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Door and window openings should be aligned and com-
posed vertically to create an interesting and attractive
facade. In general, first-floor window openings should
be larger, with upper-floor window openings smaller
and somewhat different, yet complementary, in form.

4. Building Entrances - Entrances should be prominent and
easy to identify. At least one of the following treatments is
recommended:

a. Marked by a taller building mass above, such as a tower,
and/or within a volume that protrudes or is recessed from
the rest of the building surface;

b. Located in the center of the facade, as part of a symmet-
rical overall composition;

c. Accented by architectural elements, such as columns,
overhanging roofs, awnings, and ornamental light fix-
tures;

d. Marked or accented by a  change in the roofline or change
in the roof type;

e. Corner entrances are recommended for shops or lobbies
and other activity-generating spaces;

5. Building Base Materials - A different, richer-appearing ma-
terial is strongly recommended for the building base, espe-
cially along highly-visible frontages and/or important pedes-
trian ways. Smooth, graffiti-resistant surfaces are preferred.

6. Blank Walls - Blank, windowless walls should not be cre-
ated along street frontages. If wall segments without win-
dows are essential to internal building functions, walls
should be designed with recesses, different surface
material(s), and/or other approaches that complement the
window pattern on adjacent wall surfaces.  Incorporating
landscaping at blank walls – i.e., vines and/or other plant
materials that do not create security concerns – should be
considered.

7. Facade Surface Relief - Building facades should have a
strong, three-dimensional quality, particularly those along
highly-visible frontages or important pedestrian routes.
Recessed and/or projecting window bays and building en-
trances are recommended.

8. Side and Rear Building Facades - should have a level of trim
and finish compatible with the front facade, particularly if
they are visible from adjacent streets, parking areas or resi-
dential buildings.

Surface parking lots shall be screened with attractive walls and
fencing.
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9. Wall Surface Materials - If the building mass and pattern of
windows and doors is complex, simple wall surfaces are pref-
erable (e.g., stucco); if the building volume and the pattern
of wall openings is simple, additional wall texture and artic-
ulation should be employed (e.g., bricks or blocks, orna-
mental reliefs). Pilasters, columns, and cornices should be
used to add visual interest and pedestrian scale.

The palette of wall materials should be kept to a minimum,
preferably a maximum of three for buildings within the 75
foot base height and four for taller towers. Using the same
or similar wall materials as adjacent or nearby buildings helps
strengthen community character.

a. Clapboard and Batten Board - All wood and wood-like
wall and trim surfaces should be painted, in keeping with
the level of finish and quality desired for the Precise
Plan Area. Natural and/or stained wood surfaces are ap-
propriate for less developed, more rural areas.

b. Stone and Stone Veneers - are appropriate as a basic build-
ing material or as a special material for walls, columns,
sills, or base. Stone veneers should be formed and/or
detailed to reflect stone-setting techniques; e.g., “stones”
or “blocks” should appear structural and load-bearing.

c. Stucco - and/or painted stucco may be used in order to
reduce maintenance; protective coatings should be used
for painted surfaces. Highly textured stucco should not
be used. Stucco surfaces should be smooth to prevent the
collection of dirt and surface pollutants and deterioration
of surfaces.

d. Precast Concrete - options in terms of form work, pig-

ments, and aggregates should be explored to create rich
surfaces.

e. Ceramic Tile - is recommended as an accent for stucco
and concrete.

f. Glass Walls - Extensive glass wall areas are not recom-
mended below a height of 50 feet. Limited expanses of
glass may be appropriate for solar access at special pub-
lic areas, such as lobbies, atria, and/or indoor gardens.
Extensive glass wall areas may be appropriate for areas
above 50 feet and for towers, subject to City review.
Reflective glazing should not be used. If tinted glazing
is used, the tint should be kept light; green, grey, and
blue are recommended.

g. Graffiti-Resistant Coatings - should be applied to all
first floor surfaces

h. Not Permitted:

i. Plywood panel siding (e.g., T-111)

ii. Concrete block - decorative split face block may be
used for side or rear elevations not visible from ad-
jacent buildings, streets, ways, subject to City re-
view.

10. Windows - are an important element of building composi-
tion and an indicator of building quality.

a. Composition - All windows within a building, large or
small, should be related in operating type, proportions,
and/or trim. Unifying architectural elements such as com-
mon sill or header lines should be employed.
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b. Window-to-Wall Proportion - In general, upper stories
should have a window-to-wall area proportion that is
smaller than that of ground-floor spaces and/or store-
fronts.

c. Window Openings - should generally be vertical (i.e.,
higher than wide) in orientation, or square; if square,
window panes should be square or vertical in shape.
Strongly horizontal “ribbon windows” are not consis-
tent with the urban village character desired for the Pre-
cise Plan Area.

d. Framing and Window Inset - Built-up sills and trim
should be used to frame openings. Glass should be inset
a minimum of 3 inches from exterior wall and/or frame
surface to add relief.

e. Shaped Frames and Sills - should be used to enhance
openings and add additional relief. They should be pro-
portional to the glass area framed; e.g., a larger window
should have thicker framing members.

f. Mullions and Muntins - are recommended to create multi-
pane windows. Snap-in grilles or muntins should not be
used. Multi-pane windows are strongly recommended for
highly visible locations such as main building entrances,
first floor windows, and projecting building masses that
incorporate bay windows, atria, etc.

g. Glazing - Reflective glazing should not be used. If tinted
glazing is used, the tint should be kept light; green, grey,
and blue are recommended.

11. Roof Design - Roofs should match the principal building in
terms of style, detailing and materials. Roofs should con-

tribute attractive forms that add to the overall character of
the Precise Plan Area and are attractive when viewed from
surrounding areas. Pitched and domed roofs are recom-
mended. Experimental, non-traditional rooflines generally
should not be used.

a. Pitched Roofs - should generally be between 30° and
60°, and should generally extend across a minimum of
75% of building frontages to ensure the roof contributes
significantly to the character of the building.

b. Roof Ridges - should be aligned to be parallel and/or per-
pendicular to the street frontage.

c. Roof Overhangs - are strongly recommended. Overhangs
should be a minimum of two feet, with additional detail-
ing in the form of cornices, support brackets, and/or ex-

Ground floor units should be elevated slightly above grade to provide a sense
of separation for residents, while maintaining visibility of adjacent  public

ways.

Photo by C
olette Parsons



-  40  -

Chapter II - Development Standards & Urban Design Guidelines

Draft - October 2007

posed beams/rafter ends.

d. Fascia Panels - should be substantial in dimension, in
proportion to the roof they trim.

e. Materials:

i. Metal Seam Roofing - should be anodized,
fluorocoated or painted. Copper and lead roofs should
be natural or oxidized.

ii. Clay, Ceramic or Concrete Tile - is recommended
for decorative roof shapes, such as parapets, domes,
and turrets.

iii. Tar and Gravel, Composition, and Other Flat Roofs
should be screened by parapets or false-front sec-

tions of sloping roofs.

iv. Asphalt Shingles - are recommended only for low-
rise buildings.

12. Porches, Balconies, Awnings, Canopies

a. Open Porches and Balconies - are recommended for resi-
dential development and lodging. They should be inte-
grated with the overall building design, and incorporate
attractive bulkhead walls or balustrade/picket railings.
They should be recessed into the building mass to func-
tion as an integral part of the living space and not ap-
pear tacked-on to the outside of the building. As noted
under development standards, porches and balconies
shall have a minimum horizontal dimension of 6 feet to
provide for usable space.

b. Loggias - Large and/or shared balcony areas should be

Variations of texture and color should be employed to highlight
building composition.

Stoops and display gardens are recommended for all first floor

Photo by C
olette
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designed as loggia/arcades, with attractive columns and
other framing members.

c. Awnings - are recommended for retail buildings. They
should be a colorful fabric mounted over a metal struc-
tural frame that is attractive in design. Backlit awnings
that function primarily as signs should not be used.

d. Trellises and Canopies - Materials, colors, and form
should be derived from the building architecture. Con-
tinuous canopies should provide brackets, structural
struts, and/or other forms of detailing to reflect indi-
vidual storefronts and/or building bays. Canopies should
contain glazing to allow views to upper facade areas.

e. Height and Projection - Balconies, trellises, canopies and
awnings should be a minimum of 8 feet above the side-
walk, and project no more than 7 feet out from the build-
ing wall provided 2 feet of clearance is maintained be-
tween the awning and curbline.

f. Placement - of trellises, canopies and awnings should
be above retail display windows and below the store-
front cornice, sign panel, and transom window. Individ-
ual awnings or canopies for each storefront or building
bay provide more visual interest than one continuous
awning. Awnings should not obscure piers, pilasters,
transom windows or other notable architectural facade
elements.

13. Accent Lighting - should be installed on buildings and in-
corporated into landscape setback areas and display gar-
dens in the form of wall sconces, garden lights, or step lights
in low display garden walls.

C. RESIDENTIAL BUILDINGS - Attractive architectural detailing
is essential to create a livable, high density residential environ-
ment. Different types of residential buildings should be com-
patible in form, with high-quality architectural design and ma-
terials.

1. Architectural Features - that add human scale, such as main
entry porches, balconies, dormers, trellises and bay windows,
are recommended.

2. Vertical Module - Building facades should be designed to
express vertical modules of units. Long facades should be
divided into shorter segments a maximum of 50 feet in width.
For frontages greater than 100 feet, modules should be de-
fined by a deep notch, variation of architectural elements
(roof form, window shapes, etc.), and/or surfacing material
or color. 

