.,

Sacondly, the c¢entralized loca-
tion of Townsgate Drive provides
ease of access for bilcycle users
whose deetloaticon 1is the park,
renidential enclavea, or shopping
facilitien. Bikeways aleng
Townagate Drive will alsc conform
to the City of San Diego's Class
11 Standardas.

A combined bicycla/pedestrian
route enters the Precise Plan
Unit from HNelghborhood Unit Six
from the south, The route will
provide a vehicular free connec—
tion from the southern neighbor-
hoods to the Community Park,
Juniot High School, and Shopping
Center., Additional bilkeway con-
nactions and routes are planned
within the resldential enclaves
of the Precise Flan Uniec. Deslign
Guidelines for implementing the
combined bicycla/pedestrian route
are [llustrated in Figure 38 on
page 79 of this document.

Bicyecle patking shall be provided
at appropriate central locatlons
within each land use atea.

Pedestrian Pathway System

The ©pedestrian pathway system
tllustrated 1ie Figure 13 will
provide walking and jogging links
between the varipus land uses and
neighborhoad facllities within
the Precise Plan Unit. Ie will
also provide e¢onnections, pri-
marily In the form of sidewalks,
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within the community-wide pedes-
trian ecirculation aystem. Spe-
clial attention will be given to
major an¢ minor iatersactions
especially within echeol zones in
order to denote pedestrlan crosa-
ing areas.

Sidewalks will be deeigned 1in
conformance with the City of San
Diege requitrements and located
within the right-of-way of public
streeta, In addition to pedes-
trian pathwaya paralleling
atTeets, an intarior system with-
in the Preciee Plan.-Unit will be
fnstalled. This pathway may take
geveral foras. Types of walkways
envisicned may vary from a dual
bike/pedastrian trail within the
ioterior of the Precise Plan Unit
to a more formal urban walkway
aystem located adjacent to the
Regional and Cowmunity Shopping
centar, The goal is to create 4
variety of walkway systems based
on the macale and design chatacter
of the asupporting land use ele-
ment, All systems will intercon=-
nect, Iin order to further enhance
the accesslbility of the Town
Center.

PATHWAY IMPLEMENTATION

To Iimplement the Iinternal pathway
system, 1t is propoaed that the
subdiviaion map for the land use
adjacent to the proposed facility
dedicate an open apace egasement.
The esasement an each map ehall
contzsin a mioimum 5-10 foot wide
area (S5ee Figures 35 and 38 for
right-of-way width location crit-
eria) adjacent tc the property
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line, to pravide for actual cen-
atruction of the pedestrian and
“5" on Figure 13 desigates the
saegments of the pathway systen
right=of-way that are to  he
shared between adjoelining property
owners. Segmenta of the pathway
without the symbol "3" are either
located 1in public streets orT
within the agsoclated land uss.

The gecticen of the combined bike
and pedestrial path along the
gouthern boudary of the Precise
Plan Unit will be located entlire-
1y within the low-medium density
housing area. A more diract route
acrosa the Jlow-medium density
housing is an scceptable alterna-
tive that may be approved in
cenjunetion with the Development
Plan for this property.

Construction of a pathwsy, which
ia aituated on a common propertiy
line, will occur when the first
saubdivider adiacent to the path-
way submita thelr plarms. Prior
to constructieon of the pathway,
the adjoining ©property ownetrs
must sasudbmit a Letter of Permis-
sion To Grade as well as an Ac-
cess Eagement Agreement. In the
aeyent the initial subdivider
fails to obktain the required
agreementsy, the responsibility
for constructison of the pathway
will rest with the subsegquent
subdividera of the adjacent prop-
erty upon submittal of their
plans at a later date. Octher
apen apace and walkways within
each land wuse should connect to
the pedestrian pathway. Figure

37 1llustrates a conceptual raela-
tionahip between the individual
development and the open space
linkage facllity.
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PEDESTRIAN OVERCROSSING AT THE
INTERSECTION OF DEL MAR HEIGHTS
ROAD AND EL CAMINO REAL

A grade geparated pedestrian
facility (pedestrian overcros-
sing) will be provided at che
intersection of Del Mar Heights
Boad and El1 Caming Real. Speci-
fically, the pedestrian overcros-
elng will be located over the
eastern edge of the 1ntersecticn
and will provide 2 direct link
from the Town Center commercial
core srea to the southwest cormer
of Development Unit Seven. Fig-
ura 13 {llustrates the overcross-
ing's location.

The pedestrian ctravelway of che
overcrodsaling will be eaight feet
wide and will be conetructed to
clty atandarda. A plan 1llustra-
tion depicting the overcrossing's
accessa relationahip te the Town
Ceater with pedestrian connee~
tiomns to the ddjacent atreet
levels 13 shown In Figure 1 of
the Design Element, Section 23.

Public Strests

Typlcal street sectiona for the
Town Center Precisge Planm Unit are
i1llustrated in Figures 14, 15, 16
and 17.
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CIRCULATION ELEMENT
]

Conformance with
the North City West Community Plan

The Frecise Plan Developuent
Criteria described on page 132 of
the North Ciey West Cowmuniky
Plan states that "the Tian muet
be Iin general conformance with
the HNorth City West
Plan objectives and propasale in
terms of overall densicy,
neighborhood coencept, major open
space deliniation and wmajor and
collector street patterns™. The
following outlines the Plan's
conformance with the five precise
planning cbjecetives for the
Horth Clity West rcommunity.

Plap Goalsa

l. "In order to promote North
City West as a balanced com-
munity, 8 balanced transpor-
tation system must be inclu-
ded 1n initlal econstructfon
of Hotrth City West.”

2. "In order to promote self
contalnment and community
identity, tracsportation sye-
tems mugt he designed to com-
plement the planning concept
and land use.”

Community

Conformance Asgsessment

l.

The Town Center Precise Plan
Area has been designed to
incorporate all modes of
traneportation. These trans-
pettation modee wvary from a
station point for regional-
wide bue connections to loca-
lized pedestrian valkways
serviclog the Pracise Plan
Area 1tmeelf, Recognitien of
4 hierarchy of deelred trans~
portation modes will agsure
mobiliey and acceess to all
parte of the Preciee Plan
Atea for all resfdents and,
therefore, facilitate a soci-
4l balanca.

The general location of the
Transportacion Center and
Park-and-Ride Facility within
the Town Center Precise Plan
Area has been desigrated by
the North {ity West Ceomrunity
Plan. The specifle locaticn
of the facilitiesg has been
arrived at through discussion




“In order to promote preser-
vation of the natural envi-
roument, transportation fa-
cilities should be regarded
g8 an integral part of the
landscape 1in which they are
aited.”
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with ¢the raspsctive publie
authorities, The Transporta-
tion Centar has been sited to
complement the commercial
land use elament since a
largar share of bus ridership
will be patroos of the Shop-
ping Center. The Park—and-
Bide facilicty, heyond the
raquirements of being eited
adjacent to a maler transit
route, will complement the
Community Fark by providing
addicional parking spaces for
weakend psrk users. A cent-
talized opedestrian walkway
system will provide a eon-
tinucus and idantifiable Iink
to all mgjor land uses within
the ecowmmunity. I+ is, fur-
thermore, part of & larger
network sarving adtacent
neighborhoodes to the mnorth
and south.

Townsgate Drive, a four-lane
collector bigsecting the Pre-
¢{isae Plan Areas, will have thes

most wmigunificant iIimpact on
the site's axisting esloping
topography. The need for an

eanst west road has been dis-
cussed in the previous wmec-—
tion, thus, the amalor iwsue
will be dasigning the road as
a “space” ap opposed to a

“stralght line". The road's
horizontal and vertical a-
lignment has been carefully

designed to blend with the
gite’s aleping topagraphy as
well as providse the spacial
requirements for a major
landscape statement. A com=

pleate discussion of Townagate
Drive, as well as other sig-
nificant rosdway and pathway
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“fn order to promota a bal-
anced transportation network,

dependence on the private
automobile as tha dominant
mode of etrapseportation wmuat

be reducaed by daveloping an
integrated systam of pedes-
trian, bicycle, local transit
and automobile facilities.”

"in order to promofte raalia-
tic phasing of development,
the precise plan for each
development unit must include
a complate circulation syatem
which relates to the total
North City Wast Circulation
aysteam.”

systema and their impact on
the site's exiating condi-
tions, 1a 1includad 1In the
section titled, Deasign Ele-
ment.

Figure 1) titled, Alternative
Transpartation HRoutes, has
boen developed toa incorporate
all modes of tramsit in order
te enhance snergy conserva-
tion and reduge reliacce on
the auvtomobille. By viewing
the transit cpportunities as
a hierarchy of systems, from
local pathways coannecting to
community-wide bdikeways (con-
nacting to majotr transit
faclilitien) which praovide
connectlons to rTagional wide
polots of interest, the auto-
mobila can eventually becoume
less dominant as the primary
mode of traneportation.

The circulation system for
the Town Center Precise Plan
area has besn designed to fit
withina the larger cireulation
Framework of the North Clity
West Coamuanlity. The Worth
City West Community Plan es-
tabliashes the location and
route for wmajor arterials,
collantor streets, bikaswaya,
pedestrian pathe and transit

facilitias. More apecific
elements such aa traffie
light Iocationn, driveway

entrances, and local streetn
have been designed to work
within the established frame-
work.




FIGURE 19

PRECISE PLAN -y i
NORTH CITY WEST TOWN CENTER ASE =& -




DESIGN ELEMENT
INTRODUCTION

]

The Design Element of the Preciss
Plan document describea the Urban
Deaign Guidelinen, or design
framework, for the Town Center
Precise Plan Unict. The Design
Guidelines for the Toewn Center
are composed of three parts and
ara arranged 1in a manner to &£x-
plain those influences on the
individual developments from the
broadest acope down to the mora
gpecific.

The Design Element begins with a
digeuesion of the sita's design
opportunitien and coengtraints
leading to the evolution of _a
General Planning Concept Plan for
the Precise Plan Unit., Although
the North City West Community
Flan astablishes the ganeral
location for tha various land use
¢lements, the Planning Concepta
Diagran defines the phyaical
deaign trelationships with ad-
jacent Development Units aad the
compunity a8 a whele.

The second section, titled, Urban
Deaign Plan, locates and des-
cribes the common deaign elaments
within and {ipmediately adjacent
to the Precise Plan Unic. These
design elements often relats to
the major ecirculation systenms,
open apace fgatures, ovr service
facilities that serve the entire
compunicy aa a whole. The design

elenants are peen as the thread
that binds tha individual land
usde types together in order to
develop a cohesive deaign charac¢e-
ter throughout the cemmunity.

The third and fipal section,
titlaed, Site Planning and Archi-
tectural Guidelines, applies to
spacific bullding sites. They
are: Town Center commercial core
area; Town Centar residencial
ares; medium density housing
areas; Community Park and Junilor
High School. Detalled dasign
eritearia for the low-mediumn den-
sity resideantial arsa have been
atandardized and documented pre-
viously 1in the Carmel VYalley
Precise Plan, UOrban Design Ela-
wment, and are employaed as part of
this docyment.

The guidelines ia this manual are
meant to assure that the myriad
of dasign and development deci-
sions that will oeccur over the
enguing vears will continue to
contribute to a positive commun-
ity identity as well ag naintain
the character of the initial de-
velopment. Therefore, the Design
Elemant 18 desaignated by the
Planned Diatrict Ordinance as the
guldeling for design review of
Town Centar Precise Plan projects
by the Ciry of San Diego.




DESIGN OPPORTUNITIES
AND CONSTRAINTS

e S

The Town Center Precise Plan TUnit
i» composed of approximately
168.33 acrea of land owned by
sevaral diffarent entities. Just
a3 the topogtaphy spans acrass
many of the ownerships, sc aust
the varicus uaea of the Precise
PFlan., Thernfore, this arsa has
bean analyzed as though 1t were
one continuous parcel.

The area 1ls bounded on thes wenst
by Bl Camino Resl, the north bky
Del Mar Heights Road and to tha
cant by Carmel Country Road. The
southern boundary is the northern
limits of Development Unit Number
Six.

The site is cheracterized by two
ridges extanding from the sast at
elevations renging from 250 to
275 feet above aea level. The
low land between thess land foras
is from 170 to 200 feet abovae wea
lavel. This dramatic grade dif-
farential 1s teferraed to in the
Community Plan, “Through vertical
develapment and the elevated
nature of the sicte itself, the
core area should be a visible
focus of the community from al-
moat everywhere within the North
City West planning area”.

The overall grads rtelationships
of the Town Ceanter Pracise Plan
Unit are se=n to be an ammet and
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should be reflected in the final
land and building forams.

Two street intersections are lo-
cated teapactively alaong El
Caminc Real 2nd Carmel Country
Roads. These are Aintersections
created as & result of previcus
Precime Plans and form natural
major antry points iato the Town
Canter Plan Aram. The connection
of thepge two intersections with a

lateral collectar street offers
the poeeibility to establish
grades that will reflact the

natural land configuration.

The anticipated high volumes of
traffic mlong El Camino Real and
Del Mar Helights Road are an asaet
to the succensfal commercial
development of the srea. HBHow-
ever, the volumes must be consi-
dered in the design of the center
in relationship to mafety, pollu-
tion 2nd noise issues.

There is no significant vegeata=-
tion in the areaz that could be
conaiderad 8 design econetraine.
The land uses surrounding the
area are residential om three
sides and business on the fourth.
These uses, which are gupportive
of the Town Center core facili-
tisg, offer excellent opportuni-

ties for complete Integratlion of
the Center into the comaunity.
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3 Exterior Circulation Linkage

Major Intersection

Noise Impact Area :
g uNIT #7 \ V2

v HOUSING_~~ X
*. Potential Views /

UNIT +1

i Slope Areas
: HOUSING

Dafining Ridges
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HOUSING
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£/ | . HOUSING
UNIT #8 HOUSING

FIGURE 19.1
DESIGN OPPORTUNITIES AND CONSTRAINTS




GENERAL PLANNING CONCEPTS

The Town Center Precise Plan Unic
ia coaceived as a totally inte-
grated Plan compoeed of wany uses
that are necessary to form the
core of the North City Weat com-
pnunlty. It 1s the fnterrelatcion-
ship of these uses that forms the
real esgence of the core and
creates the activity assoclated
with an urban center.

Thete are three main components
of the Preclege Plan: Land Use
Plan; Urban Design Plan: and che
Architectural and Site Planning
Design Criceria. The CGeneral
Flanning Concept Dlzgram 1is in-
tended to f{llustrate the design
relactianshlp of all the Plan
elenenta.

As shown in the Community Pla=n,
the retail usea are concentrated
at thre northwest cotner of the
Plan atea to provide exposure and
access from the 1ntersection of
the two wain roads in North City
Wesgt. This access 1a further en-
tanced by the introduction of the
east west toad forming the south
and west edges of the retail
ATred.

The highest demsity housing Is
placed i1lmmediately adjacent tao
the retall area to establish the
saxigva poselibility of 1interac-
tion between he residencial and
coamercial uses. This interac-
tion between uses 1is the key top a
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lively utban envirouament. The
site plannlng conceprt also places
the vertlcal element of mid-rise
four-stotry houslng at the focues
location referred to In the Com—
nunity Plan in rhe Plan's des-
cription of the core area.

This residentia)l area 18 then
surrounded on the east and south
by medium density housing forming
a transition to the lesser hous-
ing densities of the aeighboring
development units.

