APPENDI X A (revised 11-14-08)

URBAN DESIGN, STREETSCAPE AND STREETYARD GUIDELINESFOR AERO
DRIVE FROM KEARNY VILLA ROAD TO RUFFIN ROAD

Existing and Futur e Conditions

The existing uses along Aero Drive in the area of study consist of hospitality, institutional, light
industrial and office. The most physically and visibly prominent use in this area is Montgomery
Field, amunicipa general aviation airport. The landscape quality, intensity and theme currently
vary. Thewest end of Aero Driveis predominated by palm trees and transition to alandscape
predominated by turf and Eucalyptus.

Many of the recently developed office and institutional uses will not redevelop in the short term;
however, severa properties are underutilized and as aresult, a significant portion of the areais
likely to redevel op within the next 10-15 years. The West Aero Drive Land Use Study
anticipates that the west end of Aero Drive could redevelop with additional institutional uses and
properties east of Sandrock Road may redevel op with a mixture of residential and retail or
mixed-use projects. As these properties redevelop and transition to other uses, the guidelines and
recommendations are intended to implement a unified and identifiable theme for Aero Drive.

URBAN DESIGN GUIDELINES

Urban Design Guidelines reinforce Aero Drive as asignificant corridor, yet provide an additional
human-scale component particularly to future mixed-use and multi-family residential
development. The enhancement of Aero Drive will also include facilities and amenitiesin the
right-of-way including wider sidewalks, street trees, pedestrian scaled lighting, and landscaping.

e Although Aero Driveisamajor vehicular corridor in Kearny Mesa, specia attention
should be paid to pedestrian and bicycle access and movement.

e Design structures that are compatible in scale and mass with adjacent structures.

e Consider adjacent development and uses when designing building orientation.

e Large scae structures on Aero Drive should utilize additional building articulation,
offsetting planes, varying heights and rooflines to provide visual interest. A variety of
styles, colors, and materials should also be utilized on the front of buildings on Aero
Drive. Particular attention should be given to the street level experience by the
pedestrian.

e Provideareasin front of buildings for human activity and to create a sense of place.

e Distinctive architectural features should be utilized when possible to differentiate various
USES.

e Maintain the existing setback pattern by providing a minimum setback of thirty feet along
Aero Drive.

e Locate building entries on Aero Drive to reinforce their prominence and visibility.




e Minimize the number of curb cuts on Aero Drive but encourage multiple pedestrian
access points. Provide well-defined walkways from the public right-of-way to building
entrances.

e Design rooftops and rear elevations to be as well-defined and visually interesting as the
front elevations. Utilize additional setbacks, stepbacks, and articulation on the south side
of structures, specificaly to the adjacent single-family development in Serra Mesa.

e Provide avariety of unit typesin multiple-family residential and mixed-use
developments.

e Project signage should be designed and |ocated to provide users with a clear knowledge
of the uses on site; however, it should not dominate the building or site.

e Buildings longer than 200-feet should reduce apparent bulk and scale as viewed from the
public right-of-way and adjacent properties by designing buildings which appear as
separate structures.

STREETSCAPE GUIDELINES

The goal of the Streetscape Guidelines is to provide standards that will convey aunified and
identifiable theme for Aero Drive. The physical e ements found in a streetscape that serve this
purpose include benches, newsstands, trash containers, streetlights, bus stop kiosks, post boxes,
trees and understory landscaping. The primary focus of these quidelines will be the street
|landscape theme, trees and understory plantings and the appearance of the building mass as
viewed from the street. The Guidelines will be broken into two areas of the streetscape;
guidelines for the area within the street right-of-way and recommendations for the area from the
right-of-way to the building edge fronting Aero Drive. This areawill bereferred to asthe
landscape streetyard and it may vary in width dependant on project.

GATEWAY ELEMENTS

Ultimately the northeast corner of the intersection of Aero Drive and Kearny Villa Road may act
as agateway to the Kearny Mesa neighborhood punctuated by signage, accent trees, and a
pedestrian scale plaza with seating which reflects the character of the adjacent properties. An
integrated use of landscaping walls, community logos and signage are encouraged in order to
establish a sense of transition into the Aero Drive corridor. (See Figure 1) The design of the
sign shall be reviewed and approved by the Kearny Mesa Planning Group in conjunction with
any future development plans for the adjacent parcel.