3. Ground Floor Elevation - Ground floor units should be lo-

All buildings should have an attractive, identifiable base.
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cated approximately 3 feet above grade to provide privacy
yet maintain ”eyes on the street” supervision of streets and
ways.

4. Building Entrances - to individual units or building lobbies
should have a clear entry sequence, extending from publicly
accessible streets or ways to the private front door. The fol-
lowing design elements are recommended:

a. Open Porches and Stoops - are recommended for
townhouse and first floor apartment units. Stoops
should be wide enough for people to sit on and to make
entries inviting.  Open porches should have attractive
bulkheads or balustrade railings and a roof that comple-
ments the pitch and materials of the main roof. Exterior
stairs should be boxed and framed by attractive stepped
bulkhead walls or balustrade railings. Bullnose treads
are recommended. Open or floating exterior stairs
should not be used.

b. Display Gardens, Low Hedges, Fences and/or Entry
Gates - should be used to define the edge between pub-
licly-accessible streets and ways and townhouse and first
floor apartment units.

c. Ornamental Lighting - of porches and walks to highlight
entrances and add security is encouraged.

d. Freestanding Landscape Elements - such as trellises, ar-
bors, and special landscape materials that add character
to display gardens and/or accent the building entry se-
quence are encouraged.

e. Tower and Apartment Building Lobbies - should be de-
signed according to the General Building Design guide-
lines for building entrances above. It is particularly im-
portant that lobby entrances be attractive and expan-
sive when embedded within a parking structure front-
age.

D. COMMUNITY HUB COMMERCIAL BUILDINGS - The Com-
munity Hub will be the activity center of the Precise Plan Area.
Its commercial buildings should project a waterfront urban vil-
lage character that is attractive to visitors, yet comfortable for
residents to use on a daily basis. The guidelines below are in-
tended to promote buildings and storefronts typical for a neigh-
borhood commercial district, not a tourist attraction.

Attractive base materials, awnings and canopies, and recessed entries are recommended for commercial development.
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1. Ground Level Facade - Building bays and/or storefronts
should be approximately 25 feet in width or less. Buildings
with a longer frontage should have a vertical architectural
feature - column, pier, etc. - approximately every 25 to 30
feet to reflect the structural bay spacing. The smallest fea-
sible spacing of doors, windows, piers, and other features
are recommended.  Entrances to shops or lobbies should be
a maximum of 50 feet apart to promote a lively pedestrian
environment.

2. Special Architectural Features - such as gables, turrets, tow-
ers, and loggias should be used to accent buildings at cor-
ners, at the terminus of a street corridor, pedestrian way,
waterway,  and/or at other highly-visible building locations.

3. Storefronts - should be like small buildings with their own
base, roofline, and pattern of window and door openings.

a. Base - a panel of tile or other special material is recom-
mended below display windows. Base materials should
be the same or heavier materials visually than walls.
Ceramic tile is frequently used as a storefront base. Dark
tile with light stucco is an effective combination. Differ-
ent colors and sizes of tile may be used for decorative
effect.

b. Display Windows - Large pane windows encompass-
ing a minimum of 66% of the storefront surface area are
recommended. Where privacy is desired for restaurants,
professional services, etc., windows should be divided
into smaller panes.

c. Transom Windows - are recommended for storefronts.
They create tall first floor space, allow for additional
daylighting, and can be good locations for neon, painted-
window, and other relatively non-obtrusive types of signs.

d. Recessed Entries - are recommended. Treatments in-
clude:

i. Special paving materials - such as ceramic tile;

ii. Ornamental ceilings - such as coffering;

iii. Decorative light fixtures.

e. Doors - should be substantial and well-detailed. They
should match the materials, design and character of the
display window framing.

f. Ornamental Architectural Lighting - is recommended.

g. Awnings and Canopies - should be provided for weather
protection.

4. Roofs and Rooflines - A minimum building height of two sto-
ries is required within the Precise Plan Area, and Commu-
nity Hub commercial space is likely to be located in the first
floor of buildings that are even taller. Guidelines for roofs
and rooflines apply primarily to two-story or taller office-
over-retail buildings.

a. Roof Type - Pitched roofs are generally recommended
as typical for a waterfront commercial area. Flat roofs
may be appropriate if a strong, attractively detailed cor-
nice and/or parapet wall is provided.

b. Parapet walls - should have a distinct shape or profile,
e.g., a peak, arc, or raised center.

c. Commercial mansards - i.e., wraparound roofing panels
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d. Accent elements - such as cut-out openings, grilles and
latticework, reliefs, or other ornamental accents are rec-
ommended.

E. PARKING STRUCTURES - Underground parking is strongly rec-
ommended. Unless carefully designed, above-ground parking
structures can have a negative effect on community quality and
the overall development strategy for the Precise Plan Area. They
should be faced with occupied building space wherever pos-
sible. Guidelines below apply to both types of structures, as
appropriate.

1. Complementary Form and Materials - Parking structures
should be designed to reflect and complement principal
buildings with related architectural forms, materials, sur-
faces/finishes and massing.

2. Auto and Pedestrian Entrances - should be designed as ar-
chitectural features, with attractive framed openings, light-
ing, gates, surfacing, and/or other elements that are consis-
tent with an urban village streetscape environment. Auto
entrances should not be located directly across a street or
way from townhouse units or a building entrance lobby.
Attractive, easily accessible pedestrian entrances are particu-
larly important for encouraging pedestrian activity.  Where
parking structures form the corner of a street or way, corner
entrance lobbies are strongly recommended.

3. Rooftop Use - Development standards include a 3-story
height maximum height for parking structures.  Rooftop
areas should be used for semi-private open spaces; see Open
Space guidelines, below. Rooftop areas should not be used for
parking.

4. Facade Design - for above grade parking structures should
be consistent with all applicable General Building Design
guidelines, above. In general, structures should be designed
as an attractive building base.

5. Openings - Openings in above grade structures should be
designed similar to building windows, with square or rect-
angular shapes, trim, sills, and/or other details. Slanted open-
ings associated with sloped “scissor” parking floors should
not be created.

6. Interior Lighting - should be designed and shielded as needed
to prevent glare from affecting adjacent buildings, streets,
and ways.

7. Special Design Approaches - are encouraged to improve
the appearance and pedestrian orientation of above grade
parking structures.  Special design approaches include:

Shared balcony areas should be designed as loggias or arcades.
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a. Display Panels - illuminated panel cases for community
event posters, shuttle/transit schedules, trail and open
space maps, etc.

b. Planter Boxes and Vertical Greenhouses - Planters should
be designed to complement the architectural features of
the structures; vertical greenhouses could be aligned
with columns or pilasters.

II.   Open Spaces

A. GENERAL - Development proposals should submit a public
places plan that shows the locations and design intent for us-
able, publicly-accessible places within the project. In general,
the urban village environment envisioned for the Precise Plan
Area should be based on a layering of public, semi-private, and
private open spaces, defined as follows:

1. Public Spaces - These spaces are accessible to the general pub-
lic. They include public and private streets, as well as marinas
and canals, bridges, plazas, vista points, waterfront walkways/
esplanades, internal pedestrian ways, and at-grade recreational
open space.

2. Semi-Private Open Spaces - These include rooftop gardens
and plazas, tennis courts, swimming pools, and other open
spaces accessible only to residents of adjacent buildings and/
or Precise Plan Area resident associations.

3. Private Open Spaces - These spaces are linked to dwelling
units; for example, balconies and terraces for apartment or
condominium units, private gardens for townhouse units.

4. Public Art - should be used to complement heavily-used

public spaces and to add interest to spaces that are less vis-
ible (e.g., landscaped garden spaces between parking struc-
tures).  Public art should be provided by and at the discre-
tion of the developer, and could range from sculpture, to
artisan-crafted furnishings, to free standing architectural
landmarks.

B. PUBLIC SPACES

1. Framing - Clearly defined, attractive, and gracious pedestrian
ways and open spaces should be provided.  Ideally these spaces
would be created with framing buildings and plant materi-
als.

2. Focus/Purpose - Open spaces should be defined by build-
ings, and leftover and/or overly large, un-programmed open
spaces should not be created. All open spaces should have a

 A regularly-spaced grid of trees is the recommended approach to
surface lot landscaping.
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focus, such as a building entrance, landmark, or garden/sit-
ting area.

3. Variety of Public Spaces - Public spaces should vary in size,
configuration, and character to respond to the variety of off-
and on-site conditions that will be created by new develop-
ment.  Mini-plazas, esplanades, waterfront overlooks,
greens, and other forms of publicly-accessible open space
should be created and linked to provide an interesting and
unique pedestrian experience.

4. Common Design Elements - Pedestrian ways and open
spaces throughout the development should incorporate com-
mon and/or complementary design elements. Paving mate-
rials and motifs, plant species and arrangements, lighting
fixtures and arrangements, and furnishings should recur to
strengthen pedestrian orientation.

5. Destination/Focus - Pedestrian ways should originate/ter-
minate at a defined destination, such as a building entrance,
transit stop, landmark/amenity, and/or street crossing.

6. Composition - Open spaces should generally have a simple
composition and formal layout of paths and landscaping;
clashing geometric arrangements of materials and other
trendy design approaches are not recommended.

C. SEMI-PRIVATE OPEN SPACES - should be designed to serve a
specific function, such as a garden/sitting area, and not appear to
be space leftover between buildings. These spaces should be lo-
cated to maximize sun during winter months, and to minimize
noise, unattractive views, and overlook from adjacent units and
neighboring buildings.