The Cowmunity Park and Juunieor
High Schoaol atre respectively
placed as shown in the Comnmunity
Plan tao provide acceas from El
Cawino Real and access from the
tesidential areas., The Community
Park also provides openr wepace
sccess for boeth the retaill area
snd Lthe higheat density housing.
Thie relationship 1is vitsl to the
guccegss of the Town Center core
area.,

The low medium density housing te
the south of the Park provides an

excellent trangition to the
Development Unie Six housing
aAareasn.,

Varlous “public amenities™ are

rlaced within the called for land
uge patternm a5 supporting ele—
menta. These 1include Park-and-
Ride Facility, Transit -Center,
Library, and the Comavnity Center
Building in the Park.
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LEGEND

wapaeti® Land Use Boundary

i D Direct Connection to
Commercial and Higher Density

Housing

Major Entry Point to Town
Center

Joint Use Relationship with
School and Park

Pedestrian Access from
Adjacent Development Units

Exposure to Major Intersection

Major Public Facilities

10 R NG

Access to gand from
Residantial Neighborhood

CRAHUHE 20

GENERAL
PLANNING COGNCEPTS
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FIGURE 21
URt:AN DESIGN PLAN

LEGEND

Precise Plan Arterial Edge Conditions

Commercial Element

Resldentlal Element

Town Center Entry

\&/
O Special Intersections

* Town Center Plazas/Squares
Townagate Drive

BEBNWNE Garden Resldential Walkways

HIMIURINE rban Residential Walkways

n Commercial Walkways
902852 Urba
‘ Major Pedestrian Access Pointa
D ajor Bullding Mass Location
NOTE: BLELDING OUTUNEE ARE GENERAL

IN NATURE AW ARE WGT INTENDED TO
REPAESENT FMAL BAUILT FORME,
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URBAN DESIGN PLAN
L ]|

An important feature of the plan-
ning and dealign process for the
Tewn Center 13 the creation of an
Urban Desf{gn Plan, or framework.
OGne of the objectives of escab-
liehing a comepunity-wide urban
design framework 18 to create
conceptual guidelines Eor the
more detailed deslign work to be
acromplished in subsequent devel-
opment plans and teontative tract
maps fer the Town (enter, An im-
portant design element for estab-
lisghing a positive community
Identity and a cohesive design
character throughout the Tawn
Center 1s the Urban Design Plan.

The UOrban Deslgn Flan malntains
the continuicy of the diverse
circulation s¥ystems linklng the
several land wses and ownerahips.
The development of these linkages
and the spaces providing for in-
formal soclal gatrherings are the
essence of the Town Center re-
gardless of architectural styles
or forms. Adherence ro this
framework guarantees interacction
between useas.

s m e smmL L m e el e e SRR S Lrie P VO CE. I

Without some sewblace: of design
continulty between uses, the Town
Center might become nothing more
than a shopping center murrounded
by untrelated houging. The foter-
acticn between neighborhoocd and
regional retail 1s assured by
this Plan, as well az the incter-
actiouns between retail and hous-
ing, retail and park, and housing
and park. The Utban Deslgn Plan
provides for the diversity and
excitement that 1s envisioned in
the Community Plan.

The Urban Deslgn Plan and rhe
assoclated individual commuanity-
wide design elements that Follow
interpret the infeormation con-
cerning bullding mass, height,
and bullding character to develop
2 serles of conceptual guidelines
for streers, crossroads, trails,
and publie facilities. Thesa
public elements are seeu as rChe
means to maintain and perpetuwate
the character of the fniltial de-
velopments within the Tewn
Center.




Procize Plan Arterial Edge Conditions
Commercial and Park Element

I Del Mar Heights Road, El Camino

Real, and Carmel Country Road

serve as the major circulation

linkages ieto and within the

North City Weet comaunity. Be-

cause ¢of thelr iImpertance &5

representing the publie image of

. the communlity, speclal attention

will be devoted to developing an

appropriate parkway landacapsa

character., Graded slopes will be

a common visual element along

both Del Mar Heights Road and El

I. Camino Heal, The i1llustration

below dictates landscape planting
technigques.

._
-]

¢ DIMENSION VARIES A-. _——
|

LANDSCAFED SET BACK CONDITION CONTINUOUS BH:TGLE)

I +SEE PLANNED DISTRICT ORDINANCE ':iﬁﬁ'l:" PATH

AMD QA DESIGN QUIDELINES FOR
VARYING SETEACKS FROM STREET
RIGHT -OF - WAY,
+SEE LANDSGAPE CONCEPT PLAN
FOR PLANT MATERIALS AND

' DESIGN CRITERIA,

' FIGURE 22
CONCEPT SKETCH:PARKWAY EDGE CONDITION
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Parking areas assoclated with the
Shopping Centar are an additional
alement to contand with alang the
two arcerials. Although the
streets, particularly along Zl
Camino Real, will be below the
surface alavation of the parking
area, additional measures will be
taken te mitigate the view of
gurface parking areas. Thess mea-
saures will include a wvariety af
screening and setback techniques
and are illustrated in the gulde-
line drawing, Filgure 24 an the
following page.

Figure 23 below illuatrates ad-

dicional landecaping eriteria
. within commercial parking areas
fronting arterial or major
streetn. criteria

Specific

sy - L
PEDESTRIAN R

A, T AF AT
CONNE CTIONG, ™ S740
ROUG

Ry

o : W
FIGURE 23 &

o

concerning landscape parking
strips and islands {8 provided
vadar the section titled, Land-
scape Coneept Plan.

A pedestrian/bicycle sysatem 1is
proposed along the arterials.
The travelway provides for an
approximate five-foot wide pedes-
trian walkway with a six-foot
wide bike lane adjacent to the
parkway edge a5 1llustrated in
Figure 22. A ramped walkway will
be provided for pedestrians and
hicycliastm from the streat leval
to the pedestrian overpass cCcros-
aing De]l Mar Helghts ERoad. Con=-
munity-vide connectigns are 1l-
lustrated on the Altarnative
Traneportation Route Diagram,

Figure 13, | )

REDESTRIAN
NapipGE

<

7 ‘ 1 "::J._ - .
'\E' \.' (/ / 3
R LANDBCAPY CONCEPT PL A

COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES




MINIMUM 3 FOOT HiGH MEANDERING 4 A~ NO SCAEENING REQUIAED FOR aunucg
BEAM OR 3 FOOT HIGH PLANTED H FARKING AREAS LOCATED 20 FEET OR
BHRUB MASS { AT MATURE GROWTH} | GREATER FROM STHEET RIGHT-OF-WAY.
REQUIRED IN FRONT OF BURFACE Xr

PARKING AHEAS LOCATED GREATER "

THAN 18 FEET AND LESS THAN
20 FEET OF THE ATREET AIGHT OF WA.‘I".;

MINIMUM 3 FOOT HIGH CONTINUOUS
WALL OR 3 FOOT MIGH MEANDERING
LANDSCAPED BEAM REQUIRED AT TH
EDGE OF JURFACE PARKING AREAS
LOCATED GREATER THAN 10 FEET__
AND LESS THAN OR EQUAL TO =

ARTERIAL, MAJOR OR COLLECTOR BTREET PARKWAY .
{ AIGHT OF WAY } EDGE AL SURFACE PARKING AREA

BETBACK ’

BURFACE PARKING AREAS

NOTE:
8EE ARACH, GUIDELINES
SECTION FOR TREATMENT

CONTINUCOUS EVERGREEN LANDSCAPE OF STRUCTURE STREET
SCAEEN FEQRED ALONG BTREET FRONT FRONT EDGE -
EDAE OF FARKING BTRUCTURE. \ -

HE|SHMT.OF EYERGREEN TAEE QR SHAUSB

AT MATURE HEIGHT! SHOULD EGUAL
0% OF BTRUCTURE HEIGHT ABGY
STREET LEVEL (MINIMLUM],

ED. o O W
=l W Ul e Ly
! AUl )

D L S B

e e S R S
ARTERIAL, MAJOR OR COLLECTOR ETREET PARKWAY
< RIGHT OF WaAY * EQGE L >

PANKING STRUCTURES

FARKING ETRUCTURE

BETBACK

FIGURE 24
COMMERCIAL ELEMENT EDGE CONDITION: PARKING FACILITIES
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Precise Plan Arterial Edge Conditions
Residential Element '
The edge treatment along r2siden-
tial developuments will be similar

ta the design concept called for
along Del Mar Heights Road and EL

Camine Real. Slopes are naot
anticipated to he a prominent
elemant along the parkway edge as '

the ather two aTterials. How=
ever, landscape screening and
getback dimensions are important
critaria to considet in erder to
mitigate the impacts of vehicular
traffie along what will be pri-
matrily a residential edge. Under .
guch econditicenas guidelines for
acreening and setbacks have been
egtakliahed and arae i1llustrated
on the followlng pages.

LAMDSCAFED SETBACK~ SEE FiG. 28 AND 27
< LOCATION OF WALLS =g L a

AY
*8EE PLANNED DISTRICT OROINANCE b CONTINUOQUE SICYCLE Fd
AND /OR DESIGN GUIDELINES FOR FEDESTRIANM PATH
VARYING SETBACKS FROM STHEET WALK'WAY
RQHT-0OF -WAY EDQE,
«SEE L ANDSCAPE CONCEPT PLAN
FOR PLANT MATERIALS AND l

DESIGN CRITERA,

FIGURE 25
CONCEPT SKETCH: PARKWAY EDGE CONDITION




A nmaximum six-foot-high wall is
to be incorported along the park-
way £dge a8 & buffer to vehleular
traffic. A number of tachniques,
however, can be uesed to mitigate
the visual effect created by the
wall, These teechniques arse shown
in Figurses 26 and 27. Figure 28
dictates specific eriterla con-
cerning the design character-
istiecs for communmity walls.

_Figure 29 provides guidelines for

the Bcreening of parking areas

APPAOXIMATELY LEVEL CONDBITION

-y =3
. o . \‘.k“l - -
el ”ﬁf
s RS Ses
‘I.I l' _‘r'..;.-ri.g -:L‘!

1 I.J

E.f” ‘i '

L e D O R _ e Rt e RIS B 2
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within the reagidential develop-

menta.

Included within the arterial
parkvay edge i3 an approximate 5'
wide padestrian walkway. A4 &'
wide bilkelane I8 adjescent ko the
landscape parkway edge.

Street trees recommended to be
used arse from the Arterial Edge
Condition Theme, whiech is found
in the Landsecape Concept Plan
Section of this document.

BETHBACK WALL FACM PROPERTY

LINE
/_;-‘“-1\)‘
=

I
]
i

i \"?‘W“f\ DD 20ue

.:.'..-‘:':W'nr“va-ﬁ e T ST
) MIN, 10
"L *_ SETBACK
ARTERIAL OR MAJOR STREET
-, AIGHT OF WAY I PARK 'Hh'fl RESIDENTIAL PAD >

~

NOTE: (TYPICAL FOR FIGURE 27)

IN ADDITION TO THE ABCOVE SETBACK CONDITIONS SCREEN OR NOISE WALLS SHOULD VARY IN
SETBACK FROM 10° TO 28 FADM THE STREET CURB WITH AN AVERAGE 3ETBACK OF 20" PER

DEVELOPMENT PLAN AREA,

FIGURE 26
RESIDENTIAL ELEMENT EDGE CONDITION: NCISE/SCREEN WALLS
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FALLING SLOPE CONDITIA MAXIMUM WALL HEIGHT ALLOWED
AT PAOPEATY LINE WHEN ADJACENT
- TO SLOFE OR WHEN ABUTTING
. ACCESS ArGHTS ARE AELINQUISHED.

Y |

d

OIMENSION VARIES” 3 Smnec e st

e A S e e

AATERIAL CR MAJOR STREE !
HIGHT OF WAY 2:1 SLOPE J' RESIDENTIAL FPAD

LOCATE WALL
[!«T TOP OF SLOPE

ﬁ- ol |

N4

<

RISING SLOPE CONDITION

_ s nan .*.e:m:-!-,.-,.-\._..-:-h
= L

T AT ot e

-,

B (D ) \\%f

L}
e

i
_// Lo
o

=
o iy
O e
i

’

ARTERIAL OR MALOR STREET ,
- RIGHT OF WAY b 2:1 SLOPE
Y

‘ ...... e el
o I. ” X . bR brr pesivar oo LS
e TS DIMENSION VARIES
» RESIOENTIAL PAD

%

NOTHE: SEE FIQURAR 2%

FIGURE 27
RESIDENTIAL ELEMENT EDGE CONDITION: NOISE/SCREEN WALLS




l ARTICULATE HORIZONTAL ALIGNMENT

INTRODUCE VYERTICAL QFF-SET WITH
ELEMENT VERTICAL FLAMNE

TYFICAL WALL AND FENCE TREATMENT

B0LID WALIFDESIGN ALOMNG PRIME ARTERIAL . 1’
AND MAJOR STREETS WITH DIRECT VIEWS T | ] T ] T 7
INTDO ADJACENT RESIDENTIAL DEVELOFPMENTS. I 1 f- | T
1 1T 1 1
T T 11T 11
¥ -8 ) I I I VY S
N RS SO D T
T I T 1T -1 T
FINISH AND COLOR TO MATCH ADJACENT I i _‘[ | | H
AACHITECT URE. TYPICAL. .“...--n-hj

EEMI TAANSPARENT WALL DESIGN ALONG —
HRESIDENTIAL EDGE CONDITIONE WHERE
THE DEVELCOPMENT PAD IS SIGNIFICANTLY
ABOVE THE ELEVATION OF ADJACENT

' PRIME ARTERIAL OR MAJOR STAEETS, ¢
? I __L1 _L’_
, s e v
l TRANSPARENT WALL DESIGN LIMITED TO " '- - —
' CONDITIONS WITHIN THE INTERJOR
DF A RESIDENTIAL DEVELOPMENT,
‘ | I’
I - — iy :-p-u"ﬁ__-_

FIGURE 28
DESIGN EXAMPLES FOR NOISE/SCREEN WALLS
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MINIMUM 3 FCOT HIGH MEANDERING
BERM OR 3 FOOT HIGH PLANTED

SHAUB MASY ( AT MATURE QROWTH)
REGUIRED IN FRONT OF SURFACE X,

PAAKING AREAS LOCATED WITHIN ,r >
20 FEET OR QREATER OF THE STREET ‘
HIGHT OF WAY H

MINIMUM 3 FOOT HIGH CONTINUGCLS

WALL OR 3 FOOT HIGH MEANDERING
LANDSCAPED BEAM AEQUIAED AT TH
EDGE OF SURFACE PARKING AREA
LOCATED QAEATER THAN 10 FE

AND LESS THAN 20 FEET OF THis iy
STREET RIGHT OF WAY,

ARTERIAL, MAJOR OR COLLEGTOR STREET PARKWAY .
< RIGHT OF WAY } EDSE | SURFACE PAAXING ARAEA -\
. i

SETBACK
SURFACE FARKING ARKAS

NOQTE:
SEE AACH. GUIDELINE S
SECTICN FOR TREATMENT

CONTINUDUS EVERGREEM LANDSCAPE OF STRUCTURE STREET
SCREEN RAEQUIRED ALCNG STAEET FRONT FRONT EDGE

ECQE OF PAAKING STRUCTURE. l )

HEIGHT.UF EVERGREEN TRAEE OR SHRLUB

(AT MATURE HEIGHT) SHOULD EQUAL
100% OF STRUCTURE HEIGHT ABOQV
STREET LEVEL (MINIMUM),

",
e e o Pk o

AIGHT COF WAY ECQE PARKING STAUCTURE

ARTEAIAL, MAJOR QR COLLECTOR BTREET}PAHKWAY

- N
N ETBA-‘:K 4
PARKING STAUCTURES

FIGURE 29

RESIDENTIAL ELEMENT EDGE CONDITION: PARKING FACILITIES




Special Intersections

Two wspecific intersections have
heen designated for pecial
treatment s8long Townegats Drive,
These intersections are intanded
to act as secondary entrances Lo
the commereial core area and
primary eatrances to adjacent
land uses. They will distinguish
a break from housing enclaves tao
the Commetrcial Center.
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A

FIGURE 30
LOCATION; SPECIAL INTERSECTIONS




T2

Although the spacial intersec- * Yahicular and pesdestrian
tlona are intended to be part of gcale lighting - See lighctiag
a larger concapt for the land- section for requirements.
dqeape Ltreatment for Townsgate

Drive, the emphasia at thess ¥ Pedestrian croaaings.

pointa 1a on hardscape features

which are described below. The * Formal landscape statement =
following items will be included: See Landscapa Concept Plan for

criteria.
* Entry monument — See signage

section for requirements. * Enriched paving macerial.
* Direetional i{nformation - Sae * Traffle asignal.

slignage section for require-

ments.