The median on Sandrock Road south of Aero Drive may incorporate gateway signage into the
Serra Mesa neighborhood. The sign shall be residential in scale and may be approximately 6’
wide x 4’ high with |lettering welcoming motorists to SerraMesa. The signage shall incorporate
appropriate materials to convey the design intent and shall be constructed so asto easily break
away so as to minimize the potential for atraffic safety hazard. The design of the sign shall be
finalized during construction documents and shall be reviewed and approved by the Serra Mesa
Planning Group.




PEDESTRIAN CIRCULATION

It isthe ultimate goal that the city sidewalk within the study areabe 10" wide set 4.5 back of
curb alowing for a4.5’ landscaped parkway. The street side edge of the side walk shall have
street trees located 25’ o.c. Planter areas should be designed so as to capture and allow urban
runoff to infiltrate into the ground during dry weather to the maximum extent feasible to reduce
urban runoff pollution. Signage shall be used to promote pedestrian activity into adjacent
commercial development. Retail, office and institutional uses shall be encouraged to provide
sidewalk adjacent plazas and entries to activate the street scene. All adjacent development shall
provide pedestrian connections to the right-of-way to encourage pedestrian use thereby
activating the street scene. The visual continuity of the sidewalk shall be continued across curb
cuts by continuing the paving patterns across driveways.

BICYCLE CIRCULATION

Aero Driveisclassified asaClass |l Bikeway. A minimum of 5-feet should provide restricted
right-of-way located in the paved road surface nearest the curb, and identified by City of San
Dieqgo approved signs, striping and other permanent markings.

TRANSIT

It is anticipated that the redevel opment of the areas along Aero Drive will result in asignificant
increase of clientele and workforce for the retail, office and institutional businesses along Aero
Drive. Theinclusion of "upgraded” bus sheltersis required to encourage the clientele and
workforce to utilize public transportation. These "upgraded” bus shelters shall go beyond the
MTS standard in regards to providing protection from inclement weather.

LIGHTING

A Lighting Maintenance Assessment District is recommended in conjunction with the
redevelopment of sites along the Aero Drive corridor. The existing lighting along Aero Dive
consists of "Cobra" street lights spaced approximately 150' on center that are intended to provide
street lighting. |f a property redevelops prior to the formation of alighting district, additional
pedestrian scale light poles may be required. They are intended to work in conjunction with the
"Cobra’ lightsto provide lighting for pedestrians. In addition, pedestrian scale light poles of a
contemporary/modern style and should be consistent in regards to style and spacing for the entire
streetscape of Aero Drive. The use of solar-powered pedestrian light fixtures is encouraged.

The fina spacing of the light poles shall meet the satisfaction of the City Engineer. The lights
will help define the pedestrian corridor and will add a unifying design element. The fixture type
shall incorporate full cut-off shieldsin order to reduce light pollution and shall comply with the
Palomar Observatory and Montgomery Field requirements.

WATER CONSERVATION AND URBAN RUNOFF MANAGEMENT




The design of the landscape and irrigation system shall utilize permeable surfaces and low water
use plant materials, automatic controllers, drip irrigation and other methods recognized to be
complimentary in establishing a model of sustainable development, water conservation urban
runoff management. Further methods and recommendations can be found in the City of San
Diego's General Plan, Conservation Element section.

e Dripirrigation shall be point source or in-line type. The design shall compliment the
planting types and techniques.

e Plants materias shall be selected and grouped together according to similar hydrozone
requirements.

e Flatted plant materials are not recommended for point source drip irrigation applications.
In-line drip tubing placed below alayer of bark mulch is the preferred method of
irrigation for areas with flatted plant materials.

STREET FURNITURE

Street furniture if appropriate or called for should be consistent throughout the study area
complimenting and enhancing the character of the street scene. It should be organized along the
street to compliment adjacent activities and pedestrian flows. Street furnishing should be located
between street trees and not interrupt the street tree pattern. Street tree spacing and continuity is

the priority.

STREET LANDSCAPE PALETTE AND STRUCTURE

The pedestrian walkway sets the framework or structure of the street tree pattern and area al-
located for understory planting. Street trees shall be spaced at 25' o.c. providing for an average
of onetreefor every 30’ of street frontage. The pattern may only be broken at individual project
entries and to accommodate site lines. The plant palette shall be selected to provide color variety
and textural interest in order to provide for traffic calming.