D. PRIVATE OPEN SPACES - Precise Plan development standards
require that all dwelling units contain an outdoor space with a

minimum horizontal dimension of 6 feet. Private open spaces
should be located and/or designed to allow for visual privacy, to
take advantage of attractive views, and to avoid unattractive
views.

E. URBAN STREETSCAPE CHARACTER - Street trees and street
lights should be arranged in a formal manner with a regular
spacing. Tree wells, sidewalk paving surfaces and design treat-
ments, and bordering planter areas should have a crisp architec-
tural appearance.

1. Street Trees - Deciduous shade trees should be planted along
all street frontages at a maximum spacing of 40 feet on cen-
ter. Trees should be a minimum 36 inch box size at time of
planting. Sycamore trees are generally recommended for
their canopy/shade characteristics. However, varying shade
tree species from street to street should be considered. Spe-

Recommended paving materials include scored concrete, unit and
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cial trees – e.g., flowering and/or interesting forms – are rec-
ommended at area gateway/entrance locations.

2. Street Lights - Attractive pedestrian-oriented street lights
should be installed along all public and private street front-
ages.

3. Curbside Parking - curbside parking is recommended along
all street frontages as both a pedestrian buffer and source of
additional visitor parking.

4. Relationship of Trees, Lights, Parking - Trees, lights and
curbside parking spaces should be designed together to cre-
ate an orderly appearance and minimize conflicts. Street
lights should be centered between trees to minimize light
blocking. Tall-growing canopy trees that branch higher than
lights should be used. Trees and lights should be located
away from parked car door swing areas.

5. Design of Private Streets - Private streets should employ
non-typical, pedestrian-oriented street design approaches.
Examples include: special, non-asphalt paving surfaces, such
as unit pavers; continuous vehicle and pedestrian surfaces
with separation provided by paving materials or bollards,
and; additional street lighting provided by building-
mounted brackets or guy wires.  Parking pockets created by
street trees located within the curbside parking zone are
recommended as well.

6. Walkways Close to Buildings - Walkways should be located
close to buildings, particularly building entrances, so occupants
can provide supervision and thereby support pedestrian ac-
tivity.  A maximum front yard space of 12 feet is recom-
mended for residential development.  Plant materials should
be deciduous and open branching to maintain visibility.

Large, densely landscaped areas should not be established
between buildings and walkways.

F. EXTERIOR STAIRS AND RAMPS - Residents and visitors are
encouraged to walk throughout the Precise Plan area.  Exterior
stairs and ramps should be provided at regular intervals to link
podium level courtyards and at-grade pedestrian ways.  These
stairs and ramps should be attractive architectural features, in-
corporating overlooks, lighting, balustrades, and other special
design elements.

III.   General Site & Landscape Improvements

A. PAVING MATERIALS - recommended for pedestrian surfaces
are listed below. All paving materials must meet Federal Ameri-
cans with Disabilities Act (ADA) and State of California Title 24
requirements. In general, a maximum of two materials should
be combined in a single application:

Fountains and other special features are recommended in hardscape
plazas and open spaces.
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1. Stone - such as slate or granite.

2. Brick pavers.

3. Concrete unit pavers.

4. Poured-in-Place Concrete - All concrete walks should be
tinted to reduce glare. Recommended enhancements include
integral pigment, special aggregates, special scoring patterns,
ornamental insets, such as tile.

5. Other surfaces – Deemed appropriate for a given applica-
tion by the City.

B. LOW WALLS, FENCES, AND PIERS - should be used to define
public/private boundaries and/or to screen surface parking ar-
eas.  Walls and fences to screen parking areas and display gar-
dens should not exceed a height of 3 feet. Walls and fences to
screen usable patio and garden spaces should not exceed a height
of 6 feet.

1. Design - Walls, fences, and piers should be designed to re-
flect the architectural style and materials of the principal
building(s).

2. Materials - should be the same as or compatible with those
of the principal building(s). Support posts or pier materials
may differ from fence materials; e.g., metal fence panels com-
bined with masonry piers. Masonry walls and piers should
have a decorative cap or coping.

3. Not allowed:

a. Chain link fences.

b. Unfinished or unsurfaced concrete block walls - are
strongly discouraged. Block walls should be coated with
cement stucco or similar surface.

 C. PLANT MATERIALS AND LANDSCAPE TREATMENTS

1. Plant Materials - should be selected and placed to reflect
both ornamental and functional characteristics.

a. Deciduous trees - should be the predominant large plant
material used. They should be used as street trees and
located adjacent to buildings and within parking areas
to provide shade in summer and allow sun in winter.
Species should be selected that have deep roots, provide
fall color, and minimal litter and other maintenance prob-
lems.

b. Evergreen shrubs and trees - should be used as a screen-

Commercial buildings and plaza spaces should be configured to
create comfortable public places.
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ing device along rear property lines (not directly adj-
acent to residences), around mechanical appurtenances,
and to obscure grillwork and fencing associated with
subsurface parking garages.

c. Flowering shrubs and trees - should be used where they
can be most appreciated, adjacent to walks and open space
areas, or as a frame for building entrances, stairs, and
walks.

d. Flowers with annual or seasonal color - are recommended
to highlight special locations, such as courtyards, build-
ing entrances, or access drives. Planter boxes and pots are
encouraged in residential areas.

e. Irrigation Systems - Mechanical irrigation should be pro-
vided for all planted areas; see standards and implemen-
tation requirements for use of recycled water.

f. Non-Invasive Plant Species - should be used in all site
landscaping and riparian restoration applications con-
sistent with the Peninsula Park Precise Plan EIR Addendum.

2. Trees along Streets and Ways - Street trees are an indicator
of publicly-accessible space, as well as a source of shade and
green. They should be provided along all publicly accessible
streets and major pedestrian ways, including water edge
esplanades. Deciduous trees are recommended, as noted
above. In general, a consistent species should be used along
the length of a street or way.

a. Tree Wells - Trees should be planted in curbside tree wells
with a minimum horizontal dimension of 5 feet and
depth of approximately 3 feet. Where possible, larger
subsurface areas should be created to encourage root
growth; approaches include trenches, structural soil, etc.

Esplanades should have an open, publicly-accessible character.

b. Size- Street trees should be a minimum 36 inch box size
at time of planting.

c. Spacing - Trees should be located at approximately 25
feet on center, unless otherwise noted for specific Pre-
cise Plan Area conditions.

3. Landscaping in Surface Parking Lots - should be designed as
an integral feature of the overall site development plan.

a. Grid Tree Arrangement - In general, trees should be dis-
tributed evenly throughout parking lots to provide shade
and enhance appearance, particularly as seen from adja-
cent streets and buildings. A regularly spaced grid of trees
is encouraged, with trees planted toward the rear of park-
ing stalls rather than at the front of bays. This arrange-
ment provides more even distribution of vegetation and
shade throughout the parking area.
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1. Configuration of Commercial Space - Locally-oriented re-
tail and services should be configured to create a continuous
storefront environment, consistent with the village charac-
ter desired. Convenient pedestrian access between destina-
tions, and opportunities for informal meetings with neigh-
bors and visitors, are important goals. Visitor-oriented des-
tinations should generally be integrated with locally-ori-
ented facilities. Freestanding, landmark restaurants and/or
small hotels should be placed to highlight view corridors
and other special locations. Commercial space should be lo-
cated along and/or adjacent to the inner esplanade.

2. Open, Inviting Character - The Community Hub should be
perceived as easily accessible from surrounding residential
development and the community-at-large. It should have
an open and inviting character, with buildings and open
spaces shaped to create attractive entrances from Bair Is-
land Road and adjacent esplanade walkways. Destinations
should be easily visible from within the hub. Thematic di-
rectional signs should be provided to orient visitors to pub-
lic walkways, open spaces, docks, etc.

3. Hub Gateway at Bair Island Road - Buildings and open
spaces along Bair Island Road should be designed to invite
residents and visitors to the hub. A plaza space and/or water

buildings and destinations. A common or complementary
design theme should be employed.

2. Hierarchy of Signs  - There should be a hierarchy of signs
within the design theme; e.g., larger, motorist-oriented ar-
chitectural landmark signs at street entrances and major
buildings, and smaller, pedestrian-oriented signs along walk-
ways and open spaces.

b. Other Landscape Approaches - should be considered.
These could utilize trellises, columns, walls, and/or ar-
bors with vines, hedges, wind rows, or other elements
that reduce the scale and visual impact of parking areas.
These elements should be consistent in design and ma-
terials with principal building(s) and other site features,
and complementary with parking area lighting.

4. Fountains - are recommended in hardscape open spaces to
provide cooling in hot weather. The design and materials
should be related to the principal building(s) and/or palette
of on-site furnishings.

5. Mounding Earth -  or berming is not recommended. Terrac-
ing should be used as an alternative to or in combination
with sloped earth areas.

D. TRANSIT STOPS - for shuttle and/or SamTrans bus service should
be attractive pedestrian landmarks. They should include benches,
shelters (with lighting), paving surfaces, and other amenities.
Architectural elements should have a common design theme in
terms of style, materials, color, etc.

E. SITE SIGNAGE

1. Program and Theme - A coordinated sign program should
be created that directs pedestrians and motorists to specific

IV.   Special Conditions

A. COMMUNITY HUB - The Community Hub is envisioned as a
distinctly urban place, combining attractive waterfront public
spaces, locally-oriented businesses, community services, and a
limited number of destination retail establishments and restau-
rants. These elements should be configured to create an envi-
ronment that serves the day-to-day needs of local residents,
while attracting visitors evenings and weekends.
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5. Waterfront Plaza - The Community Hub should contain a
modest paved open space area that can be used for small-
scale special events, such as outdoor concerts, food/craft fairs,
and/oraquatics-related activities. The plaza should be be-
tween 5,000 and 10,000 square feet in size. It should be con-
figured as a simple geometric space – square, rectangle, cres-
cent, etc. - that provides flexibility to accomodate a variety
of uses and activities. It should be bordered by water on at
least one side, and active first floor commercial space on at
least one side.