TOW NBGATE

DAIVE

_ n!smsu'rm. aF
o R

J

ENRICHED PAVING ——7

AT CORNERS :

TONN CENTER
COMMERCIAL CORE

.SIGNAGE ON
ENTRY WALLS

FIGURE 31
DESIGN TECHNIQUE: SPECIAL INTERSECTIONS




Town Ceanter Entries

Two locations have been deaig-
nated for speclal design treat-
ment since they denote the pri-
maary entry points to the Town
Center's Commereial Core areas,.
The Town Center Eatries are lo-
cated mid-way along the ecomnmer-
cizl area‘'s northern and weaternm
edga raspectively berdering Del
Mar Heightas Road acd EiI Camine
Real. The emphasis on hardscape
elamentcs {signage monuments,
paving, 1lighting, walls) varsus
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landscape (plant marerials) 1is
encouraged ino order to disting-
ufiah 3 break 1in transiticn along
the landscaped parkway areas of
the two major arterialn.

Secondary entriag are located at

the southwast and northeast areas
of the Town Center. These en-

tries are provided to allow indi-
vidual apnd/or combined access to
the aneillary office/commercial
fapilitiea as well ag the re-
talil/commercial core.

FIGURE 32
LOCATION: TOWN CENTER ENTRIES
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Street treesg will conform to the
Plant Material Liet dascribed in

the aection titled, Landacaps
Concept Plan. Identification of
the Town Center Entries will
include:

* Entry monhument = See signage
gection for requirements

* Traffic signal.

Street lighting - See lighting
sectfion for requirementa.

Pedestrian crossing.

Formal lapndscape atatement -
S52e Landscape Concept Plan for
critaria,

Landacaped mediazn.

Enriched paving mataerial.,

s

. MAJOR ACCENT TREES,
} FORMAL STATEMENT SEE
SURFACE PARKING , LANDSCAPE CONCEPT PLAN
LIGHTED SIGNAGE
- MONUMENTATION )
| b l . * +
L] H -
ENRICHED PAVING
$ LANE ARTEHIAL OR MAJOR STREET
D C

FIGURE 33
DESIGN TECHNIQUE: TOWN CENTER ENTRIES




dential communities.

Urban Hesldantial Walkways

The Ufrban Residentiasl Walkway is

intended to provide & sectcing for
pedestrian activity withinm the
Town Centar Pracliese Plan reai-
The concapt
bethind the street theme i1ia to
create 4 linear space that not
anly serves as a means for local
vehicular circulation, but also
doubles as a focus of communicty
life. Like the Town Center de-
eign elements, greater emphasls
will be glven to the treatment of
hardecape elements, particularly
walkwaya, pedestrian acale light-
ing, and small seatiag areas for
meeting and cooversation.
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Twoe types of walkway aysetame have
been developed and are 1llustra-
ted ino Figure 35. The Primary
Walkway is intended to be used
within the Town Center resgiden-
tial area slong private streets.
Figure 34 1is a coaceptual sketch
of the propoesed walkway. The
Sgcondary Walkway 18 designad ta
ba limited to publie strests and
the locatione illustraced in
Figure 35 are intanded te be
diagranmatic in their alignments.

Strest trees and deslgn concept
for this degign element should
conform to thoae called for in
the Landscape
Section.

Congcapt Plan

4'=0" = &= =" MM,
( *SEE PLANNED DISTRICT ORDINANCE PEDEATRIAN "PLANTED FOR FORMAL
EOR SETBACK CONDITIONS WALKWAY S8TREET TREES

|

| *LIGHT FIXTURE PER
| LIGHTING SEGTION
|

FIGURE 34
CONCEPTUAL SKETCH: TOWN CENTER RESIDENTIAL WALKWAY
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FIGURE 35

LOCATION: URBAN RESIDENTIAL WALKWAYS
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I FRIMAAY WALKWAY (SEE TEXT FOA LOCATION CRITERIA)
TOWN CENTEA SEATING AREA AT APPROPRIATE SPACING,
l PRIVATE &TREET PEDESTRIAN BECALE LIGHT POLE,
; PEA LIGHTING SECTION,
}
TREE PER LANDSCAPE CONCEPT PLAN
WITH TREE GRATE OR PLANTER AT BASE.
TEXTURED CONCRETE PAVING,
SECONDARY WALKWAY (AEE TEXT FOR LOCATION CRITERLAL
TREE PER LANDSCAPE CONCERT PLAN.
]
TEXTURED CONCRETE PAVING.
PEDESTRIAN SCALE LIGHT POLE,
| PER LIQHTING SECTION.
i
i
!'
FIGURE 36

i DESIGN TECHNIQUE: URBAN RESIDENTIAL WALKWAYS
I
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Garden Pedestrian Walkways

The Garden Pedestrian Walkways
form the backboge of the interior
predestrian walkway system for the
Town Center Preciase Flan Unit.
The walkway syatem has been
lacated 80 as Lo provide a
convenlent and vahicular free
means of access ta the major
public and private facilities
within thea Tawn Center for
residents of Neighborhood Unic
Number §ix,

There are twa forms of Garden
Pedeatrian Walkways. The primary
walkway connectiag Unit Six to
the Town Center core 13 deaigned
to accommodate duoal bicyele and

.--."9:';..

Pedeatrian traffie a3 well as
#xclugive pedegtrian movement,
Figure 38 1llustratesx addicional
features rTecommeanded far tha
valkwavw. A pecondary walkway
eayatea 13 provided to serve as a
linkage Irom the Town Cencter
residential neighboerhoods to the
commerceizalfrectat]l core area. 4
means of access top and from both
Walkway aystemd should be pro-
vided by adjacent reaidential
devalopments.

Trees along the walkway ahould
confatm to the Plant Material
List deseribed in the section
titled, Landecape Concept Plan.

!!;{'1-
_I."’ ? A -‘5’\!.‘; -:.“‘.1‘

FIGURE 37

LOCATION: GARDEN PEDESTRIAN WALKWAYS
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TREES PER LANDSCAPE CONCEPT PLAN. —™T
DUAL BICYCLE AND PEDESTRIAN PATH—™T
PEDESTRIAN SCALE LlﬁHT FIXTURE. -
SCREEN VIEWS TO AND FROM PATHWAYS =1
WHERE APPROPRIATE.
e
L)
[ )
" ] #
== -
% L=
L]
—=
. b
. =
b T - —
g e —-__"';l""f .
;m-"l""'" . 4
e ik : L
ADJACENT LANDSCAPED | » - LNABEHT LANDSCAPE
Vi EDGE PATH EDGE \
N MINIMUM | 7
12 FT. WIDE
SHOULDER AREA— RIGHT -OF -WAY
' s .
MINIMUM
20 FT. WIDE
FIGURE 38

= Sl .- : sy

GARDEN RESIDENTIAL WALKWAYS
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Urban Commercial Walkkways

The Urban Conmercial Walkway 1ie
esgentislly limited to the Town
Center commerclal areas, The
primary alignoments for the
waliway have been illustrated on
the Urban Desiga Plan sqc as Lo
continue the concept of a
vehicular free padeatrian-way
through the incerior ¢f the Pre-
cise Plan Area. Figura 39 illus-
trates additienal required walk-
wayg within the commarcial core.

The walkway has been designed to
adapt to two varying conditions
within the commercial sore, Fig-
ure 39 provides design guidance

BN PEDESTRIAN MALL ELEMENT

seses SECONDARY PEDESTRIAN WALKWAYS

{Connaciion to Iree stending
sommiroial sltes
and sxtevier publlc weik waysel

FIGURE 38

for walkways within and exterior
to the commerclial shopplng center
bulilding maas.

The mall walkway will have con-—
tinuous frontage of retail
eatablishments and will remain
open to the publie during all
daylight houra and after daylight
whenever an establishment remainas
open for businenss. Each rataill
egtablishment frenting an the
walkway will orilent entirely to
thie elemant and coordinate
landecape and paving materials
with those used in the walkway.

.J':J}

L N

LOCATION: URBAN COMMERCIAL WALKWAYS




The mall walkway should wary in
wideh from 40 feet to 100 feeac.

Access o second level shops
should be 4integrated into tLhe
desfgn and lacated 0o more than
200 famt apart. At least 3

nodes consleting of small publie
epaces of 5,000 square feet each
shall be located at the ends and
midpoiont of e£ach walkway wichin
an anclosad end.

PEDESTRIAN MALL ELEMENT OF COMMERCIAL
FACILITY SHOULE VARY IN WIDTH FROM 40° = 100”
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Walkweys with open ends need not
ipcorporate these nodes at the
ende, but iastead, muat widen the
antrance to the walkway by 50% of
the typicgl mall width to eapha-
saize pedestrian access. Each ma-
jJor echange in direction of the
walkway nmust incorporate a “nods”
a3 the means of achleving the
change. Stairwaya incorporated
in the walkways should npot exceed
6~ rise and 1z- tread in

MALL SHOULD CONTAIN THESE AMEMTIES:

=L ANDSCAPING PER GQUIDELINES SECTION.

=PFEDESTRIAN SCALE LIGHT FIXTURES
OA BOLLARDS AT APPROPRIATE SPACING,

-PEDESTAIAN FURMI TURESEATING, PCTS, ETC.)
AT APPROPALIATE INTERVALS.

MAXIM UM 1007

MENEM UM 40

FIGURE 40

DESIGN TECHNIQUE: PEDESTRIAN MALL ELEMENT
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ataepness and ahonld pravide The pedestrian wall may be apen l
major laandinga at least each six to the sky, partlially enclosed '
feet in vertical rilse. Thesa with 3 mipimum vertical open ares
landiags should be designed as equal to 501 of the mall floo:

active space contribucing te the atea, or eanclesed with vertical
averall use of the walkway by or horlzental glazing equal to
fronting a retail aetivity onto 502 of the mall flgaer area.

them whenever posslble. .

Tree and lapdscaping should econ-
form to the Landscaps Concept
Plan.

MIN. 8" WICE tF WHEEL 3TCPS PROVIDED ADJACENT I
TO WALKWAY, MIN, 10° = 13* WIDE (F NO WHEEL 5TOPS
PRCVIDED., :

- - *_‘

PEDEETRIAN SCALE LIGHT FIXTURE l
Of BDOLLARD ATAPPROPRIATE SPACING,

:‘ I WHEEL 5TOR,

P e
R
PEDESTRIAN
/ PARKING BAY OR DRIVEWA CONNECTION TO PARKING BAY N\ l
< FREE STANOING - /

COMMERCTAL SITES.

FIGURE 41
DESIGN TECHNIQUE: SECONDARY PEDESTRIAN WALKWAY




Town Sgquare

The focal point of the Town
Center coupercial/housing core
area will be the Town Sguare.
Although two areas are illustra-
ted for wmpecial attention one
area should be mnore prominent
than the otfher. This differenci-
ation will be acconplished
through architactural aassing,
and location and character of
adjacent uses. The Town Squate
is =2lso intended ta be the
“bridge” between the Neighborhood
Conmercial Center and the Region-
gl Center.

The Town Square musat be located
centrally to the project. The
wpace Lftaelf aust be vieible from
a primary wvehicular entrance and

83

provide a majotr pedesterisan drap-
off point. Visibility 1incto the
squatre must be provided from all
nearby pedestrian areas and all
major walkways must converge inta
the sguare. Ineofar as the Town
Square is a public amenity, it
must venain open and available to
the public during davlight hours
seven days a week and after day-
light whenever a nearby estab-
lishment is operating «r aspecial
avant scheduled.

The Square musmt be capable of ac«
conmodating public displays and
performances with attendance of
300. Tha total area requirement
nust not be leas than 20,000
square feet.

" FIGURE 42
LOCATION: TOWN SQUARE
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PUBLIC USE AND EVENTS BPACE

C FASSIVE PEDESTRIAN SPACES l
MAJOR BUILDING MASS SPACE ADJACENT TO
: SHOPS FOR SPILLOVER, &
] AND BHOP USE w?*'_»"
‘@- ° '
& *ﬂ '
P
2 H ot
+ o . @,
&, €
v 0
* === 1 — 7 *
?' P T P,.r l
N *»
o )
&/ » ]
o AJOR BUILDANG MASS
HIP |
> \
ad —
\
ENTRANGE — . '
EMPHASIS . :
THE cENTRAL GATAERING : S———
| BPACE PROVIDE  THE Focusgl e, : N - 24
OF THE )
AND LINKS THE Ny . _DIRECT AGCE3S To -
TWO MALLZY, ; /~  AUTD DROP DF¥ PEDESTARIAN LINK TO RESIDENTIAL .
. ! {
[ i
. I fil- I|I|
FIGURE 43

DESIGN TECHNIQUE: TOWN SQUARE-EXAMPLE




LANDSCAPE CONCEPT PLAN

{ntroduction

The intent of the Landscape Con-
cept Plan 15 to create a unified
plant material palette throughout
the Precise Plan (nit as well as
develop an individual senrnse of
community identity Ffor the Town
Center a5 a whole, Copmon aredas
such ag parkway edge conditions,
parking areas, pedestrian walk-
ways, and entry featores fall
under the category of “"shared”
landscapes.

General Criterla for Plant Salection

The following crieriz was estab-
ligshed In order to create a
framework for the selectilon of
the plant materiais listed in the
Plant Materizl Macrix sgectlon of
‘this document. They are as fol-
lows:

Drought Tolerance

The landscape goal for North City
Went 15 to reduce water ugSe aon
both 8 short-term and a long-tetm
basie. This will lowver costbs,
reduce maintenance, and most
inportant, COngerve waterl .
Plants amhould be chosen to it
the phjectives af:

* Wacer congervation
* Drought-adaptation
* Bepduced meintenance

The ceclor, texture and character
of drought-adapted landscapes are
in aympathy with the surrounding
natural envirooment, and thus
provide a harmonious image for
North City Weat. Therefore, an
addicf{onal related objective 1ia:
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* Aegthetic compatibility
#lth the coastal =zone
locala.

Varfiables that governm plant sel-
ectlians throughout Narth City
West include 8oil types and cli-
mate. Native ©plants should bLe
choeen where femsible. HNHonnative
plants &hould be erelected for
thetr visual and cultural com-
patfhility with the envirpnment.

Themes Tree - Torrey Pine

Eecause the North City West lo-
cale 12 home to a unlgue and at-
tractive natfive tree, the Torrey
Pine, that plant should be woven
inte cthe overall concept of the
etreetscape plantings and neigh-
borhooda as a unlfying thene
planct. The Torrey Plne 13 well
adapted to the ¢limate and soils
of the area, so this selection 1ls
congruent with the goal of pro-
viding a drcught-tolerant land-
scape.

Visual Perception and Travel Speed

Plant chofices for North City West
and Town Ceater streets should he
made, In large part, with a range
of travel apeeds in mind, The re-—
lationship between pace and per-
ceptipn should govern the variety
or uniformicy of plant nateriale
used.

For coavenlence and applicabiliry
to other planse and programs for
Rorth City Wesat, “zonea" 1
through & are based on existing
étreet ¢lasgifications, The zone-
streer class{ficacrion relationhip
1a also wuseful 1in fdentifying
characterietic ratere of travel.
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Zone 1

Deal Mar Heights Road, {Six Lane
Arterlal), :

Zone ] represents the firat im-
pteasslon of North City Weat, and
should have atrong visual impact.
Colorful dramatie planta should
create a powerful, inviting iden=-
ticty estatement for Korth City
Weatk.,

PREIMARY PLANT PALETTE

See Matrix for complete 1ist of
plants.

SLOPE CONDITIONS
TREES - such am:

Pinua torryana — Toarrey Piloe
Finus eldarica - Mondel Pine
Eucalyptue pelyanthemos -
Sllver Dollar Gunm

SHELUBS ~ auch as:

Arbutus unedo = Strawberry Tree
Ceanothus spp., = Wild Lilac
Nerium cleander = (leander
Heteromeles arbutifolias - Toyon
GROUND COVERS -~ such aa:

See Matrix for complete list of
plants.

LEVEL CONDITIONS

TREES - such asa:
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Liquidambar styraciflua - “"Palso
Alto™

Tristania conferta - Brisbane
Box

Eucalyptun polyenthemog =
Silver Dollar fium

SHEUBS - sBuch aa:

Sae Matrix for complete list of
planta.

GROUND COVERS - such ag:

See MHatrix for complete list of
plante.