The street trees for Aero Drive from Kearny Villa Road to Aero Court shall be selected from the
Street Trees (see plant material list). Queen Pams are the preferred selection for this area and
will act as agateway accent tree relating contextually with the Sheraton Resort's existing
landscape palette. The street tree for the remainder of Aero Drive within the study area shall be
selected from the Street Trees (see plant material list). Eucalyptus citriodora and Platanus
racemosa are the preferred selections for this area, both have been used at the Serra Mesa
Library, the most recent development on this corridor. The street trees will serve the functiona
benefits of reducing heat gain effect of paving, provide shade for pedestrians, provide pedestrian
scale with a high branching pattern, yet relate to the built form with its ultimate height.
Aesthetically it will be aunifying element, and provide visual character to the street.
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The understory parkway planting should provide some separation of the pedestrian from ve-
hicular traffic, yet be no taller than 30" allowing visibility for both the pedestrian and vehicular
uses. It should have low water requirements for both environmental and functional reasons.
Excessive water can be detrimental to street and sidewalk sub-base and to asphalt and
furthermore contributes to the conveyance of pollutants to the region’ s water bodies through the
storm drain system. The theme of the understory planting should reflect native landscape
character or the San Diego Mesa's grasslands and chaparral communities. The interpretation can
not be literal in the built urban environment but low water requiring ornamental grasses will be
the predominant feature in the parkways, with select accent plants that will meet the function,
thematic, and spatial requirements of the parkway as well as providing visual interest to help in
traffic calming.

MEDIAN LANDSCAPE PALETTE AND STRUCTURE

The median width will ultimately determine the design. If the median is under 7' in width, a
porous inert material is recommended to be used, (i.e. stones, pavers, etc.), which shall be
consistent for the entirety of Aero Drive. Medians 7' in width or over shall be enhanced with
landscaping. A 2' wide concrete maintenance walk shall be provided in accordance with City
standards. Medians shall be designed so as to capture and allow urban runoff into the ground
during dry weather to the maximum extent feasible to reduce urban runoff pollution. Where
feasible, landscaped medians shall be depressed and curb cuts established to permit runoff
infiltration into the landscaped area. The plant material chosen for the median shall allow for
both pedestrian and motorist visibility. Tree species shall match the species used in the Right-of-
Way in order to reinforce the street tree theme and be maintained so that all branches are
minimum 6’ above grade. The planting shall provide visual interest to aide in traffic calming.

STREETYARD LANDSCAPE GUIDELINES

Individual Project Entries

Although individual project entries should act as an accent to and be compatible with the Aero
Drive streetscape; it should allow atransition demonstrating more continuity with visual
character of the street. Individual project entries shall follow the recommended |andscape
streetyard accent palette. (See Plant Material List)







L andscape Streetyard

The landscape streetyard is the area between the street right-of-way and building edge facing
Aero Drive. It is recommended that a 30" minimum streetyard area be provided along Aero
Drive. A second row of trees should be located or provided at arate of 25' 0.c. and 5' to 15’ from
back of side walk. Where feasible, planter areas should be incorporated into the streetyard to be
populated by low water use plant materials to provide visual character and serve as areas to
capture and allow urban runoff to infiltrate into the ground during dry weather to the maximum
extent feasible to reduce urban runoff pollution. The streetyard tree species shall differ from the
street tree being used in order to assure viability, health, interest, walkability and a pedestrian
experience. In areas where canopy trees are being used this will provide shade and pedestrian
scalein relationship to the built form. In all cases thiswill provide a substantial 1andscape edge
to the street and individual project frontages as well as creating a strong visual and el ement for
the street. Accent trees should relate to the scale and arrangement of the architecture and shall be
used as transitional and/or skyline element from the built form to the streetscape. In order to
provide this function, Eucalyptus citriodora-Lemon Gum is encouraged to address the context of
the existing Aero Drive tree palette. (See Streetyard Accent Tree List)

AERO DRIVE STREETSCAPE PLANTING MASTER PLAN PLANT MATERIAL LIST

Street Trees

Eucalyptus citriodora — L emon-Scented Gum

Magnolia grandiflora - Southern Magnolia

Platanus racemosa — California Sycamore

Pyrus kawakamii — Evergreen Pear

Syagrus romanzoffianum - Queen Palm (In select locations)