An iconic architectural landmark, such as a clock, tower, bea-
con, and/or major building should be sited in a prominent lo-
cation on or adjacent to the plaza. Special lighting and water
edge features, such as steps down to the water or a dock, should
be incorporated into the space. The plaza should be integrated
with and/or directly accessible from the inner esplanade.

6. Inner Esplanade - The Community Hub should incorporate
the inner esplanade as a basic circulation element, providing
pedestrian access to local services and businesses.

area should be configured to create views into the hub from
the road. Attractive walkways, bikeways, and storefronts
should extend to the Bair Island Road frontage. Auto drop-
off and parking areas should be located to the side of the
gateway; e.g., the hub should not be separated from Bair
Island Road by parking areas.

4. Marine Facilities and Services - Transient boat docks should
be provided within the hub to support marine access to the
area. Marine-oriented businesses, such as boating supplies
and boat rentals, should be part of the hub’s land use mix.

B. WATERFRONT ESPLANADES - Two water-edge esplanades
should be created as part of development of the Peninsula Park
area. The Inner Harbor Esplanade would extend along the pe-
rimeter of interior water areas – e.g., reconfigured marina areas,
new channels, canals, etc. It would be shaped by retaining/flood
walls, and have a distinctly urban character, with a generally
continuous building frontage. The Outer Esplanade would ex-
tend along the edge of Redwood Creek. It would have a more
parkway-like character than the inner esplanade, with a levee/
rip-rap bank, discontinuous building frontage, and more veg-
etation.

1. Design Elements - The esplanades should incorporate the-
matic or signature architectural railings, lighting, paving, and
furnishings that encourage use and create an attractive wa

2. Overlooks - Wider overlook areas should be created where
inner and outer esplanades meet and at locations that offer
special views. Overlooks should contain benches and other
amenities; these could include special lighting, railings, land-
marks, and/or water access points.

3. Landmarks - Special landmark architectural features should
be provided to highlight special esplanade locations, such as
water overlooks or the terminus of a connecting walkway. They
should lead esplanade users along water edge walkways and
encourage public use generally. Features could be beacons, art,
architectural signs, etc.

4. Inner Esplanade Arcades - Buildings along the inner espla-
nade may create arcades over the walkway, provided the spaces
they create invite public access as part of the continuous pe-
destrian space network. In general, covered areas should
not exceed a length of 40 feet, and have a minimum width

terfront edge. Small supporting open spaces along the es-
planade, with steps and/or terraces for direct access to the
water, are recommended.
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Marine-oriented recreation and services should be part of the
Community Hub’s land use mix.

C.    POWER LINES SCREENING - Wind row plantings of tall-grow-
ing trees should be established along the perimeter of the PG&E
right-of-way/USFWS property to screen power line towers from
view.

 of 10 feet and a minimum height of 10 feet. Openings should
be gracious and shaped and detailed to invite use, with
arches, insets, tiles, and/or other elements designed to ap-
pear as esplanade features rather than extensions of private
buildings. Lights, railings, paving treatments and other de-
sign elements typical of the inner esplanade should be con-
tinued through arcaded areas

5. Boat Tie-Ups - Platforms, docks, ramps, steps, and other fea-
tures needed to accommodate informal boat tie-ups should
be provided at various locations along the inner and outer
esplanade to encourage boat access, subject to resource
agency review.
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Chapter III - Circulation, Transportation &
   Capital Improvements

The policies in this chapter reflect the analysis and findings of the
Peninsula Park Precise Plan EIR Addendum as appropriate, incorporat-
ing recommended mitigation measures related to circulation, traf-
fic, and utilities.  Selected circulation and capital improvements are
indicated on the Circulation Improvements diagram on the follow-
ing page. Implementation of these improvements is addressed in
detail in Chapter IV.

I. Circulation Policies

The circulation policies discussed below apply to the Precise Plan
Area, and to areas outside it that will be affected by its develop-
ment.

A. Blomquist Avenue Extension.  The Blomquist Avenue exten-
sion and Redwood Creek Bridge will link the east and west sides
of Redwood City’s Bayfront Area. This offers opportunities to
improve access and synergy between jobs in the Seaport Boule-
vard corridor and housing in the Precise Plan Area. However,
there is a likelihood that the extension could be used as a free-
way bypass by motorists choosing to use the Whipple/101 in-
terchange rather than the more congested Woodside Road/101
interchange. The alignment of the extension should therefore
be designed to discourage non-local, cut through traffic. It should
be designed as a typical city street — low design speed, grid-
based intersections, roundabouts, etc.

A roundabout should be designed where the extension inter-
sects Bair Island Road and East Bayshore Road. This will create a
gateway to the Precise Plan Area and slow eastbound traffic en
route to the Redwood Creek Bridge. To encourage pedestrian
and bicycle circulation, the street should incorporate bike lanes,

attractive sidewalks, lighting, and street trees. A roundabout
should also be considered at the south Maple/Blomquist inter-
section.  This would create a gateway to the Bayfront area from
Redwood City west of US 101, and would accommodate antici-
pated traffic as well or better than a traffic signal or a 4-way
stop.

B. Bair Island Road.  Bair Island Road should be improved as the
front door and circulation spine of the Precise Plan Area and
properties to the west which will likely be developed in the
future. Additional right-of-way should be dedicated as needed
to accommodate curbside parking, bike lanes, curbside planting
strips, and graciously-dimensioned sidewalks. Bair Island Road
will be the area’s primary pedestrian and bicycle route, and the
street should be designed for traffic that is significant in vol-
ume, yet slow-moving. Traffic calming elements such a parking
pockets, corner bumpouts and chokers, islands, and others should
be provided as appropriate. Capital improvement recommen-
dations are detailed in Section III, below, including elements
such as street trees and pedestrian-oriented street lights.

C. Pedestrian and Bicycle Circulation.  Pedestrian and bicycle cir-
culation within existing public rights of way will be limited to
bike lanes and walks along Bair Island Road and the Blomquist
Street Extension. However, the Precise Plan contains detailed
policies for waterfront pedestrian and bicycle access easements
throughout new development areas. In particular, the Plan’s
development standards contain requirements for a bike and pe-
destrian outer esplanade pathway along Redwood Creek, and a
pedestrian-focused “inner esplanade” along inner marina areas.
The Plan contains design recommendations for both conditions
that encourage public use.

D. Pedestrian and Bicycle Linkages to Adjacent Areas.  Pedestrian
and bicycle connections to and within the Bayfront should be
improved, including the Whipple Avenue, Woodside Road, and
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Maple Street freeway overcrossings.  The feasibility and design
of these improvements should be reviewed with Caltrans.

1. US 101 Undercrossing - A pedestrian and bicycle
undercrossing of US 101 should be constructed to link the
Precise Plan Area and Downtown along Redwood Creek.
New Precise Plan development shall fund a proportional
share of the design and construction cost.  The concept dia-
gram on page 28 illustrates the possible cross section and US
101 bridge clearance.  As shown, the trail would be contained
within a U-shaped channel to prevent it from being sub-
merged during high tide.

2. Seaport Center Link - A pedestrian/bicycle link should be
considered across Redwood Creek to connect the Precise
Plan Area directly to Seaport Center and Seaport Boulevard.
This link would increase the vitality of the areas on both
sides of the Creek, creating synergy between residential,
commercial, and workplace areas.  Options include a pedes-
trian/bicycle bridge, small ferry concession, and/or water taxi
service. New development should fund a study to evaluate
potential locations and clearance requirements to determine
feasibility of a pedestrian/bicycle bridge over Redwood
Creek.

II. Transportation Policies

Two basic land use and transportation approaches are recommended
to promote community development and congestion management
objectives. One is reducing the need for trips by creating attractive,
pedestrian-oriented mixed-use areas, consistent with the City’s
placemaking goals. The other is expanding the capacity of transit
facilities and the efficiency of existing roadways.

A. Trip Reduction - Reducing single occupancy vehicle (SOV) trips
to and from the Precise Plan Area is an important policy objec-
tive. An aggressive approach combining land use programming,
limited on-site parking, transit/shuttle service and other means
can result in SOV trip reductions of 20% or more. There are two
potential benefits: a) congestion can be significantly reduced
from levels that would occur without such efforts, and/or b)
more development could be possible within the constraints of
the existing roadway system.

New development proposals should combine land use, TDM,
and transit to achieve a minimum SOV reduction of 15% from
typical ITE trip generation levels. If such a reduction is not
achieved, permitted development will be reduced; see Chapter
IV, Implementation, for monitoring requirements. The transit-
and TDM-related policies listed below are recommended as part
of a tool box of trip reduction efforts. The City will consider
amendments to the Precise Plan to accommodate alternative
trip reduction efforts that are determined by the City to be as or
more effective.

B. Balancing Land Use - Land uses that have complementary peak
trip characteristics are encouraged. Complementary land uses
should be configured to relate to one another to create mixed-
use places that encourage pedestrian circulation and discourage
auto circulation. For example, hotel,  and residential uses may be
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located above first floor commercial spaces; residential and of-
fice uses may share a common street and/or public space. Work-
place and residential development have opposite in/out traffic
peaks. Hotels and certain retail commercial businesses generate
most of their traffic on evenings and weekends when other uses
generate less.