PLANTING DESIGW TECHNIQUE

See Pigures 45 and 46 for slaope
and lavel ares conditione.

MINIMOM TREE SIZE

Specimen box and 15 gallon
centalners,

TREE TO LANDSCAPE AREA RATIO

One tree for every 600 square
fget of landscape setback ares.
Within the above criteria one
tree for every 1,200 square
feet of landscape setback area
will be a specimen box aslza,
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Zone 2

El Camino Real {Six Lane Major),
Carmel Country Road, Carme! Cresk
Road (4 Lane Prime Arterial).

Traffic on main arteries will be
fast and high inp volume. Thus,
vigwers will be unable to distin-
guish a wida rTange of plant ma-
terials. Coiformicy and minimum
varlety of spacies should be the
key to choices for theae land-
scape zones,

PRIMARY PLANT PALETTE

See Matrix for complete liat of
planta.

SLOPE CONDITIONS
-

TREES = auch aa:
Pinus torreyana - Torrey Pine
Pinus eldarica -~ Mondel Pine
Eucalyptus polyanthempos =
Silver Dollar Gum
SHRUBS = Same a3 Zone l.
GROUND COVERS = such as:

See Matrix for complete liast of
placts.

LEVEL CONDITIONS

Same ag Zona 1.

PLANTING DESIGN TECHNIQUE

See Flgurea 45 and 46 for slope
and leval conditions.

MINRIMUHM TREE S5IZE

Same a3 Zomne L.
TREE TOQ LANDSCAPE

Same as Zone 1.

AREA RATIO




ZONE 3
Townsgate Drive and other Collector
Status Streets or Cul De Sacs.

A travel sapeed diminfshes, the
ability eo distinguish and appre-
clate a divermity of plants ine-
reages., With this in mind, great-~
er varfiety c¢an be introduced into
Zone 3 plantiogs.

PRIMARY PLANT PALETTE

See Hatrix for complete liat of
plants.

SLOPE CONDITIONS
YREES - puch as:

Pinus canarienasis - Capnary
Island Pine

Bucalyptus nilcholll -
Willow-Leaf Eucalyptus

Pinus torreyana - Torrey Pine

SHRUBS - such ag:

See Matrix for ecomplete list of
plantnm.

CROUND COVERS = such as:

See Matrix for complete 1lisc of
planta.

LEVEL CONDITIONS

[

Same as Zonme 1.

PLANRTING DESIGN TECHNWNIGUES

See Figures 45 and 45 for mlope
and level area zonditions.

B8

MINIMCM TREE S5I1IZE
Same as Zone 1.
TREE TD LANWNDSCAPE AREA RATIO

One tree for every 500 mquare
feet of landecape setback area.
Within the above g¢riterla ane
tree for every 1,000 sBsquare
feat of landacape setback area
will be a apecimen box eiza.
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Zone 4

Lacal Streets

In keeping with & traffic tempa
that is appropriate to residen~
tial areas, atlll aore wvatiety
cag be ifntroduced into the lagcal
atreet plantings. An expanded
plant palatte, with greater visu-
al interest, diversity and asea-
sonal color, should add distiogc-
tion to internal astreetscapes and
will help individuate each neligh-
berhoad.

PRIMARY PLANT PALETTE

See Matrix for complete liat of
plants.

SLOPE CONDITIONS
TREES - puch asg:

See Matrix for complete list of
plants.

SHREUBS - such anm:

See Matrix for complete liat of
planta.

GROUND COVER = guch as:

S5ee Macrix for complete lisc of
Flantsa.

LEVEL CONDITIONS
Same as Zone |].
PLARTING DESIGN TECHNIQUES

See Figures 45 and 46 for slope
and level area conditions.

MINIMUM TREE S5IZE
Same ag Zona 1.
TREE TO LANDSCAPE AREA RATIO

One trea for every 500 sguare
feet of landscape setback arga.
Within the above e¢riteria one
tree for every [,000 square
feet of landscape setback area
will he & specimen box siza.




Zone 5
Intersections

Colorful and nunusuzl specimens
should ba chosen to emphasize the
inportance of certain key arteas,
such as intersections that mark
the entrances to easch neighbor-
hood. The contrast batween color-
ful /unusual “identity” plantas and
the unifermity of the octher
atrastescape plantas will punctuate
pointe of special intereast and
wvill provide variety in the plan-
ned landmcape.

PRIMARY PLANT PALETTE

See Matrix for complete list of
Flante.
TREES -~ such aB:

Eucalyptus ficifolila - Red
Flowering Gum

Bauhinia warlegata — Grehid
Tree

Erythrina caffra - foral Tree
Eoelreuteria bipinnata - Flame
Trea

Platanus 8pp. - Sycamare
SHEUBS = such as:

Dietes biecolor — Fortnight Lily
Echium faatuosum - FPride
Madelra

Bacallonia spp. - Pink Lady
Genolepls chrysanthemiodas -
N.C.N.

Hemgerocallia hybrids — Day Lily
Limoniua perszil = Sea Lavender
Melaleuca nesophila - Pink
Melaleuca

Nerium oleander - Oleander
Tecomaria ¢apensis ~ Cape
donavsuckle

GROUND COVERS ~ guch ag:

Aptenia epp. - Red Apples
Bougainvilla spp. -
Bougainvilla

a1

Dreosancthenun floribundum - Ice

Plant
Lamprenthus app. -
Lawno =~ Turf

Ice Plant

PLANTING DESIGN TECHNIQUE

See Figure 46 far recommended
planting concept.

MINIMUM TREE SIZE
Same 43 Zone 1.
TREE TO LANDSCAFE AREA RATIO

Same a3 zones ] and 2.
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Zone 6 Zone 8
Urban Commercial Walkways Garden Pedestrian Walkways

PRIMARY PLANT PALETTE
TREES - such anm:

Cupaniopais anacardioides -
Cartotwood

Ficus Tetuss nitida = Indian
Laurel Fig

Pittosporum undulatum =
¥ictorian Box

Platanus acerifslia = Landon
Plane Trea

Pyrus Kawekamii = Evergreen
Pear.,

See Matrix for additianal
trean,

PLANTING DESIGN TECHNIQUE

Double row of cancpy Ltreas
central to the mall's align-
nent. Pots, flower boxes, eLc.
will be gocouraged where com-—
merclal frontage exiata.

MINIMUM TREE SIZIE

Specimen box and 15 gallen can-
tainers.

TREE TO LANDSCAPE AREA RATIO

Same aan Zone 4§.
Zona 7.
Urban Residential Walkways

See Zone 4 for appropriate
guideliines and eriteria,

PRIMARY PLANT PALETTE

TREES = such as:

Liquidsamber sttraciflua - Sweet
Gum

Flatanus racemosa - California
Sycamore

Finuwue halepensais - Alappo Pilne
Smaller scale eucalyptus app.

See Matrix for additional
txeen.

PLANTING DESIGN TECHNIQUE

Trees to be placed in a2 mean~
deripg grove—-llke pattern,

Minimem Tree 5ize

Specimen box and 15 gallon
aizes.

TREE TO LANDSCAPE AREA RATIO

Tree to landacape area tatic
one tres for every 600 square
feor of landscape setback area.
Within the above etiteria will
ba one specimen box tree for
every 1,200 square feet of
landacpe mathack area.




Surface Parking Areas
{greater than 2,000 sq.ft. In size)

PRIMARY PLANT PALETTE (S5ee Matrix
for full lisc}

TREES ~ such ag:

Cupaniopeis apacardiodss -
Carrotwond

Ficus sp. ~ Fig

Glediteia 8p. - Honey Logustk
Eoelreataria sp.

Podocarpus gracllior - Fern
Trae

SHRUBS - such as3:

(See Matrix under Zone 5}
GROUND COVERS ~ such aa:
{See Matrix under Zone 5)

PLANTING DESIGN TECHKIQUE

Trees to form a low epreading
canocpy over large paved surface
ACeal .

Landecape parking strips and
1glacdas shall be included to
praovide visual relief over
large surface patking areas.

Renidential parking areas will
incorporate landacape etripa
and 1islande as A meana to
nadulate the atze of large
surface areas. The design
intent 18 to create a series of
parking area modules &s opposed
to large, aingular gurface
ACFEAN .
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MINIMUM TREE SIZE

Specimen box and 15 gallon
containers.

TEEE TO LANDSCAPE AREA RATID

One crae for every eight park-
ing stalls.

ADDITIONAL LANDSCAFPE CRITERIA

A minipun of ten percent of the

interfor of parking areae shall
be devoted to landacaped park-
ing strips and islands.
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Parking Structures
PRIMARY PLANT PALETTE

DECE AREA TREES — such as:

Callistemon cicrinum =
Bottlebrush

Ficus retusa — Indian Laurel
Fig

Mecraglderos s#xcelsa - Hew
Zealand Christmes Tres
Nerium Oleander - Oleander
Pyrus Kawakamili - Evergreen
Peart

SCREENING TREES - such am:

{(3ee Zones l=4 for selection of
appropriate traes)

YINES = such aag:

Bougainvillea -~ Bougainvillea
Jagminum sp. — Jasmine
Clematfs ap. =« Clematis
Trachelospermum aeriaficum -
Star Jasmine

Wiasteria - Wimteria

PLANTING DESLGW TECHNIQUE

Landscaping on aurface deack
areas can locorporate sither
trees in planteras or an arbor
concept with vines. Guidelines
for wmcreening parking struc-
tures along streets are illus-
trated io Figures 24 and 26.

MINIMUM TREE S51ZF

Specimen box and 15 gellon.

Plant Matarial Matrix
TREE TO LANDSCAPE AREA RATIO

Goe tree for every elght park-
ing 3talls {f trees are ugsed in
place of an arbor concept.

The Eallowing threea charta
{Treea, Shrubs and Ground Covers)
have hamn designed (] help

quickly identify appropriate
plants tor each stTectacape
"zona", The vertical axis lista

each zona, BEach zone lists the
araea typees (S5lape, Flat, etc.)
that must ba consfdeted in plant
gelection, The horizontal axis
liats acceptable plants. A large
dot ldentifies the appropriace
nateh becwesn plant and area
zone, according te the General
Criteria for Plant Selection.

It should be noted cthat aach
Matrix inciudea the primary
rteconmended plancts which meee the
basie crirecia for WNWorth City
West, - the lists ara not
intended to he fully comprehen-
give, Additiongl trees may he
gdded to the Mztrix with the
approval of the Park and Recrea-
tion Director or PFlaaning Direc—
tor.
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TREES
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HONEYSUCKLE
MYOPORUM PARVIFOLIUM

N.C.N.
PELARGONIUM PELTATUM

IVY GERANIUHM
ROSMARINUS OFFICINALIS

ECSEHMARY
TRACHELQSPERUM JASHINOQOIDES

e

JASMINE

STAR

TURF

LAWN
IRERIGATED HYDROSEED MIX

{SEE_NOTE)
NON-IRRIGATED HYDROSEED MIX

(SEE NOTE)

HOTE:

IRRIGATED HYDROSEED MIX

LOBULARIA MARITIMA
TROCPAEOLUM MAJUS
ESCHSCHOLZTA CALIFORKICA
TEIFOLIUM FRAGIFERUM V&R,
CAZANTA SPLENDENS
ATRIPLEX “CORTO™

ACACIA BREDOLENS

NON—-IRRIGATED HYDRCSEED MIX

ESCHSCHOLZIA CALIFORNICA
ERIOPHYLLUM CONFERTIFLORUM
ENCELIA CALIFORNICA
LOTUS SCOPARIUS
BACCHARIS SAROTHROLDES
ADENOSTOMA FACICALATUM
MIMULUS PUNICEDS
HETERMELES ARBUTIFOLIA
CEANQTRUS VERRAUCGSUS
VIGUIERA LACINIATA
MALOSHA LAUKINA

KEGS INTE- &1 ©° 2
ERLIOGONUM FaSCICULATUM
ARTEMISIA CALTFORNLCA
QUERCUS DUINSa

BROMUT MOLLTS

'TRIPLSX i, BACCATA
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Design Techniques for Specific
Landscaping Conditions

The following sectlion outlines
the wminimum satandards of design
technique for the streetscapas of
Horth <City Wast. The term
"deaign technique™ deacribes the
arrangement and wuse of plants
within the following categories:

Slope areaan
Flat areas
Intersections
Medians

* ¥ ¥ %

Each of the above aress can be
found 4in one or more of the
landscape zones.

ag
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Medians (Center Islands}

The planting areas of medizns
should be a minimum width of six
Eeet wide. Peved areas hetween
beth curbs and madian planter
must be & minimum width of twe
feat, and turn-pocket nosea will
not be planted.

Tree gglections and epacinga
should allaw Eor vehicle
clearance at maturicy. Large-

scale deciduous treesg are the
praferred cheolices for medians,.

*# ZONES 1 AND 2

Inforual placemeat of trees ia
the preferred planting design
techoigque for medlans in zones
1 and 2.

Because af high ttavel apecds
{reduced visual perception) a
solid massing of sahrubafgraund
covers 1a preferred, but an
introduction of accent plants
at the beginning and end of
each medlian is acceptable. Use
of lawn is not permitted within
zone 1 and 2 mediana,

* ZONE 3

Again, an informal plant
arrangenent 1a enceouraged, but
lawn can be introduced at the
beginnioge and ends of Zone 3
medlians. The wuse of lawn,
however, ia limited to the
following couditions and
requiremencs.

1, The maximum area allocated
for lawn shall not exceed
seventy per cent (70%) of
the total planted ATE£a

within the median,

2. When the lineal dimension
of the entire planted area
0f a median 1a lasa than
100 feat in length, a2 solid
massing of either ground
covaers/shruba or lawn is
required.

ZONE 4

Same as Zone 3.
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I | +— LAWN WHERE APPROPRIATE.

MAXIMUM 100° DIMENSION
WHEN FRONTAGE 18
ADJACENT TD: 4 OR B
LANE COLLECTOR.

: A XIMUM 150°
DIMENSION WHEM FRAONTAGE
18 ADJACENT TO: 4 AND 8 LANE
ARTERIAL, AND 4 AND 8 LANE
MAJOR.

FIGURE 45
DESIGN TECHNIQUE: INTERSECTIONS
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FLAT AREA DEFINED: {2 2[#
3:1 SLOPE RATIO - 2

i

< STREET. L PARKWAY EDGE
RIGHT OF WAY “

USE OF LAWN:

Lawns and lawn-substitutes are introduced into flat areas to
creats z clean, well-keph: effect, The uwma of lawvn, however,
is reastricted wvhen the landscaped parkway edge eguals ar
—axeeeds a dipenalen of 40'=0". Under such condiclone the use
of lawn is liaited to 350 per cent of the plantadle landecape

parkway area.
REQUIRED SETBACK LINE.

W - - g
-
<|.
=
-4
o
E LI - . - *
_ i ___ STREET RIGHT OF WAY EDGE -
——
bl STREET
FIGURE 48

DESIGN TECHNIQUE: FLAT AREAS
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TREES RECCMMENDED AY TOP AND MIO-SLOPE - N -’"m,%
{TYPICAL}. E g"’iw .
==- 2 “‘H"hg
NATIVE SHALES CONGENTHATED AT TOP OF —— e e e el

ELOPE. QUCASIONAL MASSING ENCOURAGED AT
LOWER PORTION QOF SLOPE.

HATIVE AND/OR DRCUQHT TOLERANT SHRUBS
CONCENTRATED AT MID-SLOPE.

DROUGHT TOLERAMNT GROUND COVER
{TYPICAL)

NATIVE AND/OR DAOUGHT TOLERANT SHRUBS
CONCENTRATED AT TOP AND MID-SLOPE,

DRAOUGHT TOLERANT GROUND COYER.

FIGURE 47

DESIGN TECHNIQUE:
SLOPES
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Manufactured Slopes

Al1 cut and £111 slopes will be
planced and irrigated as required
by DRivision 4, Section G2 of the
San Diego Municipal Code, and in
accordance with the City of San
Diego Engineer's Specifications
for Landscaping and Irrigation
for Land Develcopment, Dac. 746395
{filed February 20, 1974).

Cenerally, low-malntenance plants
shanld be used oan alopes and 1in
publie or c¢ommon areas. Draught
tolerant plants and natives
should be iperoduced where feasi-~
hle.