Street Shrubs and Groundcover

Aloe striata - Coral Aloe

Anigozanthos flavidus - Kangaroo Paws
Carex tumu/icola - Berkeley Sedge
Salvia greggii - Autumn Sage

Sipa tenuissima - Mexican Feather Grass

Median Trees

Eucalyptus citriodora — L emon-Scented Gum

Magnolia grandiflora - Southern Magnolia

Pyrus kawakamii — Evergreen Pear

Syagrus romanzoffianum - Queen Palm (In select | ocations)

M edian Shrubs and Groundcover

Aeonium arboretum 'Atropur pureum’ - NCN

Agave species - Agave

Aloe species - Aloe

Anigozanthos flavidus - Kangaroo Paws

Callistemon viminalis 'Little John' - Dwarf Bottle Brush
Carex species - Sedge




Chamaerops humilis - Mediterranean Fan Palm

Gazania species - Gazania

Hesperaloe parviflora - Red Y ucca

Kalanchoe luciae - Paddle Plant

Lampranthus species - |ce Plant

Ligustrum japonicum 'Texanum' - Texas Privet

Pennisetum setaceum 'Rubrum’ - Red Fountain Grass

Phoenix roebelenii - Pygmy Date Pam

Phormium tenax - New Zealand Flax

Pittosporum tobira - Mock Orange

Rosmarinus officinalis 'Tuscan Blue' - Tuscan Blue Rosemary

Sipa tenuissima - Mexican Feather Grass

Srelitzia reginae - Bird of Paradise

Note: All plant materials larger than 30" in height or spread shall only be used in medians wider
than 14’ and shall not encroach into sightlines. All medians 7’ to 14’ wide shall utilize plant
materials that are less than 30” in height.

Streetyard Trees

Cinnamomum camphora - Camphor Tree
Magnolia grandiflora — Southern Magnolia
Platanus racemosa — California Sycamore
Pyrus kawakamii — Evergreen Pear
Syagrus romanzoffianum - Queen Palm

Streetyard Accent Trees

Arbutus unedo 'Marina' - Strawberry Tree

Dracaena draco — Dragon Tree

Erythrina species — Coral Tree

Eucalyptus citriodora — L emon-Scented Gum (skyline accent tree)
Lagerstroemia indica ‘ Muskogee' — Crape Myrtle

Phoenix dactylifera 'Medjool' - Date Palm (skyline accent tree)

Streetyard Shrubs and Groundcover
Aeonium arboretum 'Atropur pureum’ - NCN
Agave species - Agave

Aloe species - Aloe

Anigozanthos flavidus - Kangaroo Paws
Callistemon viminalis 'Little John' - Dwarf Bottle Brush
Carex species - Sedge

Chamaerops humilis - Mediterranean Fan Palm
Clivia miniata - Clivia

Cupressus sempervirens - Italian Cypress
Gazania species - Gazania

Hesperaloe parviflora - Red Y ucca

Juncas patens - California Gray Rush
Kalanchoe luciae - Paddle Plant
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Ligustrum japonicum 'Texanum' - Texas Privet
Pennisetum setaceum 'Rubrum’ - Red Fountain Grass
Phoenix roebelenii - Pygmy Date Palm

Phormium tenax - New Zeadland Flax

Pittosporum tobira - Mock Orange

Podocarpus macrophyllus '‘Maki' - Shrubby Y ew Pine
Rosmarinus officinalis 'Tuscan Blue' - Tuscan Blue Rosemary
Salvia greqgii - Autumn Sage

Salvia leucantha - Mexican Bush Sage

Sipa tenuissima - Mexican Feather Grass

Srelitzia nicolai - Giant Bird of Paradise
Srelitziareginae - Bird of Paradise

Trachel ospermum jasminoides - Star Jasmine
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GENERAL NOTES

Size of street trees to be per citywide landscape requlations and standards (cal culated by
street frontage of each property and in no case less than atwenty four inch box) or unless
otherwise noted in applicable Planned District Ordinances.

Palms shall be a minimum of ten (10) feet (brown trunk) in height.

Flexibility of tree placement to facilitate commercial visibility may be approved by the
Development Services Director.

Pruning of trees shall comply with the standards of the National Arborist Association
according to Class | Fine Pruning.

All plant material shall be installed per the standards of the applicable landscape
regulation and standards.

All species of eucalyptus, pines, palms, etc., not specifically identified require approval
of Development Services and Park and Recreation Departments.
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