A demand analysis for commercial services and public facilities
may be required in conjunction with proposals for new residen-
tial and workplace development. To the maximum extent fea-
sible, supporting commercial facilities and public facilities should
be provided within the Precise Plan Area.  In-lieu payments to
provide facilities in other locations may exacerbate access prob-
lems and are generally not recommended. Development agree-
ments and/or other mechanisms should be used to ensure that
supporting commercial space and public facilities are provided.

C. Supportive Street Design - The Precise Plan Area is a 5 minute
walk from north to south, which supports pedestrian and bi-
cycle circulation and transit use. Public and private streets should
be designed to encourage transit, pedestrian, and bicycle move-
ment. Public and private streets should be designed to accom-
modate the turning movements associated with shuttles and
buses. Streets should be designed to encourage bicycle and pe-
destrian circulation, with street trees, lighting, paved areas/
routes, and other features that make streets attractive public
places in their own right.

D. Shuttle and Bus Service - Enhanced transit service is needed for
the Precise Plan’s land use, parking supply, and other TDM rec-
ommendations to significantly reduce traffic and congestion in
the area.  Maximizing ridership for existing, employer-sponsored
shuttles, and expanding SamTrans bus service should be the fo-
cus of transit-related efforts. Transit linkages between the east
and west sides of Redwood Creek to Downtown and the Caltrain
station are essential.

New development in the Precise Plan Area should be required
to provide for shuttle service to Downtown Redwood City, the
Caltrain station, and other possible key locations such as the
County Government Center, Kaiser, and El Camino Real. Shuttle
schedules should be coordinated for residents and employees to
maximize the efficiency of the system; i.e., the shuttle should
have short headways during peak commute periods and at other
times operate periodically or on an on-demand basis.

As part of TDM efforts, businesses and homeowners associa-
tions should offer transit passes (e.g., multi-agency “Eco”-passes)
to residents and employees.

E. Transportation Demand Management (TDM) Plan - TDM mea-
sures are intended to enhance Redwood City’s quality of life
while accommodating growth and investment.  They provide a
framework for the mitigation and monitoring of traffic impacts,
and emphasize increasing non-automobile alternatives for cir-
culation within the greater Bayfront area. TDM measures are
specifically focused to reduce the need for future auto capacity-
related road widenings.

Appendix B contains a listing of TDM measures that incorporate
those recommended by the Peninsula Park Precise Plan EIR Adden-
dum.  These measures are based on the EIR “project,” and shall
apply accordingly to future Precise Plan Area development of
the same or comparable land use type and quantity, subject to
City review. A number of these measures are included in this
Chapter’s policies and/or the Precise Plan’s development stan-
dards. The City may require different and/or additional TDM
measures at its discretion depending upon the type and/or quan-
tity of development proposed, consistent with the Mitigation
and Monitoring policies.

F. Reduced / Shared Parking Standards - Shared parking standards
should be applied as a means to limit the supply of parking stalls
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and discourage auto use. Excess parking should be provided only
for destination uses that are anticipated to attract patrons from
outside the Precise Plan Area. These include restaurants, special
recreational facilities, and similar destinations. Off-peak shar-
ing of commercial parking facilities should be considered; e.g.,
business-oriented hotels and offices which require parking at
different times of day could share a common parking facility.

The Precise Plan contains maximum standards for parking. New
development should prepare a parking analysis that explores
additional means for reduced/shared parking between residen-
tial uses, support commercial uses, and residential visitor park-
ing. Reduced parking standards that dovetail with carpool,
rideshare, and transit linkage programs should be determined.
The analysis should also address adjacencies of different land
uses, operations, and programming shared parking within park-
ing structures.

G. Car Share Program - Development should fund a study of a sat-
ellite car sharing program. Based on programs in other locations,
it would likely consist of a small fleet of on-site vehicles for use
by residents and employees through a cooperative agreement
with an established car sharing company.

H. Transportation Coordinator - A regional transportation coordi-
nator position should be established, whose responsibility is to
assist development prepare and implement TDM programs, de-
velop monitoring programs, coordinate with regional agencies
and TMA’s, and monitor and assist employers to refine TDM
program effectiveness. The coordinator may be a city employee,
an employer of a transportation agency, or a private transporta-
tion consultant.  This coordinator should be funded by new de-
velopment in the Precise Plan Area and other locations within
the City.

I. Related Transportation Studies - Developers within the Precise
Plan Area shall participate in the funding of any Bayfront Area
or other local area efforts to study or coordinate traffic or trans-
portation improvements.

III.   Capital Improvements Policies

A variety of capital improvements are needed to serve the greater
Bayfront Area.  Some are needed to serve current deficiencies and
some are needed to accommodate future growth. Development
within the Peninsula Park Precise Plan Area will provide for needed
capital improvements, in whole or in part, as will other future devel-
opments in the area.  In some cases responsibility for providing capital
improvements will be shared.

A. Public Facilities and Infrastructure - Public facilities include
schools, parks, fire stations, and community services.  Land and/
or building space should be reserved for public facilities and
infrastructure needed to support new development.  The design
and construction of these facilities and related infrastructure
shall be in accordance with city standards. New development
should prepare a demand analysis of public facilities to deter-
mine size, type, and funding.

Infrastructure includes elements such as street lighting, curbs,
gutters, sidewalks, and landscaping, as well as water supply,
water distribution and emergency storage, sewage collection,
transmission, and treatment, storm drainage system, recycled
water mains, etc.  Periodic reevaluation of all utility systems will
be performed to address demand and regulation changes.  Modi-
fications to preliminary system designs may be altered to reflect
these changes.  Monitoring of project demands (especially wa-
ter and sewer) is required to verify approved levels of develop-
ment and ensure proper mitigation means in terms of both in-
frastructure and impact fees.
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B. Capital Improvements Phasing - Public facilities and infrastruc-
ture improvements should be provided in parallel with new de-
velopment as directed by the City. Phasing of capital improve-
ments should generally be in proportion to phasing of develop-
ment. However, certain components of systems determined by
the City needed to serve buildout conditions (e.g., main pipes,
tanks, and pump stations),  should be constructed as part of ini-
tial development adequate to support the development.

C. Street Widths / Plan Lines - The Precise Plan requires that streets
be improved to accommodate curbside parking, increased pe-
destrian and bicycle use, and design improvements consistent
with the envisioned high density residential community. Rec-
ommended dimensions are listed below. Dimensions are flex-
ible and may be changed subject to City review. Improving
streets as indicated below will require improvements to front-
age properties adjacent to as well as within the Precise Plan
Area.

1. Bair Island Road - see typical plan diagram on page 31.

a. Right-of-Way - 80 feet

b. Curb-to-Curb - 48 feet

c. Lanes and Parking - 12 foot lanes, 12 feet combined
curbside parking/bike lane

d. Sidewalk and Planting Strip - 10 foot sidewalk, 6 foot
curbside planting strip

2. Blomquist Street Extension - see typical plan diagram for
street and roundabout on page 28.

a. Right-of-Way - 60 feet; roundabouts per FHWA stan-
dards and subject to City ROW acquisition efforts.

b. Curb-to-Curb - 34 feet; roundabouts per FHA standards
and subject to City ROW acquisition efforts.

c. Lanes and Parking - 12 foot lanes, 5 foot bike lane, no
curbside parking

d. Sidewalk and Planting Strip - 6 foot sidewalk, 6 foot
curbside planting strip

D. Intersections / Pedestrian Crossings - Enhanced pedestrian cross-
ings (e.g. high-visibility signs/markers, curb bulbouts, possibly
raised crosswalks) are recommended at the following locations.
Specific design of intersection curb conditions – e.g., corner
bumpouts – to be determined by City based on assessment of
turning movements.

1. Blomquist Extension / Bair Island Road - Crossing(s) to East
Bayshore Road and a potential US 101 trail undercrossing
should be incorporated in design of a roundabout or other
intersection at this location; see page 28.

2. Fish & Wildlife (FWS) Parking Area / Bair Island Road -
Crossing should be provided to link FWS parking and Pre-
cise Plan Area development to the proposed Blair Island pe-
destrian  bridge.

E. Utilities and Services - Major facilities are summarized below.
Additional information and detail is provided in supplemental
reports, including the Peninsula Park Precise Plan EIR Addendum.
Additional requirements may be added as part of conditions of
approval, prior to approval of a development permit or final
map, and/or per other City procedures.
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1. Water Service

a. Water Supply - The City will enter the full amount of the
estimated project water demand into the City of Red-
wood City’s water supply planning process, but the City
retains full discretion in the allocation of water supply.
The adequacy of the water supply to serve individual,
subsequent project phases will be determined when a
tentative map or development agreement is presented
for approval by the city.

As required by State laws SB 610 and SB 221, a Water
Supply Assessment (WSA) must be prepared for projects
of 500 or more dwelling units. SB 610 requires prepara-
tion of a WSA in conjunction with CEQA evaluation
requirements, and a WSA was prepared by the City in
February, 2007, and has been incorporated in the Penin-
sula Park Precise Plan EIR Addendum.  SB 221 requires that
“sufficient water supply” be verified prior to approval
of a tentative map, parcel map, or development agree-
ment.

b. Emergency Storage and Fire Protection - Build and dedi-
cate City water tank(s), associated pump station and
tank site to serve the project.

c. Water Distribution - Build new water distribution sys-
tem, within project site and from project site to supply
lines on the west side of US 101.  Provide necessary pipe
upgrade/improvement in the area of Main Street and
Convention Way to ensure proper flow.

d. On-Site Water and Fire Protection System - shall be City-
owned and City-maintained, with appropriate ease-
ments provided for construction and maintenance ac-
cess.

e. Recycled Water - All non-residential structures or spaces
shall be dual-plumbed for indoor use of recycled water
for toilet flushing and applicable, self-contained cool-
ing systems.  Such plumbing shall be separate from po-
table plumbing and shall be served by separate recycled
water meters, in full compliance with Title 22 require-
ments and plumbing codes.