S5lope area landscaping ehould
utilize the regquired trees listed
in the Additienal Recgrmended
Tree List Table,

Plant Selectlon

All plants ghould be providsd 1in
accordance with the Californils
State Department of Agriculture'’s
regulations for nursery 1nspec-
tlens, rules, and grading. All
plants should have a habit of
ErTowth normal rte that specles and
should be scund, healthy, vigor-
ova, and free of Insect infesta-
tious, plant diseases, and objec-

ticnable disfiguremencts. They
should have normally well-
developed branch systems and

vigorous and fibrous root systems
whizh are not reot or pot bound.

The alze of plants will corres-
pond with that normally expected
for the species and varieties of
commercially avallable nursary
stock, All pilaats should be
adaptable to the c¢limatie condi-
tiong of the area ir which they
are planted.

Planr materials should be of good
quality and meat marketable mer-
chandlse etandarda. Trees shouwld
exbibic a trunk caliber adequate
te support their follage crowns.
Shrubs should exhibic a balanced
and uniform growth pattern.
Groundcover rogted cuttings
ghould be healthy, vigorous, and
well-rooted.

The use of "specimen” =size trees
18 encouraged at epeclal areas,
such as neighborhood entrances,
project entries, and focal
points., No speclaen tree should
bhe smaller than a 24-Lnoch boax in
s5lze.

The spacing of trees and sahrubs
should be approptriate to the
specles used. Plant markerials
should also be sgpaced so¢ that
they do not interfere with ade-
quate area lightiog or rTestrlet
access to emergency apparatus,
duch as fire hydrante or fire
alarm boxes. Proper spacing
ehould alse ensure wunobgtrupeted
zecess for vehicles and pedestri-
ans. The selection and placement
of plants should take 1ineg con-
sideration sight distance criter-
la for motorists, particularly at
nelighborhood and project entriles.

Landscape Maintenance

411 planting areaes should be
galntained in & weed and debria-
free conditien. Walkways should
be kept clear of debrie from
malntenance operationg, ercelon
runoff frem storm® aomd {irriga-
tfon, and windblown debris. Land
included 1in tommon malntenance
areas shall be maintained by
OWNET .




The irrigation syatem should be a
permanent, automatic wunderground
syaten, programmad to deliver
adequate woll moisture as deter-
mined by close personal inspae-
tisn. The so0il moisture attained
should promote vigorous growth of
all plant materials. Tha system
shouvld bhe mnaintained 1iIa good
working order. Cleaning &anod
adjustment to the systemx should
be a part of regular maintenance
activitien,

all landacape catch basgina,
gwales, chanoels, and cther
drainage deviges should be main-
tained £fn a state conduclive to
canducting wkter in a frae=-
flowing condition.

Fencing and Walls

All fences and walla mshould be
designed as integral elepents of
the building archicgcturs ot
complementary to the architecture
and lapdscape charactar. Plant
materials ehould be uped to
soften the appearance of all
walla and fences. Fencing will

be subject ta the Planning
Director'a approval as to
material, colar, and height.

Figure 28 1illustrates the wall
type to be employed as a noise
barrier.

Energy Conservation

In order to reduce the amount of
energy consumed, the following
ctiteria will be considered:

1.
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Where possible, bulldings
should be oriented with the
long axis in an esast west
direction with full socuthern
expsscre, resulting in re-
duced east and wesst facing
wall surfaces.

Qutsfide ghades and awning for
windows should be utilized.

The exterior aof dwelling
units should be shaded with
vegetation, uwsing conifaroun
trees on oorth and deeiduouns
treem on south.
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LIGHTING CONCEPT
L ]

tntroduction

The lighting concept for the Town
Ceater covers the areap within
the perimeter straecta, Street
lighting criteria within the
right-of-way of public atreets,
such aa El Camioo RBeal and Del
Mar Helghets Road, will be pro-
vided in accordance with Council
Policy 60D-4%.

General Guldelines

The Town Center has unique light-
ing requirementa Iin that it naeds
to provide £for intensive night-
time use by the Town Center resi-
dencts as well as thosa of the
gurrounding community.

The lighting eoncept is composed
of aeveral 1lighting districts
which have their own illuminaction
Tequlrenents and character — they
are as follows:

Urban Commerclal Walkways,
Circulation Zones and Town Square.

The lighting character for this
area 1a intended to be fastive
and varied, in eontext with che
varlety of uses and ahops and
general active mature of the core
area.

Storafront lighring whieh over-
flows from the Interior  uaes,
will be a significant factor 1in
illuminating the pedestrian
areas. Supplemental lighting,
lodependent of atorefronts will
be provided to insure proper
illumination and security light-
ing durieg non-business hours.

All light fixtures will be pedes-
trian in scale and mounted oo
either posta or the buillding wall
and integrated into the architec-—
tural character.

Pedestrian lighting must achieve
a uniformiety racio of 3.5:1 aver-
age to minimum with a maintained
averasge of 1,0 footcandle and a
nintaum of .5 footcandle. in
secondary walkway areas, poeint-
to-point 1lighting 1s acceptable
wikth provisiona for clearly iden-
tified paths and destinatfons.

Parking Areas

The illumination of parking areas
ia to primarily provide for safe
and comfortable use by both che
vehicular and vpedestrian user,
while 2t the same time not pre-
senting an coverlit parking area
which will daterfere with, and
detract from, the commarcial uses
or adjacent high denaity residen-
tial sices.

Parking Area lighting will be
aounted at wmedlum heightas,. Sea

Figure 48. Fixture type and
deaign should 1nelude a full
cet=-off shield directing all

fliuminatior down to the parking
surface.

Parking Areas must maintain uni-
formity levels of 3:1 average to
nininun with a maintained average
of 1 footcandle and minigum of .5
footcandle.

Commercial Service Areas

Service area lighting must not
apill over inte adjacent areas
and the lighcing source must naot
be vigible from the roadwaya,
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Entries

I Special lighting will be placed Lighting in the Park and Open
at key antries (auto and peden- Space Zone must mest the needs of
trian) to indicate point of eutry both the pedeatrian and adjacent
and will be combipned with project developments. In the publie

identity asigning. gpaces along Townagate Drive and

within the Park, lighting will be

' Residential Arsas of a pedeatrian scale and coordi-
. nated to reinforce the character
Pedeatrian and project lighting of this Zone.
within the residential areas will
be designed ae an integrated sa- Pedestrian lighting must achieve
lution to sxerve bath the projact a uniforalty ratic of 3.5:1 aver-
needs, as well as the needs of age te ninimum with a maintained
the pedestrian moeving through average of 1.0 footcandles. In
these spaces, Clear distinction gecondary walkway areas, point-
as to public and private spaces to—polnt 1lighting ia acceptable
will be provided by 1lighting. with provisiona for clearly iden-
Care will be taken soc that the tified paths and destinaticns.
cutdoor night-time i1lluminacion
will not conflicet with the Ln-
terior living spaces of Tesi-
5 dentas.
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SIGNAGE AND GRAPHICS

Town Center Commercial Core

Al asigns In the Town Centar
Commercial Core area shall ke
-aubject to review under the cri-
teria expressed in Segtion
i01.,1123, Divisdon 11, of the
Municipal Code of the {ity of San
Hlegoe, Coaprehensive Sign Plan.
Under the Comprehensivae Sign Plan
the Flanning Director mhall have
the authority to parmit tha util-
ization af comprehenesive eaign
plans for certain situvatiens 1in
lien of the sign regulaticas
applicable to any particular
commarcial zona,

Any Comprehensive S5ign Plan auhb-
mitted to the Planning Director
shall fnaclude the leoccation, size,
height, ¢olor, 1lighting, visual
effecets and orientation of all
ptoponaed Eigns. Preliminary
ninimum etandards for signage
within the Commercial Core area
ara described in the Carmel Val-
lay Precise Flan = Deaign Ele=-
mant.

The Comprahansive 5Sign Plan for
the Town Centar Commercilal Core
will be submitted and approvaed
with the f£irst Daevelopment Plan.,.

Procise Plan Residentlal
Neighborhoods

S5ignaga within ¢the rasidencial
neighbohoods are gubjeet to Che
minimum standarda described 1in
the Carmel Valley Preclse Plan -
Design Element. Additienal eri-
teria such as ainimum clearance,
area, L. are govarned by
Paragraph D Segction 101.0410,
Division 4; Sign Regulatiseuna for
B2 Zones, of the Municipal Code.

Additional atandards far public
facilicles within the Precisge
Pian Area are subject to the
regulaclions of the governing
reapective agancies.’




GRADING AND DRAINAGE

o —

Introduction

Iliustrated In the aceompanying
Conceaptual Grading Plan, Figure
49, the Town Center FPracise Flan
Uoit will be graded in gantly
stepped LeTraces and alopes.
This ecriteria was immediately
eptablished at the beginning of
the demign and planning process
in order to maintain the wsite's
unique topagraphy of ridges and
gulleys.

To avold rigidity ia the final
design of individual development
eTeas, 1t abhould be mentioned
that Figure 49 13 a conceptual
diagram. Trangition aresas be-
tween individual development pads
should be contoured to wsimulate
natural coaditions, Furthermore,
multiple pads should be created
as opposed to large flat pads.

Beyond the concetn taken o plan
and design within the asite's

exiaticg grading framework of
varying high points and low
points, studies were done ino

arder to aonalyze the Town Cen-
ter's proposed grading and build-
ing mass rvelationship with adja-
cent development uwalts. Sections
A and B reapectively illustrate
the east west and north south
telationshipe. The croas—-sec—
tions shew the proposed and ex-
isting surface elevations.

Crosa-sections C, D, and E are
limfieted to the aites within the
Precliee Plar boundaries. With the
excaption of Sectlon D, Sections
£ and E with i¢ts emphasis ocn a
gtepped grading econcept, essen-
tially c¢conoforma to the sgite'e
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exinsting topogaphy. Section E,
however, depicts & major goil cut
aidway through the section. The
area in question 1s within the
Conmunity Peri and 1s specifical~
1y taken through the multi-use
athletice fieldsa. Although the
terracing econcept 1s employed in
devaelopiog a conceptual Patk
Plan, the nature of a Community
Park with its emphamia on large
flat aream, will require wsonme
deviation from the small pad
develaprent concept recommended
for the Precise Flan Unit.

Additlonal Grading Principles

The following guidelines should
be ftollowed in. inplementing
landform <¢oncepts and grading
ohjectives. Slope banks should
be limited, wherever posasible, to
a 3}0-foot helight, to aveoid begn-
ches. All grading of major
elopas should be contoured to
achieve a mnatural, rounded ef-
fact. A manufactured appearance
with harsh tranaltioneg betwesan
tapa, bottome, and sides af
slopes should be avoided. Slopes
gahould be roundad at tops,
smoothed At bottoms, and blended
at sidea. Use of variable alope
ratios 13 eacouraged. The maxinmum
gradient should be 2:1, mxcept at
neighborhood entrancas where 3:1
is the desired nmaxinum,. Like
slope banka, earth herms and
mounda should be rounded with as=-
gaciated landscaping.

All pgrading opetaticons should
take Into account the potential
for ervsion. Grading ehauld he
limited ¢to what s necesaary,
sueh that epilleovers into natural
areas shall be protected.
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Dralnage Principles

On a project or subdivision bas-
in, the following maasures ghould
hae wutilized daring design and
conatruction to reduce rainfall
runoff and minimize erosion:

* Compliancae with
drainage deeign policies aet
out in the Cicy Draiaage
Design Manual.

* Uea of porous hardacape and
ccher surfacea, where appli~
cable, which permit rain
Infileration "at tha source.”

* Sandbagging of unpaved road-
beds, whera necessary, to
minimize erosien and prevent
gadiment tramaport,

* Conditicnling and planting of
aill wexposed, graded slaopes
using proceduras outlined in
Cicy of San Diege Engineer'a

current .

Specifications For Landacap-
ing And Ivrigation For Land
Developmenr, Co. Re. 746393,

* Cloasa phasing of grading
opearatiaone and slope land-
ecaping te reduce sgusgcepei-
bility of slopes to ergalon,

* Control of sediment produc~
tion from graded building
pads with low perimater
berms, Jjute matting, asand-
baga, halded diteches, or
agthaer appropriate methods.

In additlion, required ctempararty
and permanent drainage facilities
should be constructad an-site,
coneurtently with grading epera-
ticna. This includes such faell-
ltien as storm draine, and energy
disaipators., Por each projeet, a
coppreheneive Landacaping and

Itrigation Plan for all gradaed
8lopes ehould be prepared to
provide for rapid slope ata-
bilfzation during and after con-
atruction.
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FIGURE 49

CONCEPTUAL GRADING PLAN
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200

Coneoptul Elevations

LEGEND
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FIGURE 50
REGIONAL CROSS- SECTIONS
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SITE PLANNING AND
ARCHITECTURAL
GUIDELINES

TOWN CENTER RETAIL, OFFICE
AND PUBLIC FACILITIES

Goal

The Retail Area of the Town Gen-
ter care is in esgence the
"downtown” of North {Clty West.
However, because of the predomi-
nantly residential nature of
North City West feself and the
compunity's proximicy to the
small beach communitfea of North
County, the Town Center should
convey a Village Center character
and function. All design effore
should be ditected toward this
result.

To achieve this, the Town Center
should contain commercial, cul-
tural and social)l services and
activities usually found in small
towas 1in a pedestrian-oriented
environment. The design cherac-
ter should reflect that of cthe
gurrounding coemmunities.

Reiationship to the Plan

The Town Center Retafl Area, with
the regquirements of access, be-
coweg the core of the neighbor-
hood. Although the Town Center
i3 positioned at the cormer of
the Precise PFlan Unit, the en-
phasis of all circulation systems
on the Town Center is vital to
its establishment as the Core.

The Town Center Retail 1s the
focus of the Community Plan,
functionally and environmentally.
This characteristic is macifested
in the denailty of activity and
full range of errvices available.

Site Planning

The Site Planm of the Town Centar
core must folloew the Urban Design

lan. Thia Plan locates the

enter and firmly establishes the
spaces and linkages that  are
vital for the esuccegs of the
Precise Plan Unit as a whole.

The locatian of buildingnm,
patking areas and structutes,
entrances and featurex should be
baseed on how well they fora the
spaces and linkages called for
Urbhen Deelign Plam. The spaces
pecvple use should be formed by
bullding mass and structute.
This criteria is conglidered
central to the overall “urban.
design concept.

Cleatly defined and enhanced
pedestrian walkways leading from
all areas of the parking lots and
gtrustured to the urban commer-
clal walkways shall be an inte-
gral part of the sice design.
This 1a t¢ eliminate all con=-
fusicon and safety hazards from
the pedestrian Bovement from

Aytomobile to destination.

Figure 53, and the accompanying
text, clearly establishes the
size and natute of the variocus
conponents of the Plan and how
they are to Interrealace. The
ravge Iin setback dimensionszs for
each element of the Plan allows
for deviation 1in plan configur=-
ation equal toc the range in Bet~-
back,




Mazs Anahors

Secondary Bullding/EdQe

Bullding Landmarks
*Pag* Bulldings

Town Centar
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FIGURE 53

TOWN CENTER COMMERCIAL CORE
{PLAN 1S ILLUSTRATIVE OF PLANNING ELEMENTS ONLY, DEVELOPMENT PLAN
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Planning Use, Location, Massing
and Height

MASS ANCHORS

Masas Anchors are the form and
Functianal ceaponents of the
Commercial Core which are placed
at the enda and turning point aof
the complex. These buildings are
tha primary retall attractions as
well as viaually identifying the
extent of the Core, The anchora
may be one-to-three gtories in
height and from 20,000 to 150,040
square feat, The anchors muat be
get back at least 100 fe=t and no
more than 300 feet from all
stTeets,

BUILDING LANDMARKS

Buillding Landmarks are publie
buildings and functiomal com-
ponentsa of the Commercisl Core.
They are placed to £form the
antrances to the comnplex and at
least one edge of the major pub-
lie spaces. The Landmarks may be
cune-to—two stories ia helight and
from 5,000 square feet to 50,000
dquare feet., The Landmarks must
be set at least 50 feet and no
more than 300 feet from all
streets.