All exterior landscaping and decorative water features
shall be designed for the use of recycled water in full
compliance with California Title 22 requirements, and
shall be served by recycled water meters which are sepa-
rate from indoor recycled water meters and all potable
water meters.

f. Landscaping - shall conform to City Water Conserva-
tion guidelines.

2. Sewer Service

a. Treatment and Transmission Capacity - The City will
purchase SBSA dry weather flow treatment capacity and
shall be reimbursed by Precise Plan Area development.
The SBSA Influent Lift Station and Maple Street Pump
Station should be upgraded to increase transmission
capacity for wet weather flow.

b. Local Collection System - Construct on-site sewer col-
lection system and pump station, and convey to the
treatment plant by pumping to the SBSA 48-inch sewer
system force main. The on-site sewer collection system
will be privately owned and maintained. The pump sta-
tion and force main will be owned and maintained by
the City.
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3. Storm Drainage and Flood Protection

a. Local Collection System - On-site storm drain collec-
tion system and, if needed, pump station will be pri-
vately owned and maintained.

b. Flood Protection Levee - Development to obtain all per-
mits and construct a perimeter levee and/or other mea-
sures for flood protection as part of the Outer Creek Es-
planade, to the satisfaction of the City.

c. Design, Construction, and Treatment – A stormwater
treatment control plan shall be developed to substan-
tially remove pollutants prior to discharge to waterways
or off-site.  A Stormwater Pollution Prevention Plan shall
be developed for approval by the City and the Regional
Water Quality Control Board.

4. Easements - Public service easements (PSEs) and emergency
access easements (EAEs) shall be provided for all private
streets, and portions of esplanade areas as determined by
the City. Right-to-pass easements shall be provided for all
publicly-accessible waterfront esplanades and trails.

F. Traffic Impact Mitigation Measures Outside the Precise Plan
Area - The circulation-related capital improvements listed be-
low have been recommended by the Peninsula Park Precise Plan
EIR Addendum and/or the City’s Traffic Impact Mitigation Fee Study.

1. Blomquist Street Extension and Redwood Creek Bridge - A
major contribution toward design and construction costs
shall be required of Precise Plan Area development.

2. Blomquist Street/Maple Street Intersection - Initially, a 4-
way controlled stop shall be installed, to be upgraded in the
future to a signalized intersection or a roundabout.  A round-

about is preferred by the City to minimize delays, calm traf-
fic, and create an aesthetic gateway to the area.  If a round-
about is not deemed feasible, roadway improvements shall
include widening of the northbound approach to include a
dedicated left turn lane and a shared through/right-turn lane.

3. Emergency Vehicle Pre-Emption Systems - shall be added
to traffic signals at the following intersections, per Caltrans
approval:

a. El Camino Real/Whipple
b. Broadway/Woodside
c. Veteran/Woodside

4. Pedestrian Countdown Display Signals - Shall be installed
at Veterans Blvd./Whipple Ave., El Camino/Whipple,  and
Blomquist/Seaport.

5. Pedestrian/Bicycle Connection Under 101 Freeway - A US
101 pedestrian and bicycle undercrossing should be con-
structed to link the Precise Plan Area with Downtown along
Redwood Creek. The concept diagram on page 28 illustrates
the possible cross section and US 101 bridge clearance; as
shown, the trail would be contained within a U-shaped chan-
nel to prevent it from being submerged during high tide.

6. East Bayshore Widening – East Bayshore Road shall be wid-
ened from two to three lanes to accommodate increased traf-
fic and left turn movements anticipated in the area.

 G. Flood Plain Management - Development in the Precise Plan
Area shall provide for flood plain management consistent with
City policies and standards and the requirements of State and
Federal agencies. Perimeter levee segments have been con-
structed in conjunction with development of the existing Ma-
rina Pointe Townhomes and the Villas at Bair Island apartments.
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Development in the Precise Plan Area shall complete the flood
protection system established by the City for the area, integrat-
ing new flood protection measures with existing levees. How-
ever, the manner in which this integration is accomplished is
flexible, consistent with FEMA requirements. A variety of flood
protection measures may be employed, subject to City approval.
These may include levees, flood walls, fill, and/or a combination
of measures consistent with the City’s flood plain management,
development, and community design objectives.  The first floor
of structures shall be constructed and maintained at least one
foot above the 107.0 flood elevation, plus settlement.

Hydraulic analysis of interior waterways is required to ensure
that there is no impact to the floodway of Redwood Creek. This
requires a streambed alterations permit from FEMA.
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Chapter IV -  Implementation

The Peninsula Park Precise Plan contains both policy and capital im-
provements-related elements. This Chapter describes the actions
and/or legal mechanisms required to put these elements into effect.
Policy-related actions include amendments to the City of Redwood
City,  Zoning Map, and Zoning Ordinance, and establishment of
street plan lines.

Capital improvement-related efforts include traffic and other im-
pact mitigation measures identified in the Peninsula Park Precise Plan
EIR Addendum. A number of these efforts are identified by the Pre-
cise Plan.

Policy-Related Actions

To have the legal authority required to guide development and capi-
tal improvements in the Plan Area, the Peninsula Park Precise Plan
must be integrated with both the General Plan and the Zoning Ordi-
nance.  Once this is accomplished, the Precise Plan will be the pri-
mary regulatory tool for the Precise Plan Area.

General Plan Consistency

The General Plan currently designates the Peninsula Marina area
(i.e., the Peninsula Park Precise Plan area) as “Commercial/Office-Mixed
Use (Commercial and Residential).”  The Peninsula Park Precise Plan is
consistent with this designation and no amendments to the General
Plan are required.  When the General Plan is next updated, the Circu-
lation Chapter should be revised to incorporate the Blomquist Street
Extension and Bair Island Road each as a “primary pedestrian route”
and a “bicycle route” as well as a Collector Street.

Relationship to Zoning Ordinance

The Precise Plan’s policies and guidelines are implemented by re-
zoning the area to the Planned Community (P) District and by adopt-
ing the Precise Plan.  For any issue not addressed in the Precise Plan
relevant sections of the Zoning Ordinance as determined by the
Planning Director would apply.  If there is a conflict between the
Precise Plan or with other City Standards, the Precise Plan shall pre-
vail.

This Precise Plan supersedes the general commercial (CG) zone that
applies to the Precise Plan Area.

San Carlos Airport-Related Requirements

 Future development within the Peninsula Park Precise Plan area shall
comply with all relevant FAA standards and criteria for safety re-
garding flashing lights, reflective material, land uses which may at-
tract large concentrations of birds, HVAC exhaust vents, and any
uses which may generate electrical or electronic interference with
aircraft communications and/or instrumentation.

The project sponsor shall submit the height and location of each of
the residential towers to the FAA, via FAA Form 7460-1, “Notice of
Proposed Construction or Alternation,” for an airspace impact evalu-
ation via a formal FAA aeronautical study.  The findings of the FAA
aeronautical study will be incorporated into the final approval for
the construction of each tower in the Precise Plan Area.

All of the Peninsula Park Precise Plan area is located within Area B of
the adopted Airport Influence Area (AIA) boundary of San Carlos
Airport.  Therefore, all transfers of real property within the Precise
Plan area are subject to the real estate disclosure requirements speci-
fied in Chapter 496, Statutes of 2002.

California Government Code Section 65302.3 states that a local
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agency general plan and/or any affected specific plan must be con-
sistent with the applicable airport/land use compatibility criteria
contained in the relevant adopted airport land use plan (CLUP).  The
goals, objectives, policies, and development criteria contained in
this document are consistent with the applicable airport/land use
compatibility criteria contained in the San Mateo County Comprehen-
sive Airport Land Use Plan December 1996, as amended, for San Carlos
Airport.

Status Of Vacant Sites and Buildings

Vacant, unimproved sites and buildings shall not be permitted within
the Precise Plan Area for periods exceeding six months unless such
sites and/or buildings are actively for sale, or are being used for
ongoing construction-related activities. Formal listing with a real
estate broker, for-sale signs, and/or other similar criteria shall be met
to indicate that property is for sale. Vacant sites shall be improved
with interim landscaping subject to approval by the zoning admin-
istrator. The applicant shall submit interim landscape and/or other
improvement plans for lots that will remain vacant beyond a six
month period for review and approval by the Planning Department.
A conditional use permit is not required for such a change in use.
Vacant buildings shall be demolished and sites cleared and improved
as noted above.

Street Plan Lines

The Precise Plan proposes to incorporate the Blomquist Street Ex-
tension and to widen Bair Island Road within the Plan Area. Bair
Island Road will accommodate bicycle lanes and curbside parking
as well as vehicle travel lanes; Blomquist will accommodate bicycle
lanes but not curbside parking within the Precise Plan Area. Consis-
tent with previous City design studies, the Precise Plan also pro-
poses that a roundabout be constructed at the intersection of East
Bayshore Road, Blomquist, and Bair Island Road. The roundabout
will aid in traffic calming, rationalize potentially confusing traffic

movements, and provide an attractive gateway to the Precise Plan
Area and the new Redwood Creek Bridge.

Additionally, pedestrian crossings and curb returns at intersections
are proposed at specific locations on Bair Island Road to make pe-
destrian movement more safe and inviting. In order to provide for
coordinated development of this area, plan lines for these modified
streets and intersections are to be adopted.

Affordable Housing

A minimum of 15% of the total number of residential units proposed
shall be affordable to very-low, low, or moderate-income house-
holds based on the County of San Mateo median income. The term
for provision of affordable housing shall be consistent with current
Housing Division and Redevelopment Agency standards and shall
be documented in a Development Agreement between the Red-
wood City Redevelopment Agency and the project applicant.

Administration

All proposed development within the Precise Plan Area shall be
evaluated for consistency with this Precise Plan as it exists now or as
it may later be amended.  The Precise Plan has been prepared in
conjunction with a specific development proposal. If substantive
progress toward development consistent with the Precise Plan is
not accomplished within three years of the Precise Plan’s adoption,
the Planning Commission shall initiate consideration of a rezoning,
consistent with community objectives for the Precise Plan Area at
that time.  Development approvals subsequent to Precise Plan adop-
tion shall occur at an expeditious pace, consistent with general time
frames anticipated by the City.

This Precise Plan is an amendment to the City’s Zoning Ordinance
and covers an area of approximately 33.2  acres in the City’s Bayfront.
The genesis of this Plan is described in more detail under the section
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entitled “Precise Plan Background and Process” in Chapter I. The
current developer master plan is shown on page 48 of the Precise
Plan. This master plan is generally consistent in concept with the
intent of the goals, development standards and urban design guide-
lines of this Precise Plan. However, this Precise Plan is consciously
designed to create a “policy envelope” rather than one unique site
plan and design for this area. Subsequent Planned Community (PC)
Permit submittals will be evaluated against the Precise Plan’s goals,
development standards and urban design guidelines.

Development within the Precise Plan Area shall be approved by a
Planned Community (PC) Permit issued in accordance with Article
52 of the Redwood City Zoning Ordinance. This PC Permit may
cover the entire Precise Plan Area, or only a part. All PC Permit appli-
cations shall demonstrate consistency with the goals, development
standards and urban design guidelines of the Precise Plan.

PC Permits for all development not in process at the time of adop-
tion of this Precise Plan shall be reviewed by staff and recommended
to the Planning Commission for final approval, consistent with Ar-
ticle 52 of the Zoning Ordinance. The Planning Director will refer
the submittal’s building elevations to the Architectural Review Com-
mittee (ARC) for their review advice on building architecture.

Submittals for PC Permits made after adoption of this Precise Plan
shall consist of sufficient detail to enable staff to determine confor-
mity with the policies of this Precise Plan. Applications for PC per-
mits shall contain the information and conform with  the process
described below.  In the event that the City later amends the content
of and process for PC Permits, these amended requirements shall
control.

A. PC Permit Process

1. For each PC Permit, the developer shall submit Concept Plans
to City staff for review.  These Concept Plans may consist of

diagrammatic sketches and tracings sufficient to communi-
cate the developer’s basic intentions.  Concept Plans shall
be to-scale and must at a minimum indicate building heights,
entrances, basic site layout, parking supply and configura-
tion and off-site building and access relationships.  Concept
Plans will not constitute formal application.  City staff shall
have no less than 15 and no more than 45 working days to
review and comment on the Concept Plans prior to the de-
veloper submitting a formal application, during which time
the developer shall meet and confer with City staff about
refinements to the Concept Plans.

2. Depending upon results of the Concept Plan Review, appli-
cants may elect to continue refining plans with City staff or
proceed to prepare and submit a PC Permit application and
start the formal application process.  Plan refinement with
City staff is strongly recommended as a means to work out
Precise Plan inconsistencies prior to submitting a PC Permit
application.

B. PC Permit Content - The Application for the PC Permit shall in-
clude a cover letter detailing the request and a narrative descrip-
tion of the proposed application.  The application shall also in-
clude the following:

1. A site plan showing the proposed phase of development
within the context of the buildings/structures then completed
and those still to be built.  The site plan shall show the lay
out of buildings, parking and open space areas and shall also
include pedestrian walkways, freestanding signs, driveways,
and all existing and proposed streets.  The site plan shall also
show all existing and proposed utilities, including power
poles and lines, fire hydrants, irrigation controls and any
other above ground utility of any kind.  The site plan(s) shall
be scaled and fully dimensioned and shall specify the loca-
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tion of property lines, setbacks and easements.  Site plans
involving building, open space and parking area relation-
ships shall be designed by either a licensed Architect or Land
scape Archi tect.  Additional site plan information including
grade elevations, slope, and drainage and infrastructure de
tails necessary to establish or identify the proposed improve
ments shall be prepared by a registered Civil Engineer.

2. Building plans shall specify the overall area of each building
and/or unit as well as the proposed uses of all rooms.  Build
ing plans must contain elevations of all faces of the pro
posed project.  The elevations of the proposed development
must also include existing adjacent buildings and structures.
If the proposed development is adjacent to a public street, t
he elevation must include buildings and structures at least
two hundred feet on either side of the proposed develop
ment.

3. Landscape plans shall provide detailed information on the
location, size, type and number of all proposed trees, bushes
and ground cover areas.  Existing plant materials to be re
tained or removed shall also be indicated on the plans.  Ad
ditional information on proposed hardscaping materials such
as special paving surfaces, lighting, street furniture and rec
reational equipment shall also be shown on the landscape
plans.

4. Signage plans shall consist of a signage program for the pro
posed development, which shall describe the location, size,
type, design and number of all proposed signs.  Signage re
view shall be governed by the City Sign Ordinance, the Zon
ing Ordinance and the regulations governing the duties of
the ARC, as they now exist or as they may be amended in
the future.

5. Developer shall pay any required fees, service charges, ca-

pacity charges and deposits that are required by the City at
the time of application. Nothing in this Precise Plan shall be
construed as a limitation on the City to change existing fees
and charges or to impose new fees and charges during the
term of this Precise Plan.

C.    Resource Efficiency - New development in the Precise Plan
Area shall address the issue of energy efficiency in a focused and
effective manner. Designs for new residential buildings and site
improvements should be evaluated in accordance with the Build
it Green (BIG) “GreenPoint Rated” program, LEED certification,
and/or other equivalent evaluation program as directed by the
City of Redwood City.  Applicants shall submit plans to a certi
fied green building and site development “rater” acceptable to
the City, and shall provide the rating evaluation to the City of
Redwood City as part of the completed development applica-
tion package.

Capital Improvements

Developers shall ensure that capital improvements and infrastructure
needed for development is in place prior to development. This could
include paying for the full cost or the partial cost, and/or involve reim-
bursement from the City subject to City approval. Some may be phased,
subject to City approval, depending upon when demand is anticipated
(see subsequent section, “Development Impacts, Monitoring, and Phas-
ing”). Capital improvements related to development in the Precise Plan
Area include:

1. Westbound Woodside to Veterans Boulevard right turn signal
as an interim improvement until item #2 is completed.

2. Veterans Boulevard widening to four lanes from Chestnut to
Woodside.

3. Emergency vehicle traffic signal pre-emption system at Veter-
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ans Boulevard and Woodside Road,  at El Camino Real and
Whipple Avenue, at Broadway and Woodside Road.

4. Pedestrian countdown display signals at Veterans Boulevard/
Whipple Avenue, El Camino Real / Whipple Avenue, and
Blomquist Street/Seaport Boulevard.

5. A water tank, associated pump station, and facilities for emer-
gency water supply.

6. Participation in the capital cost of water recycling facilities.

7. Dual plumbing for recycled water in commercial buildings.

8. Recycled water project infrastructure for all irrigation and com-
mercial buildings.

9. Bair Island Road area bus turn-around.

10. Blomquist Street Extension and Redwood Creek Bridge.

11. Pedestrian/bicycle connection under US 101 Freeway.

12. Blomquist Street/Maple Street Intersection:

a. Install roundabout.

b. If installation of a roundabout is not feasible, northbound
approach widened to include dedicated left turn lane, a
shared through/right-turn lane, and initial four-way con-
trolled stop to be upgraded to a traffic signal in the future
based on significant delay thresholds.

13. Blomquist Street/Seaport Boulevard Intersection: re-stripe
southbound approach to include  dedicated left turn lane, shared
through/left-turn lane, and dedicated right turn lane.

14. East Bayshore Widening: widen from two to three lanes with
improved sidewalks and bicycle lanes.

Based on City analyses and/or policies, the capital improvements
listed below will need to be provided at early stages of Precise Plan
Area development. Some of these improvements may serve proper-
ties outside the Precise Plan Area as well as the Precise Plan Area
itself. Depending upon the type of capital improvement, the City
may establish reimbursement agreements that fairly allocate the
share of costs to be borne by benefiting parties.

1. Blomquist Street Extension and Redwood Creek Bridge - The
required contribution to the Blomquist Extension and bridge
over Redwood Creek shall be made either prior to Final Map
approval for the initial phase of development or when the funds
are needed by the City to commence project construction. At a
minimum, however, 20% of the project’s required contributions
for the Blomquist Extension shall be provided prior to initial
phase Final Map approval and the remainder shall be provided
not later than Final Map approval that includes the 500th resi-
dential unit in the Bair Island Road corridor.

2. US 101 Undercrossing, Bayshore Road Widening - A minimum
of twenty percent (20%) of the project’s required contributions
for the widening of East Bayshore Road and the US 101 pedes-
trian/bike undercrossing shall also be made prior to Final Map
approval for the initial phase of development. The remainder of
funding contributions for roadway improvements shall be made
prior to the Final Map approval that includes the 500th residen-
tial unit for the project.

3. Recycled Water Project - Development shall pay connection/
impact fees prior to issuance of building permits for each phase
of development.