PAD BDILDINGS

Fad Bulldinge &re the frae-stand-
ing bulldiags placed separataly
from the main complex and are
adjacent to tha ElI Camino Real
and Del Mar Heighta Road. Theae
buildings contaisa usesa that re-
quire free-atanding ILdenctity eor
acceas such as drive~in facili-
ties., Should a drive-in facility
be ipceorporated it shall be fully
integrated with the traffic pat-
terus of the Town Center, The
pad buildinga will be only ane
stotrty o height and from 2,500
square Feet to 7,500 aquare feet
in mize and set back at least 25

feat and nat more than 75 feet
from the streets.

SECONDARY BUILDING/EDGE

Secondary BRBuilding/Edge ate the
remainder of commercial apnd of-
fice buildiagas which also provide
the goods and services of the
Town Center. While the frontage
on the mplne, or mall, will bhe
open and accessahie because of
its commercial nature, the axtar—
lor facing edges shall ptovide
the appearance of a “"front™ and
provide pedestrian access at no
greater distance than every 300
fest., Convenlence and community
serving uszes ahall, whenaver
possible, "front™ to the extarilor
access points and screets for
eagy Identification and acceas.
These buildings may be one and
thrae stories in height, set back
at least |5 fest and no more
than 280 feet from the street
righe-of-way edge.

MAJOR PUBLIC SPACES

Major Public Spaces of the Town
Square shall be located at pri-
mary entrances. These sapaces
shall be & minimaum of 320,000
square feet in aize fronted on at
least opne wside by a Landmark
Building. These spaces shall be
equipped with provismions for
public, cultrual, and secial
evente and activities. Ar least
one major publie apace ashall
contain an ampitheater with a
50-seat capacity. At least ona
major public sepace shall contain
araa sulitable for a puklic exhi-
bhition, such as art or antiques
of moderate xize usually held in
ahepping <¢entera. The Town Cen-
ter shall contain at legst two
major public apaces.
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SECONDARY PUBLIC SPACES

Secondary Publiz Spaces are those
spacas that ogccur at the begin-
ning, end, and/er change fa di-
raction of the pedestrian wspines.
Thege spaces must be & minimum of
5,000 square feet. Eazh anchor
shall have a secondary publie
space wherqe the pedestrian eploe
join. The secondary public
spaces may be wmulti-level but
Bpust contain random publis seat-
iag for twenty.

PEDESTRIAN MALL ELEMERT

The Pedestrian Mall Blemept, of
Urban Commercial Walkway, 1sa the
activicy focua of the Ceanter
along with the public epaces.
The pedestrian spine connects all
the shops and activities of the
Town Center and ifintercsunects the
public spaces. All entrances to
the Center exterior pedestrian
linkages and vehicular aystems
shall be integrated with the
pedeatrian epine. 4 part of the
pedeatrian spine i3 the retail
mall space ictself. This may ba a
one or two level cilreulation
elemant with shops and mervices
facing 1into the mwall at each
level,. The mall may be open Eo
the alr or enclomed and shall be
from 40 feetr to 100 feetr in
width, storefront to stotefront
or 16 feet curb to storefront
when the mall hag shops on one
side only.

SECONDARY PEDESTRIAN WALEWAYS

The Secondary PFedestrian Walkway
is the system of pedestrian walk-
ways that fintegrate the Town Cen-
ter with the pads and surrcunding
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land udes ptoviding conplete
pedestrian sccess to all parts of
the Town Centar. Thege linkages
phall ba Jdefined by 8 foot
ainimun concrate paving with
lighting adequate for night=-time
pedestrian activity. This aystem
ineludes the pedestrian bridge to
be constructad from the southeast
carner to the northwest corner of
ElL Camino Real and Del Mar
HBeights BRoad. Alas included are
the grade pedestrian c¢rossings at
the intersections at Townegate
Drive and those linkages at the
perimeter of the Center. The
external padestrian linkage shall
be mc deaigned as to fully inte=
grate the perthesst corner and
the pouthwest cornar of the Town
Center with the Core.

Where retall uses are fraonting
directly onta the extarior pedes-
trian linkage, the paving ehall
beg of a apeclial finlish texture oT
color for a width of 8 feer,

YEHICULAR INTERSECTIORS

Vehicular intersections shall
provide a smooth flow of trafiic
into the Town Center at appropri-
ate polnts. These intersections
shall 4include pedestrian croas-
ings where required. Vehicular
intersections shall also fully
integrace the northeast and
douthweat corner of the Town
Center. The design of thase
intersectiona 1s further des-
crihed in the Urhan Desaign Plan.

Complete bicycle Bcceass shall be
provided concurrent with vehicu-
lar acceess with bicycle storage
areas at each primary and secon-
dary public espace.
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Massing, Height and Scale

The Town Center hasm besn con-
. ceived as a multi-level complax
that staps with the grade ia both
north sauth and east west axis,.
While this astepping L8 Llmportant
te the concept of the Plan, the
complexr 1tself should not excaeed
thrae storiesa in height a:t any
point. The majority of ctha com-
plex should be one and twoe stor-
ias ia helght in order to attain
the village character cCthat i3
desirad.

Tha overall mass of the Town
Center c¢omplex should be organ-
ized to form the spaces and link-
ages contained iIn the TUrdan
Design Plao., The primary putrposs
of future architectural design
concepta ahould be to muppert the
alenents of the Plan. The wmass
of the buildings gshould be
manipulated to clarify important
faellitlies within the coamplax as
well as adding a sense of varlety
and interest to the whola.
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Scals 1s one of the most import-
ant 1lssuvues associated with cthe
Town Center. In order to reach
the goal of eatablishing a vil-
lagas atmosphere for North City
Wast, ¢the design af the Town
Center has tao ba particulariy
aensiecive to the bseale of ad-
jJacant components., Village iscale
can be achieved by the careful
articulation of large building
forms to eabtabliah an image of
small scale pedestrian environ-
maent. Davelopment of many varied
pedestrian spaces and circulatieon
patternes will algoe help forwm the
basis for pedestrian scale design
relationshipa.

Finally, attentiaon should be
glven ¢to the exterior of Cthe
buildings to avoid large unbroken
surfacas. Bae wall surface ahall
exceed 200 8gquare feet without a
change 1in plans, material or
taxture.,
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Form

The form of the Town Center Core
should be manipulated to provide
a variety of shape, surfaces and
texture., Form shouwld be estab-
lished 1in a hierarchial fashilon
to communicate the importance of
the primary slamencts of the com-
plex such a8 & claamic Village
Center would be prganized, This
approach allows for recognition
gf the nead to provide largs
single masses for the “anchor”™
storeas so long ae the balance of
the Center is comprised of small-
er pedestrian-mcaled elements and
centralized feature-type build-
ings for orientation and inter=-
eFt. 8iting and location eof
these olements shpuld be care-
fully c¢onaidered to further the
goala of the Plan.

Roofscape

The roofs of the Town Centser Core
will be peen from adbasve by the
neighboring mid=-rise rasidential
element. While it im impossible
Lty avold plasing some mechanical
equipnent on the roofs of retail
buildings, the rToafscape c¢an bde
organlzed to create an orderly
and clean appearance. In addi-
tioun, when seen from above, the
Town fCenter should convey the
game senge of village character
as when viewad from pedeetrian
lavel., Thias ahould be accom-
plished through cthe use of smell
scale but “"complete" roof forma
instead of a facade approach that
neraly hides a flac roef behind.

Flat roofs may econprise a maximum
of 50 percent of total roof area.
Plat roofs must be accompanied by
a parapet integral with the wall
surface or overhang cthat conceals
rogf top equipment, stacka and

wLhe prototypeas,
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veants from view,. Equipment lo-
cated on pltched roofe must be
totally enclosed by an architec-
tural screen Ilnotegreal with the
building design. 4 BRoof Plan
must be submittad with the Devel-
opment Plan along with the squip~
ment scteealng system propoaed.

There 18 no erchitectural style
mandated for the Town Center, If
an hisearie style or an allusion
to an histeric style 1is chosen,
patterns, and
motifas emploaved should be those
copmenly associated with Village
Center rtetall buildings. Resi-
deantfal building types and styles
should be avoided, The architec—
tural atyle should eambody all
theae characteristics of wmass,
scale and form that have been
discuesad previously.

The architectural atyle, or mo-
tif, emploved shoueld be applied
wicth uniform attention te all
exposed parte of the Town Center,
The areas fronting on the parking
lote and structure should be
conaistent with ¢the mall and
public mspaces. The mall icself
should represent a consistent
archirectural style overall with-
in which the astorefronta will be
degsigned independently.

Style

The surrcundiag clder comamunities
of Del Mar, Scolana Beach and
Rancho S5anta Fe should be con-
sidered a3 the source of archi-
tectural style. The Town Center
is representative of the archi-
tectural values of this new con-
munity and should be compatible
with the establiehed neighborvring
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Lancdmart Buflding Form
ased to establish vfsual . ;
focal point

Simple stucco bullding
form ysud to aceunt low
hortzoatal overall fors, .

Elements such as B

hartzontal felief or tile Sama materials used in.

Tedtures kelp add detail diffarent form far

necessary for haman icale continuity

ralacianships . . =

Tite roofs
Samw piten,

:i1?,.,y.:

"

Plers samaw saterial and ftairways wide emough to
jeale althoygh different SNCOUFdge 23Sy MOvEment.
farm.

Low covered structure to Frequent zccwis and
ancourage pedestrian Apenings along pedestrian
activity. ipine,

- FIGURE 55
EXAMPLE ELEVATION - 1 STORY BUILDING




4mall scale lamdscaping
integrated with building
form.

Tils reofs differeat
pitch.

Articuistiaon can provide
teale reduction, tramyition
betwean avarall form and
accent landmark,

1}-—-—-—-—-1- —
; [ -

Samy cplor and testure
tile, stucto, wood and
Grick used with 4ifferant
Tforms and proportions to
gravide ﬂivlrtttr,

I

T “l“'

Continuity of scals
foatures. -

EXAMPLE ELEVATION - 2 STORY MALL

" l il
i _13“

Second level pedestrian
alements well integrated
into 1r:h1tlctural farm.

Change 1n matarfal with
similar forms can changa
chardcter with continuity
of form,

FIGURE 58
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communicies. Thega wsurrocunding
communitias are largely composed
of historic styles bamed on Madi-
terranean, Engliah Tudot and
Ceglifornia Misaion Style. These
styles range from almple to high-
1y detailed and are randomly
mixad,

Bmcauge of the size of the Towa
Center, a similar mixture of
various archictectural notifs
would ralate to the surrounding
communities and provide a sult-
able varlety of form. The s8el-
ection of architectural motif
should help to reinforce the Plan
by emphasfzing landmarks and
reducing the scale of edge build-
1ngs.

Although 3 mixture of atyle such
as 1is found in the surrounding
communities ia encouraged, a
continuity nust be achiaved
through the uase of a repetitive
architectural element naturally
common to all styles, such as an
arched colonnade, a particular
pedestrian treatment, ot a common
roaf form. Thim objective may
also greatly effect the coneid-
evations of mapeing and form.

The architectural style of the
pad bufldings should be similar
to that of the nearest Commerclal
Core Area. The amaller scale of
the pad bufldings must be accom~
modated and expreaaed within che
principlem of the style.

The atchitectural style of the
parking astructures muat bhe com-
plementary to the nearest build-
ing. All exposed facadas of the
structures shall be 30 designed
including both wall and setreat
frontages,

Materlals

¥hile no materialas are unaccept-
abla, the materials preferred srs
those that create a densa of
permangence and timelesaness, such
a8 mgmaunry, tile, coaerete, ce-
ment plaster, stona, and timber.
Walla should ba predominately
masonty, tile or plaster. No more
than 60 percent of any wall; and
no less than 30 parcent of all
walles within 12 feet of tha ped-
egtrian epine will be glaas or
spandrel glass. Heflective glanss
iz not permitted, Wocd and mecal
should he used as trim, casings,
callings, beams, balcony =sSLTuc-
ture=d and rails only.

Roof materials should bke limited
te naturazl colored c<¢lay and con-
crete tile, slate and metal.
Wood or asphalt shingles are not
appropriace, Flat roofs ehould
bhe eolored to match adiacent
pitched roofs.

Paving in the Town Center ahould
be of a palette of saveral dif-
ferent materials used in a way
that reinforeces the Plan goals
and conacepis. Pedestrian malls
and spaces sahculd be treated 1in
conerete with a ginimum of 25
parcant enriched paving., Traffie
areas of parking and drives
shguld be concrete and asphalt
with a miaimum of 10 percent
enriched paving. Conaistancy and
simplicity of matarials 1is pre-—
fearred.

Color

The color of the bulldings should
ba integral with the materials
chosen. However, when color ia
te be applied to large areas It
should be light muted tones, and
when ¢trim 18 iocorpotated it
should be deep muted tones.




Architectural style of pad Building similar to that
of the nearest commercial core area

Strong landscaped and lighted
pedestrian link to Core,

EXAMPLE SECTION/ELEVATION
ILLUSTRATING “PAD BUILDING

Diverse roof forms can be compatible when joinad with
common slopes or sympathetic articulation

A repetittive architectural element commoen to the
diverse forms and styles shall be used to provide
cantinuity and strong overall form.

FIGURE 57
EXAMPLE ELEVATION ILLUSTRATING

CONTINUITY OF ARCHITECTURAL ELEMENT
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MEDIUM DENSITY -AND
TOWN CENTER RESIDENTIAL

2 e —

Goal

"he medium density and Toawn
Centetr Residential Element within
the Precilsese Plan Unit should be
organized and designed in such a
way as tg become an intagral part
of ethe Core of the Town Center.
The village o8cale should extend
to this area taking advancage of
the higher denslties adjacent to
the Core Eto ¢reate uyurban apaces
and pedestcrian linka.

Relationshlp to the Plan

Because of the densmities of thia
RBagsidential Element and the
regulting physical compactien of
buildinge and spaces, the Core of
the Town Center wlll be furcher
ephanced aa an urbam focus of
North City West. This was the
original intent of the Community
Plap in placing the Thighest
intensity of housing at the Town
Canter.

Site Planning

The site planning af this Rsail-
dential Element ahkould be con-
gistent with the Urbkan Densign
Flan. Thea highast density houa-
ing ahould be placed close to thae
Retail Area with the next highest

denwity to the west, and soe on,’

as the wvarioua housipg products
form a transgition into the pearby
development unit.,

Adjacent to the Core, Town Centar
Residential nay reach a maxiomun
denasity of 65 dwelling units per
net reslidential acre (DU/NRA)} and
adjacent to the medium deneity
houaing, {1t may reach a maximum
of 50/DU/HRA. Thiszs iIs allowed
only 1f the Town CLenter commar-
cial and Town Ceater Residential
are included together in one
Development Plan.

Ecusing with a direct exposure to
the Park sghould open onto the
Park in s8uch a way that the
residents of that area can make
good use of the Park, hoth visu-
ally and physically.

The houging placed within che
Town Center Core Area (T.C. Zone
in the Plannaed Diastrict Ordi-
nance) should be limitad to 799
dwelling units,. Ag 1a econmmon
practice in a4 mixed-use urkan
environment, the housing should
be placed aa dictated by the
needs of the Plan, regardless of
the denegity achieved within the
limited land area occupied. A
compasct wurban denasity L3 nec-
eggary to aschieve the urhanm core
envisioned by the Community Plan
and densities greater than &4/
DU/NRA shaould be encouraged.

A minimum density of 30/DU/NRA
must be maintained throughour the
Tewn Center and med{ium deasity

houalng areas.
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Primary 8ullding Mass
Transitional Bullding Mass

Major [ntemal ¢ niersection
Senondary trternal Intetaection

Primary Wallway

Secondary Waliwsy

“eohilcula [ntemaction

Garden Pedestiian Walkway
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TOWN CENTER RESIDENTIAL NEIGHBORHOOD
(PLAN IS ILLUSTRATIVE OF .PLANNING ELEMENTS ONLY,

DEVELOPMENT PLAN MAY VARY.)
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Site Planning, Massing and
Halght: Town Center Aesidentiai

=
PRIMARY BUOILDIRGS

Primary Buildinge are the fhe
largest of the Tesidentfal build-
ing components allowed, zaad, as
such, set the gverall linits of
wasa and heilght am well as rhythm
and pattern. Primary Buildings
should alwaya be 2 ainloum of one
story higher chaan the adjacant
pgcondary buillding mass. Prisary
and Transitional Buildings should
always occur togather and through
thelr wvariation i1in height and
aiting, create variaty In form
and apace.