4. Off-Site Water Distribution Facilities - Precise Plan Area devel-
opment shall provide all facilities needed to serve Precise Plan
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build-out.  Plans for these facilities shall be approved by the
City prior to Final Map approval for the initial phase of develop-
ment.

5. Sewage Transmission Facilities - Prior to Final Map approval for
the initial phase of the project, Precise Plan Area development
shall provide a share of funds required for upgrade and expan-
sion of peak flow sewage transmission facilities needed to serve
Precise Plan development and anticipated Bayfront Area and
City demand.

6. Emergency Off-Site Water Supply Facilities - Prior to occupancy
of the initial residential unit for each phase of the project, Pre-
cise Plan Area development shall provide emergency water sup-
ply storage tank(s), land, and/or other associated facilities needed
to provide for a 3-day water storage demand for the cumulative
total buildout to that point, subject to City approval.  A mini-
mum increment of storage may be required by the City. The
total storage requirements may be increased where future State
regulations require more than a 3-day supply.

7. Shuttle Service - Prior to issuance of final map approval for the
500th residential unit, shuttle service to the Downtown Redwood
City Caltrain Station and other destinations as determined by
the City shall be provided, consistent with Precise Plan objec-
tives and policies. Shuttle service is a key element of the Precise
Plan’s Transportation and Circulation policies, affecting devel-
opment phasing and potential buildout.

8. Marinas, Open Spaces, and Esplanades - Publicly-accessible
amenities and recreational facilities required by the Precise Plan
shall be completed as part of the initial phase of development;
i.e., initial phase development shall include the reconfigured ma-
rina, and inner and outer esplanade walkways; and initial phase
improvement of the required recreational park/open space.  The
City may allow some of the esplanade and park areas to be de-

veloped in an interim  manner prior to the completion of adja-
cent construction.

Financing & Maintenance of Capital Improvements

Capital improvements shall be financed by Precise Plan Area devel-
opment, with the qualifications related to City participation noted
above. Capital improvements shall be maintained by Precise Plan
Area development, through an assessment district, homeowners
association, and/or other adequate mechanisms as approved by the
City. The developer shall provide the City with a detailed estimate
of anticipated maintenance costs for all capital facilities as well as
maintenance for City review and approval.

As regards shuttle service, development shall establish a self-sus-
taining funding program that ensures that shuttle service will be
provided in perpetuity, regardless of the possible participation of
local transit agencies; i.e., if for some reason SamTrans discontinues
the service vehicles, maintenance, and schedule/headways shall be
provided and/or maintained by development within the Precise Plan
Area.

Development Impacts, Monitoring & Phasing

This Precise Plan (Plan) contemplates the addition of up to 796  dwell-
ing units, up to 25,000 gross square feet (GSF)of commercial build-
ing space, and 250 lodging rooms. However, the Peninsula Park Precise
Plan EIR Addendum evaluates a maximum of 796 dwelling units,
10,000 GSF of commercial space, and 200 lodging rooms; develop-
ment in excess of these amounts would require supplemental CEQA
evaluation. This development will not all be completed at one time
but is likely to build out over years, possibly a decade or more.  The
Plan contemplates a residential community as the primary land use,
and acknowledges that residential development criteria continues
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to evolve in terms of unit types, sizes, parking requirements, and
other factors. However, since this Precise Plan constitutes an amend-
ment to the City’s Zoning Ordinance, and since the Precise Plan
allows for, a) the addition of a significant amount of development to
the Plan Area which may be occupied at greater density of habita-
tion during the plan life, and b) reduction of traffic- and water-re-
lated capital improvements based on transportation demand  and
water conservation efforts, among others, this Plan establishes pro-
cedures for how the City and the developer or developers will moni-
tor vehicular trip generation and water use during the Plan life.

Traffic and Parking

The Precise Plan contains policies for land use mix, TDM efforts,
shuttle service and other elements that are intended to reduce traffic
generation by a minimum of 15% from typical Institute of Traffic
Engineers (ITE) trip generation rates, based on analyses conducted
for the Peninsula Park Precise Plan EIR Addendum. The Precise Plan
circulation improvements and traffic shall be monitored to ensure
that trip-reducing efforts are undertaken and are sufficient to meet
Precise Plan objectives.

The developer shall fund TDM measures, and a permanent means of
funding and maintaining TDM efforts shall be established. This in-
cludes funding a TDM coordinator through the City, contract with
another agency, or contract with an appropriate transportation plan-
ning consultant.

Developers seeking Planned Community (PC) Permits within the
Precise Plan Area shall, prior to any development, pay for the cre-
ation of a traffic datum baseline study that shall include:

- Collection of data on the number of residents, employees, and
visitors visiting existing buildings and counts of cars going into
and out of parking lots and garages (human and vehicular trips).

At the submittal of each subsequent PC Permit for each phase of
development within the Precise Plan Area, a traffic consultant will
be hired by the City and paid for by the developer. The application
for such subsequent PC Permits shall be deemed incomplete unless
accompanied by the traffic analysis described following:  The traffic
consultant will collect data on the operation of the previous phases
of development approved by the  previous PC Permit(s), including
but not limited to:

1. Representative resident, employee, and visitor counts during
the most recent 12-month period provided occupation at a mini-
mum of 90% of residential units and 80% of commercial square
footage.

2. Trip counts of all trips to and from the site (daily and peak hour
trips).

3. A Parking Use Study of all parking lots and structures specified
by the City Traffic Engineer.  The traffic consultant will count how
many parking spaces are occupied and vacant at selected intervals
during the study period.

If this analysis indicates that the traffic from the previous phase(s)
of development is greater than 85% of Institute of Traffic Engineers
(ITE) trip generation rates for the developed land use types, the
developer shall implement one of the following program options:

1. Design and implement a program, subject to City approval, in-
cluding but not limited to a more aggressive TDM Program that
will bring the trip generation/traffic impacts to the 85% level; or

2. Reduce subsequent amounts of development to bring traffic  into
conformance with the 85% standard defined above. The Plan-
ning Commission will review and recommend to City Council
an amendment to the Precise Plan, as appropriate.
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3. Some mix of the prior two approaches may be recommended by
the Traffic Engineer and either approved by the Planning Com-
mission as part of a subsequent PC Permit, or recommended by
the Planning Commission to the City Council as an amendment
to this Precise Plan.

At each subsequent PC Permit submittal the required traffic and park-
ing analysis shall review all previous development by the devel-
oper. Where such PC Permit submittals are amendments of previ-
ously approved PC Permits that do not add further square footage
or intensify the uses on the site, the Planning Director may waive
this requirement.  In no event shall traffic inputs exceed those antici-
pated in previous CEQA-related analyses and the related mitiga-
tion measures incorporated in the Precise Plan.  As part of PC Permit
review, the Planning Director may also determine that additional
CEQA-related analysis is required if traffic exceeds the 85% thresh-
old.

Water and Wastewater

The City of Redwood City needs to manage its resources carefully.
This Precise Plan, therefore, reserves the right of the City to control
the total amount of water it will provide to development occurring
within the Plan area.  As part of the City’s efforts to track water use,
all new structures will be required to have separate meters. Land-
scaping will likewise be separately metered.

PC Permit applications shall only be deemed complete if they in-
clude a water monitoring report, described following. This monitor-

ing report, prepared by the developer at developer’s expense and
submitted to City, shall analyze the water use of all structures then
existing.

A Water Supply Assessment (WSA) was prepared for the project and
incorporated in the Peninsula Park Precise Plan EIR Addendum. Attach-
ment Q of the WSA contains water supply and project demand pro-
jections that serve as a basis for City decision-making related to
water provision. If more water is used than the anticipated maxi-
mum , the developer or developers shall design and implement a
program to reduce water demand to anticipated levels.

If the actual water usage determined by the monitoring report for
all existing buildings and structures exceeds the projected demand
baseline by 10%, the developer shall design and implement a com-
pliance program to bring its water usage to the baseline plus 10%
number.  The following are the options available to the developer to
achieve compliance:

1.    Acquire more supply/capacity from another water provider.

2. Devise and implement a program to adjust the amount of water
used in existing buildings.

3. Propose changes to the overall amount of development to bring
the water use within the projected demand baseline plus 10%.

4. Propose a combination of previous approaches.

The water usage data shall be part of the information reviewed by
staff and the Planning Commission in their review of PC Permits.
It is the City’s intent – pending final Council decisions – to:

1. Establish a recycled water distribution system for delivery of
disinfected tertiary recycled water which meets Title 22 require-

 1 - Water deals with the issues of water supply, water distribution
and emergency supplies of water

2 - Waste water deals with the issues of sewer treatment capacity
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        ments  for irrigation (Section 60304); impoundments (Section 60305);
      cooling (Section 60306) and other purposes (Section 60307).

2.   When the State Department of Public Health Services (DPH) ap-
      proves the Engineer’s Report for the Redwood City Recycled Wa-
      ter.  Project, all uses designated in paragraph 4 below, within the
      Precise  Plan area will be required to convert to recycled water
      when the system is extended to the Plan area.

3.   When the City establishesa new water supply impact/connection
       fee that is based upon the cost of the new water supply, on an acre/
       foot basis, reuqire all development within the Plan area to pay such
      fee(s), irrespective of the type of water that is being used.

4.   Require that such recycled water provided to the Plan area shall be
       used for all landscaping and for non-residential interior uses such
      as toilets and applicable cooling systems.

Wastewater is an outcome of water supply and the City will use its
normal methodology to calculate wastewater amounts and assess
needed mitigation and service fees accordingly.
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