No¢ morte than two Primary Build-
fngs should eccur within 150
linaal feet or three withia 400
lingal feet. Frimary masses
ahould be from 30,000 to 100,300
agquare feat in overall volume and
ba set beck from 20 feet to 30
fast from all property linen,
streeta and roads. Required
active and passive open aApace
shall saeparate the mssses. In=-
terior satbacks between hulldiogs
should be a2 nminimum of 20 feet
with an average of 40 feet.

The Primary Bulldings should be
located nearemt the Commercilal
Core of all the Ragidential Ele-
ment to form the most dense focus
of  housing/ecommercial uses in
North City West.

Feneatration and mase articu~
lation are important conelider-
ationes with building forme of
this wagnitude. Fansatration
includes balconies and openingse.

Articulation of mass ineludea
offseta, halconlier, teTraces,
roof formm and architectural

prejections.

Opeainge should comprise from 10
percent to S5¢ percent of tha
exterior wall surface. All unics
shall in¢lude 2 baleony or ter-
race to provida the minimum
adjacent open space, The balecon-
ies should be integrated with an
offeat in the building masa. At
least one vertliecal offset of 10O
feet minimum ashould occur for
each focur unics horizoantally.

Other masa articulation elements
and architeckbural projections
should be 1acorparated to add
iatereat, reduce the impact of
the mass, and provide variety in
form vertically, aa well as heori-
zontally. Primary building mass=
ea ahoald lncoarporacte a hase
#lement whieh varies in deslign
froe the masa proper, as well ag
a varlaticon in dewign ac the roof
or coping of the ©building to
differentiate bape from ehafr and
from cornice.

Frimary Buildinga shall not ex-—
cegd four stories or 50 feet in
height.




TRANSITIONAL BUILDINGS

Tranaitional Buildinge are in-
tendad to provide a forn and mass
trangition from the highest den-
sity adjacent to the Copmercial
Core to the lesser densities to
the east. Sectbhacks are from 10
faet to 30 feet from property
lines, road and design element.

The low-medium density bhousing
category im intended to be loca-
ted elose to the major activity
areas of the community according
to the Horth City Wegt Community
Plan. Consequentally, the low—
nedium density categery 1ia lo-
cated adjacent ta the Comnunity
Park and Junior High School as
wgll as with major activity areas
of the community, according to
the HNorth City West Compunity
Plan. Conepequantly, the leocation
of the low-pedium density cate-
gocry adjmscent tao the Community
Park and Juanior High School am
well a8 within walking distance
of transit and shopping, 1s with-
in the Community Plan's guide-
lives.

Translitional Builldinga shall neot
exceed foutr stories or 50 feetr im
height.

MAJOR INTERNAL INTERSECTIONS

Major 1internal interaectlone are
important organizing 2lements
thae Form the coppactisns between
all the variocus components of the
Town Center Resldentfal. While
primarily functioning as vehicu-
lar interasections, they provide
tha added functlon of pedestrian
and design focus. The primary

intermecticns require a minimunm
of 25 percent of the arsa paved
with concrete or enriched pave-
ment allowed by the engineeving
acd Development Department,

TRBAN BRESIDERTIAL
PRIMARY

CRBAN BESIDENTIAL
SECONDARY

131

IRTERNAL INTERSECTIONS

Secondary internal 4intersections
sre alpo lmpertant alemente which
provide further vehicular circu-
lation when needed. These, how-
ever, primarily serve to provide
varfety within the intarnal eir-
culation system. There shauld be
a number of secondary intermnal
intersections egqual to the major
internal intereections, The
sacondary intarasections require a
ainimun of 25 percent of the araa
paved with concrete or other en-
rieched pavement allowed by the
Engineering and Development De-
partment,

WALEWAY:

The intetior pedesatrian spine 1Is
a type "A" walk as defined in the
earlier wmection defining VUrbkan
Begidential Walkways. These
walkways will be provided on each
side of the interier street and
will form the edges of the major
and secondary 1interaecticouns as
well,

WALEWAY :

The exterior pedestrian linkage
iz a type "B walk when adjacent
tn a Atreet, drive or intersec-
tian. Wheo leaving the street
system and continuing ¢n to
adjacent preperty, 1t should be
conatructed ag a8 Garden Residen-
tial Walkway aam detaliled in an
earlier section o0f this document.
The exterior pedestrian linkages
are vital coconections to the
adjacent land umes of the Town
Center. These linkages wmust be
designed and located to provide
clear and free-flowing pedeatrian
accaseabllity to all uses of the
Town Center Core and Park.
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VERICULAR INTERSECTIONS

Vehicular fntersections shall
combine and provide wvehicular,
pedestzrian and bieyele dinterac-
tion between the reusidential and
commercial umaas of the Town Len-
rar. S5ee the previpus Town Cea-
ter Commercial Core sectioms for
further description.

Refer to Traositional Buildingse
on page 131 for guidelines re-
lating to the mnedium density
housing category.




134

Opsn Space

Within the higher denaity resi-
dential areas of greater than 44
DO/KEA open space must be pro-
vided ta offer reslief ©te the
residants of rha ares. The ju-
disiosus location and planning a4f
these wspaces will ereate an in-~-
terlocking network of open wval-
unes that will providae 1lighe,
air, aad open views.

Each uwalt should have 100 aquare
feet iummadiately adjacent and
usable fn the form of a balcony
or terrace. Another 50 square
feet per unit of umablea =spaca
should be provided in a shared
recreation area. An additional
150 wsquare feet per uwuclt should

bhe Incorporatad intoe a landacaped-

cpen epace area in additioan to
required wethacks stipulated in
the Planned District Ordinance.

The areas designated MF4 in the
Plannad Distrtict Ordinance, or of
4 a8iwmilar density but within the
Toawn Centar Zone, should observe
apean space requiremants as set
forth 1n the Planned District
Otdinance.
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Massing, Height and Scale

Adjacent to the PRaetail Element,
the highest density <f the hous-
ing should be of a mid-riae na-
ture with a miopimum of twe and
maxigum of four stories, or 50
Eaat. The mass of these strue-
turas should be deaigned to cre-
ate a rasidentiasl scale with &
high degrea of articulation. The
aversll mass and height should
not be uniforam. The height and
mnass should be gradually decreas-
#d away from the adjacent MF&
medium density houaing areaa to
the east.

The scale statement of this
houaing type should be one of
vi{llage character and not mimple
monasliths., This carriass forth
the goal of creating a further
extenmion af the Village Core
into the Resldential Arsa wharae
appraopriata. Pedentrian acale
criteria 1is particularly imper-
tant Ia the common walkwaye,
entries, =and recreatlion araas.
The density of thise aresa will be
mest exglting acd in harmony with
the ¥illage Core 1if scale is =»
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Form
The overall form statement of the
nedium density housing wshould

reinforce the Core concept of the
area. The forms should vary but
gradually ecraats tranxiciosns cto
other areas. The overall form of
the madiua density housing ele-
ment a8 1t facea the Park 1is
particularly important. This
edge is viasible by many and cra-
ates a estrong design image for
nuch of the publiz. Transition
of form sympathetic to the Park
13 vital.

The forme of the highest density
housing adjacent to the Town
Coanter may Teflect the design of
the Commercial Element but should
likewise communicate 1te residen-
tial use. Thia can be accom-
plished through the use of urban
residential forms.

The transiticonal housing of a
legsar density should expresa
nare conventional ranidential
foras snd shapes to emphasize the
residential nature of North City
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Roofacape

Tha Town Cantsar Residantial Ele-
ment 1g oae of the higheat of all
resaidential neighbarhooads in
Korth Ccity West, thus the roof-
line must be carefully consid-
gtad., The Community Plan encour=
ageg a high profile in thia area,
However, careful conaideration
should be given to its visibility
fron the entire communicy.
Therefore, the akyline muet bhe
vell designed. The ecareful ac-
tention to the design of this
skyline will gerve well to a-
chieve the residential form cthat
ia sought for even the highast
densicies.

The highest structures, or pri-
mary mass a5 estahlished by Fig-
ure 58 may employ flat roofa with
parapet wallas dinfegral with the
wall below to coenceal rooftep
equipment venta and shafts. The
intermediate gtructures or secon-
dary building mass as established
by Figure 58 must include at
l=ast 33 percent pltched roof.
The balance may be flac, The

Hent.
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FIGURE 59
TOWN CENTER HOQUSING SECTION
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VERTICAL ELEMENTS HELP REDUCE AFPARENY ROOF DESIGN CAN CREATE VARIETY AND

LENGTH OF SINGLE BUILDINGY, \ ( AESIDENTIAL SCALE,
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FIRST FLOOR SEAVES AS VISUAL ‘BASE" GARAGE PARTIALLY HIDDEN FROM ViEW

TO BULDING REDUGCING APPARENT 3CALE, BY BERM .

A SIMPLE PALETTE OF MATERIALS WITH CHANGE
OF MATERIALS AND TEXTURES USED TO EMPHASIZE
INTEGRAL DESIGN FEATURES.

FIGURE 60
EXAMPLE ELEVATION 3-4 STORY BUILDING
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COMPLEX ROOF FOMMS HELP CREATK BALCONY DESGIGN CAN CREATE VARIETY.

RESIDENTIAL SCALE.
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SRAONG BASE OF MASSIVE FORM PELPS REDUCE GARAGE PARTIALLY FIDDEN FROM VIEW BY
SCALE. BERM,
A GIMPLE PALETTE OF MATERIALS COMBINED CHANGE iN TEXTURE CREATES® YARIETY.

WITH COMPLEX FORMS AND COLORS.

FIGURE 61
EXAMPLE ELEVATION 2-4 STORY RESIDENTIAL
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transitional building neases
estahlizhed by Filigure 58 nouast
employ a alniaum of 66 percent
pltched roof.

The pltehed roofsa wmust eaploy
pome form of articularion in masa
and plane at a minimum of 50 foot
intervals.

Lower sttuctures must bhave their
roofecapens designed in an orderly
fashion to eliminate vigual chaos
from cthe surrtounding bulldings
that view theae rocfa,

Complete roocf forms nmust be umed.
Mansard and partial zoeof forma
meant to give the lapressica of a
complete roof from bhelow are aot
allowed. Flat roofs must be of a
color to blend with the adjacent
pitched roofs, Mechanlcal equilp-
gwent larger thaa 3' x 3' x 3!
that may bYbe viewed from abave
must be covered by & trellis or
louver structure.

Style

There 18 no architectural style
mandated for the wmedium density
housing azrea. If an histaric
atyle, poat meodernm style or an
allugsion to an hilstoric atyle 13
chosen, this ahould be done in
favor of a style that supports
the goal of creating the exten-
sion of the Town Center QCore of
Rorth City West. The architec—~
tural style selectaed, therefore,
must emnbody charactaristica that
sgupport thise goal and all the
othar deaigu criteria discussed
without destroying the fntegricy
of the stylae,

The Reaidential Element of the
Town Center 1sa conceived of as an
lategral part of the Commercial
Core and is a necesgasary component

in order to creatsa a true “"Town
Center”. Therefora, just as with
the Betail Arqa, the glder com—
wunitiaw of Del Mar, Sclana Beach
and ancho Santa Fe should be
conaidered as a eource of archi-
tectural etyle.

Because of the large numbers of
dwalling units plaanad £for the
Town Center Resldential and Medi-
um Depsicy Residentfial, variety
In form, plan and elevatcisn 4is
neceasary to insure a lively di-
verse snvironment,

Therefore, a sjngle building plan
either in its basic form or re-
veraed may not be repeated with-
sut subetantial change, more than
four times within a Development
Plan Area. The maxiamvm wnit
count permitced within this plan-
type 1is 300. Even though the
building plan may De repeated
four times, a different pattern
¢f ¢onslatent colors must be used
far =ach building.

For a building plan to be con-
sidernd subetactially changed, at
least 50 peresent of the plan ele-
ments aad elevation elemencs musct
be re—-arranged or re-configured.

Three baeic unit plans shall ba
included in development plans of
100 unita or more.

Materials

While materiale normally asesaci-
ated with residential projJects
ara quice different from thase
aszoclated with rTetall centers,
the Medfivm Denaicy Housfng Ele-
maent should be constructed with
materiala that relate well to
those used in the deaign and con-
structlien of the neighboring re-
tail area. Only those materiala
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that can be used appropriately in
a residential application whould
he smployed.

Thegse materials incluede stucco,
masonry, and conerete with wood
and metals usad as trim, ralil-
inga, actco. Boofing materials
such a8 clay or conereta tiles
are preferable over wood, or
asphalt shingles.

i:lass area should be limited to
no more than 40 percent of the
exterlor wall surface. Beaflec-
tive glass ip not parmitted.

Paving of pedeacrisn areas should
be predominately concrete, how-
aver, & minimum 25 petrcent of the

area must be enriched paving.
Driving surfaces and parking
areas other than those within

etructuras may be a palette of
geveral materials but wust a2lea
contain a minimum of 10 percent
enriched paving.

Retaicing and screen walls may be
masonry and/or stugcco, but muet
relate to the neareat duilding
elepnent Iin ume of matarials, and
zolor and architectural detail.

Color

Because of the large number of
units at thia density and the
goal of creating an extension of
the ¥illage Core, tha uee ¢f mev—
eral colors can help to provide
diveraity and variety. The color
pelections must be from a palette
of muted tones, except for trim.
Whetever possible, sarth Eones or
pestel ecolars should be uaed to
further define the residential
character desired of this ele-
ment., Strong contrasting colors

are helpful in defining entry and
clreulation ways.
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Lighting

Only lighting for sscurity and
necesaary illumination of wvarious
spaces "and walkwayse will be per-
mittad. Additional ecriteria 1is
deseribed 1o the section titled,
Lighting.

Parking Areas

Becanse of the large numbers of
parking spaces required to serve
the Medium Density and Town Cen-
ter Residential Areas, careful
actantion mast he gliven to the
design of parking areas. Thase
araas sheould be designed to be
both attractive and funectional.

Underground parking ahould be
encoutaged to serve the higher
dengities adiacent to the Town
Center. The vehicular rampa teo
merve this type of parking should
ke slituated te mnminimize their
visual ilnpact.

Viefitor parking ahould be dia-
perged and kept o a minimum in
gize. Thies approach will eunsure
maore convenlent parking feoer the
vigitor and alseo minimize the

amount of asphalt exposed to
view,
Landacapicg should be provided

within the interior of all
surface parking areas as well as
along the exterfor tao minialze
the vigual impact from the
adjacent resldences and streets.
Textured paving c¢ould alss be
used to achleve more attractive
parking areaas. A combination of
earth moundiag and landsecaping
can be effective in externally
screening parking areas. TFeneing
may be appropriate in aome casses,
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Consideration amhould be given to
the novement of pedestrians
through partking areas, providing
separated walkways in some 1in-
stancad., hdequace lighting
should be provided to accommodate
bath the motorist and pedestrian,

Slgnage
Refar to section titled, Signage
and Graphica.
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LOW-MEDIUM DENSITY RESIDENTIAL

Goal

The low~medium density residen-~
tial category is limiced to the
southwest corner of the FPFreclse
Plao Unit. The location is ap-
propriate for thim density in
order to form a traosition to the
adjacent residential unic to the
south, The overall goal for this
Precise Plan Housing Eilement {is
to form the southern edge of the
Comnunity Park.

Aeiationship to the Pian

The Urban Design Flan reliesx on
this Residential Area to fore the
weatern edge of the pedestrian
lick through the Park and achool
atrea and on to the northern con-
nection of the Development Uniz
91x pedestrian system. This edge
and the edge of the Conmunicty
Park are the primary relation-
ships establieshed.

Site Planning and Additional Criteria

Guldelines for the low-mediunm
housing density have been pra-
viously developed and adopted.
fefer te the Carmel Valley Pre-
cigse Plapn = Urban Design Element.

Parking Areas

The criteria set forth for the
medinm density end Town Center
redldential parking aress {(p.
13%9) should also be used when
designing parking facilities for
the low medium reslidential densi-

tien.
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COMMUNITY PARK

The 17.70 acre Cecmmunity Park lo-
cated with the precise plan arsaa
is intended to serve the more ac—-
tive recreational needa of adja-
cent residential ateas. Types af
facilicies preovided should 1a-
clude play appsaratus areas for
various child age groups, tennils
courts, and several apoTLs
fields., The 1liuatration below is
a congeprtual Jlayout of propossed
park faciliciaes,. The following
typea of facllicties are recom-
mended to be included withinm a

Family plcnoic area
Off-street patrtking

Landscaping {buffer and special
arean)

Tennis Courts

Recreation center building with
competition size swioming poel.
Sports fields: soccer, soft-
ball, =atc.

community park.
# Quiet areas and outdoor class-

% Play appataktua area - IQOWmE
pre~achool
* Play apparatus area -~ clder * QOpen or "freeplay”™ area

children

- PARKING
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JUNIOR HIGH SCHOOL

The 21.70 acre junior high achool
{g within the San Dieguito Unian

High Scheol District. Discue=
slone with the district’'s
architectural consultantc have

creatad a site plan which will
obgervae the broad guldelinesa
illustrated balow.

The design and wsiting of the
school facility will take iuto
account assthectlc impacts on etu-
dents as well as oq the spurround-
ing community. Buffers may be
needed betwean land uses, such as

I

i

I

.

DIRECT ACCESS.
BETWEEN PAR

AND SCHOOL™ _

A g e T ——

M ———————

FIGURE 63
JUNIOR HIGH SCHOOL

N
)
= A2

' PEDESTRIAN ACCESS
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to mitigate views and rescrict
ACCEess., An archicectural style
and building materials appropri-
ate to the gurrogunding area
hould be utdilized. The locacion
of the community park 1s ecoordi-
nated with the sachool's athletie
fieldas to avoid unnecasgsary du-
plication of recreatlon facili-
ties. Figure 62 1is & conceptual
plao, nore speclfic drawing and
plans are toc be approved hy the
San Dieguito Union High School
Dietrict.

i

4 MEDIUM DENSITY
HOUSING

HOUSING

VEHICULAR ACCESS '
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PROPERTY LINE
< SCHOOL OR PARK SITE ‘4  RESIDENTIAL SITE F)
ummlm OPEN VIEW §
(_4 —
i, h

DENSE GVERGHEEN SCREEN
W /TREES AT BASE QF SLOFE,
SHRUBS AT TOP - ”

SLOPES 10" AND GREATER

=~ FENCE LOCATION

SLOME CONDITIONS

o

< SCHOOL OR PARK SITE RESIDE NTTAL SITE
DENSE EVERGREEN SCREEN

MIN, 25°WIDE
FENCE LOCATION
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APPROXIMATELY LEVEL CONDITIOND 18 * 10"

FIGURE €64

RESIDENTIAL/PUBLIC FACILITIES INTERFACE CONDITION
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JUNIOR HIGH SCHOOL

The 2]1.70 acre junior high achool to mitigate wviews and reasttict
i3 within the San Dieguito Union aAccese. An architectural style
Bigh School District. Diacus- and huildfing materiales appropri-
sionws with the district's ate to the surrounding area
archirestural consultant have should be utilized. The location
creatad a site plan whieh will of the community patk is coordi-
chsarve the broad guldelinen nated with the school's gthletic
illustTtated below. fields to avoid unnecessary du-

plication of rTecreation facili-
The design and alting of the tiea. Figure 62 18 a coneceptual
school facillity will take into plan, more specific drawing and
account sesthetic impacta on Etu-~ plans are to be approved by the
denrs as well as on the surround- San Dieguito Union High School
ing comaoucity. Buffers may be District.

needed between land uees, such as

DENSE BUFFER

#)

.l MEDIUM DENSITY
HOUSING

b
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DIRECT ACGESS
BETWEEN PARK
AND SCHOQL ™1

DENSE .
BUFFER ) Y i
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FIGURE 63 HOUSING VEHICULAR ACCESS °

JUNIOR HIGH SCHOOL




TRANSIT CENTER
L . J

Introduction

The Transit Center is a major bus
facfility which i1iw desigoed to
accommodate a variety of tramsit
funcetions. These transit func~-
tione can include passenger load-
ing and unloading, transfers,
driver breaks and relief, bus
layovars, ete.

The Tranait Centar will be the
focal point of transit mservice 1in
the Town Center, depending onr the
lavel opf smarvice and demand cthe
Center could inelude a varlety of
amenitien guch as shelters,
benches, bus bavys, time tahles
with route number identification
and A& systamse map, phones, and
traah cans.

Design Criteria

Bacaune transit needs and
functions wvary from location to
locatien, no universal design
criteria can be developed.
However, bevond the bagic
requiresment expressged by San
Dlego Transit for three bus bays
{two for standard 40-foot buses
and one to accommodate a G60-foot
articulated bus) and a pedestrian
shelter, additionel criteria has
been develaoped and are
illvatrated in Figure 55.
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FIGURE 85
TRANSIT CENTER




PLAN IMPLEMENTATION

INTRODUCTION

The Community Plan on page 119
sets Fforth goals &and objectives
for the ilaplemantatlion techniquen,
phasing and precise development
plans, and publiec facility Zinan-
cing. This section sddressgs
these lssues aa they relate to the
‘Town Center Precisaea Plan Unit.

IMPLEMENTATION TECHMIQUES

The guidelinaeese for land use and
denign treatment the Town Center
Precise Plan Unit will be governed
by the Planned District Ordinance
{(PDO) for North City West. in
conjunction with the approval of
this document, the City Counell
will approve an amendment to the
P00 that will creste the TC Zoae
{Town Center} and the MF4 Zone
{Medium Density Repidential}.
Thase zones will contain atandards
pattarned after the CA Zones
{commercial) and R-15Q0¢ Zones
{(residential) but =xre modified to
meet the express needs and condi-
tions of thie Precise Plan in
Rorth City West.

The Planned Commercial BDistriet
(PCD) ordinance 101.0910 has also
been Itcluded as part of the TC
Zome so that some of the Innova-
tive techniquas of modern planning
and deslgn may be applied te these
developments., Thie will further
gtrengthen the existing develop-
ment plan apptoval process ko
whieh each project nuat adhere.

The Town Center Frecise Plan will
closely adhere to all conditiena
of the land development ordinance
and further requirements of the
Horth City West comamunity regaxrd-
ing gradiang technlgques and rTe-
striectiona.
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Open Space

Open Space is not indicated in the
Community Plan far the Town Center
Precise Plan Unit. There are no
natural land forme that regquire
the conditicmns of cpen space
nanageme&nt to protect. The Con=~
munity Park included within the
Plan prevides the visual relief of
open space dut facilities manage-
ment is under a different cate=

BaTY.

Transportation

Traunsportatien concerns have heen
addressed and. all regquirements
including alternate transportation
modes, bikeways, englineering traf-
fic control and phasaing have heen
incorporated. The traffic fore-
caste of the ares are contained in
the asgsocliated Enviroonental
Impact Report.

Park and Educational Facilities

Recresational and edecational
facllities have been provided 1in
the exact location shown in the
Community Plan with the exception
of the Elamentary Schoel which haana
been eliminated from the echool
progtam. These facillities ave
being e¢cordinated with the ap~

propriste departmenta and dig—
teiceta to  ecocmply with Cauncil
policies.

Capitol Improvement Programming

Capital Improveamant Programming
haas been governed by the Norch
City Hest Public Facilitles
Finaneinmg Plan. This Precise Plan
will comply and coordinate with
all requirementa of the Financing
Plan.
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Phasing

The Community Flan indicaces
development phaaing for the Town
Center Precise Plan Area in phases
ane thtough three, It ia anticlpa-
ted that the firat phase of de-
velopment within the Precise Plan
Unit will be the Commercial Ele-
ment. Thilis first phase of develop-
ment would include the Neilghbor-
hood centcer conponent af the
Retail Elemeant prtoviding needed
services to the existing residan-
tial devalopment., The Regional
Fetail Area will be constructed
concurrent with market demands.

Phasing of reaidential develop-
mantd within the Towg Center PFre-
cise Plan Unit are proposed to be
directly relatead to the pravision
of the major street network and
other infrastructure as se&t forth
within the adopted Public Facili-
ties Financing Plan for Woercth City
West. With the sassurance that
publiic facilities will ba praovided
commensurate with the proviaion of
housing, actusl phasing of Ladi-
vidual housiang predects can becoms
4 funetion of the marketplace.

The timing of coanstruction of pub-
lic facilities such as the Park,
Translt Centetrsgs and Likrary, have
been determined by the Publie
Facilities Financing Plan. It 1ia
recommended , however, that the
Tranaportation Terminal and Park-
and-Ride Facility be developed in
conjunction with the Eeglonal
Shopping Center and Community Park
reapectively. Further, 1ir 1Is
racommended that the Community
Park ba developed when the popula-—
tion o©of the community TtTeaches
18,000 people. The Public Facili-
ties PFinanging Plan should be
tevised during the mnext annual

update Lo accommedate this recem-
mendation to the sextent feasgible,

Phaging of cthe Junict High Sechaol
haa been determined by the North
City West School Facllities Master
BFlan. The timing of construction
of the Schoel ashall be such that
it will open in September of the
year and in accord with the
following achedule:

Fitast Phasea: Capacity 600 stu=

dents, 200 atudents from North
Clty West (NHCW).

Second Phase: Capaclicty 200

atudents, &00 studenta from NCW,

Third Fhasge: Capacity 1100

studenta, 900 studentcs from HCEW.

Development Plans

Davalopment Plans have been re=
quired for all areas in North {ity
West and will be raquired within
the Precige Plan Unit. The De-
valapment Flans for the Town
Canter Precise Plan [Unit will
folleow the Town Center Precise
Plan c¢criceria. The Precise Plan
addreases the fellowing iasues aa
mandatad by the Community Plan.
Thesas isaues must alao be
integrated i1inte the Development
Plans for the Individeal phasssa of
the Plan.

* The Community Plan objectives Iin
terma of densaity, neighborhood
concepkts, wmajor and collaector
mtreet patterns must be met.

* The complete circulation system
15 1]1lustrated In the Preclse
Plan deocunent including Llocal
straeks and tranalt. The
Development Plans wnust ifiandicate
how each phase relates te this
ovarall Plan.




* The layout of uses, parking
landscape and walkways are shown
in the Urban Design Flan. Thase
are the backbone of the Plan and
must be continued withian each
devalopaent phass.

% The phasing of construction of
the Town Center Commercial Core
is expected to be In three
partse. The HNeighborhood Center
is planned to begin lmmediately
upon approval of this document
and all necessary mapsa, pernits
and approvals asaociated with
the Regional Center following
sometime In the future ams the
demand allows. The Development
Plgns themselves will expreas
this phasing by their saquance
of saubmictal.

* Grading beyond e=ach phase of
Davelopment Plan approved may be
allowed provided this woerk is
within the Precise Plan Area and
Esnerally follows the grading
plan illustrated in Eigure 48,
This 1is ¢to allow coordinated
grading and econstruction of the
entire Town Center Preclsesa Flan
Aren.

* Fach DPavelopment Plan submitted
faor approval shall include a
site plan and Tatreet scene”
elavations that dnclude pre-
vioumly approaved adjacent De-
valopment Plans. The majer
dealgn feaatures of each Develop-
ment Plan wshall be coordinated
with the major design features
of the sdjacent previously ap-

proved Developmgnt FPlans and or
Praciee Plan Elements.

* 411 publie facilicy sitem illum=-
trated in the Precise Plan must
be inecluded with the Development

Plans of the Eleament 1in which
- they are shown.

* Al]l the appliecable preclse Da-
velopment Plan criteria as out-
Iined on page 132 of the Com-
aunity Plan will apply to Lthe
reslidential areas of the Precisa
Plan as appropriate,

PUBLIC FACILITIES FINANCING

The HKHorth City Wesat PFublic Facil-
ities PFinaneing Plan gaverna and
provides for the financing, phas-
ing and justification of each pub-
lic elemeat of the plan ingluding
parks, mchools, streetsa, rcoade and
utilities. 411 Iand owners and
developers within the Town Center
Precise Plan Area will develop
according to the requirements of
this Flan.

Deviation from the Finaneing Plan
might occur 1f developmant pro-
ceeds on a schedule or seguence
not envisioned hy the Pracise
Plan. Appropriate adiuatments
will be made and measoures taken.

ENVIRONMENTAL IMPACT REPORT

* The Eunvironmental Impact Report
far the Town Center Precize Plan
Arma 1is under separate cover,
but is heing procesaed for
approval c¢oncurrent with this
document.
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UNIT+7 HOUSING

UNIT#*3 HOUSING

UNIT 2
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; UNIT #+8 HOUSING
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UNIT #5
HOUSING

UNIT «1
HOUSING




* The layout of  wuses, parking
landscape aend walkways are ahown
in the Urban Design Plan. These
are the backbons of the Plan and
munt be continued within eaczh
developnent phass.

% The phasing of coastruction of
tha Town Center Commercial Core
ia wexpacted to be In three
partse. The Neighberhood Centaer
is planned to begin lamediately
upon approvel of this document
and all ndegessary mapsu, parmits
and approvala assoeliated with
the BRegional Center following
sometime in the future as the
damand allowe. The Development
Plans themaelves will express
this phasing by thelr asequence
of submitral.

* Grading beyond each phase of
Development Plan approved may be
allowed provided this work 1is
within the Precise Plan Area and
generally follows the grading
plan illustrated in figure 44.
Thia {iw to allew ecotdinated
grading and construction of the
entire Town Center Precise Plan
ATea.

* FEach Development Plan submitted
for approval shall include a
site plan and Tetresat scene”
elavations that inelude pre-
vioualy approved adjacent De-
velopment Plana. The wmaipr
design fesatursas of each Develop-
mant Plan shall be coordinated
with the wajor design features
of the adjacent previously ap-
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proved Development Plane and or
Precise Plan Elements,

* All public facility mites fllus-
tratad in the Precise Plan mast
be fncluded with the Developmant

Plane of the Element in which
thay are shown.

% A1l the applicable preclse De-—

velopment Plan criteria as out-
lined cn page 132 of the Com-
munity Plan will apply to the
regsidential areas of che Precise
Plan am appropriate.

PUBLIC FACILITIES FINANCING

The Horth City West Public Facil-
itiee Financing Flan governs and
provides for the financing, phas-
ing and justification of each pud-
lic element of the plan Including
parke, schoole, streets, roads and
utilitien. All l1and owners and
developers within che Town Center
Preclige Plan Area will develop
according to the reguilrements of
this Flan.

Deviation from the Financing Plan
might oceur 1f develcocpment pro-
ceeds on a schedule or segquence
not envisioned by the Precinse
Plan. Appropriate gdiustments
will be made and measures taken.

ENVIRONMENTAL IMPACT REPORT

* The Envitoomental Impact HReport
for the Town Center Precise Flan
Area 15 under sgeparate covar,
but is being processed for
approval concurrent with this
documest.




PRECISE PLAN CATEGGRY

TOWN CERTER

KMEDIUM DENSITY
HOUSING

LOW=MEDIUM
DENSITY HODSING

EDUCATIONAL AND PARF
AREA

SPECIAL USE

ZONIRG

TC

MF 4

MF3

EP

5P
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BRIEF DESCRIPTICHN

OF ZONE

Basad on the

CA zone development
standards. Quantity of
resfidential dwelling
units liniced to 799
units.

Maximum density

of up to 44 dwelling
units per net raesiden-
tial acre. Quantity pf
regidential dwelling
unite limited to 201
units.

Maximum denaity
of up to 29
dwalling units
per ngt residen—
tixl acre,

Fducational and
tecreational
uses, subject to
developaent plan
reviaw.

Educational, inp-
gtitutional,
recreational,
public or gquasi-
public uses,
subject to
development plan
review.

TABLE 3

PHYSICAL DEVELOPMENT CONTROLS




