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Ill. LAND USE PLAN 

A. Introduction 

1. Background and Purpose 

Town Center is a master planned focal point for the City of 
Santee, designed to create a people-oriented commercial, busi
ness , civic and residential hub along the San Diego River. The 
unique opportunities presented by Town Center's location on 706 
acres, located in the center of a growing southern California 
community of 50,000 residents , offers the rare occasion of creat
ing a central core consisting of interwoven conservation and 
development areas (see map below). 
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The Santee Town Center Specific Plan is designed to protect and 
enhance the natural features of the Town Center site, especially 
the San Diego River. It will allow the Santee Planning Commis
sion and City Council to comprehensively direct the location of 
new residential, commercial, institutional, office, civic center, 
and open space uses within the context of a Specific Plan. 

The Specific Plan is oriented toward establishing a land use and 
design framework, which can cohes ively tie the new downtown 
together. The plan establishes a river and water oriented theme 
with landscaped boulevards, biological preserves, and defined 
scale and bulk of buildings. A principal goal of the plan is to 
dictate overall guidelines for development while simultaneously 
allowing for flexible response to future business market oppor
tunities. The document presents, through the development pro
grams and graphic illustrations, both the goals and objectives of 
the City of Santee and its citizenry, and a development review 
process to achieve those goals . 

Programs presented in the following chapters represent a com
posite of desired goals of the citizenry of the City of Santee, 
elected officials, and landowners. These goals were determined 
after completion of an extensive public participation program 
which included town meeting workshops, task force forums and a 
structured public hearing process. 

2. Plan Concept 

This Specific Plan will enable the Town Center site to be devel
oped according to a broad concept which envisions Town Center as 
a vital composite of compatible and innovative land uses . At the 
same time, thi s Specific Plan supplements existing city zoning by 
establishing development standards . Existing standards for 
residential, commercial and industrial development deemed appro
priate by the Director of Planning and Community Development can 
be applied on a case by case basis . 

The Specific Plan will provide guidance for development at the 
subdivision and planned development approval levels, and is the 
fundamental reference for determining basic land use densities 
and standards for development. The Plan prov ides the framework 
within which individual projects must function if the entire Town 
Center is to develop in a sensitive and orderly manner. The 
comprehensive framework for development, which this Specific Plan 
delineates, will insure that Town Center becomes a positive and 
productive focal point for the City of Santee, its residents, and 
the site's property owners (see Figure 1). 
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3. Regulatory Review 

The Town Center Specific Plan represents an extension of the City 
of Santee General Plan and implements all appropriate Plan 
Elements. 

The Town Center District is included in the City of Santee Zoning 
Ordinance (17 .18) to implement the goals, objectives and land 
uses specifically desired for Town Center. 

Where the Specific Plan is silent in regard to development 
standards or other regulations, the Santee Zoning Ordinance will 
be used as a guide. Where there is a conflict between the Zoning 
Ordinance and the Specific Plan, the Specific Plan standards 
shall apply. When determined to be appropriate, the Zoning 
Ordinance developnent standards may be waived by a Conditional 
Use Permit or Development Review Permit. 

According to the Zoning Ordinance, all development which is 
proposed within the Town Center District pursuant to the Town 
Center Specific Plan shall require the submittal of an appli 
cation for a development review permit or a conditional use 
permit. 

4. Location and Setting 

The City of Santee is located in San Diego County about 18 miles 
east of downtown San Diego. Santee is bordered on the west and 
southwest by the City of San Diego, on the south by the City of 
El Cajon, on the north by San Diego County lands and on the east 
by the unincorporated community of Lakeside (see map below). 

The area surrounding Santee contains scenic undisturbed hills and 
ridgelines. The San Diego River flows through the central por
tion of the City providing another example of the rich natural 
history of the region that still exists today. 

Town Center, itself, is bounded on the south by Mission Gorge 
Road, on the west by Mast Park and adjacent residential develop
ments, on the north b1, Mast Boulevard, and on the east by Mag
nolia Avenue (see map below). 
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Town Center is predominantly undeveloped. Existing land uses 
include single-family homes located in the southeast corner of 
the site and adjacent strip commercial facilities. Single-family 
homes are also located along Mast Boulevard. A warehouse pre
viously used for manufacturing is located south of the river in 
the western portion of Town Center . On-site public facilities 
include Las Colinas Detention Center, the Santee Fire Station, a 
U.S. Post Office, the Santee Recreation Center, and the Edgemoor 
Geriatric Hospital. The RCP sand mining and manufacturing opera
tion, located on the north side of the river and eastern section 
of site, and baseball fields situated north and south of the 
river along Cuyamaca street constitute the remaining on-site land 
uses (see aerial photograph and Figure 2). 

The basin of the San Diego River has created a wide floodplain 
which meanders through the entire Town Center site. Significant 
channelization has occurred in and adjacent to the site often 
confining the entire floodplain into a narrow channelized sec
tion . 

Town Center is comprised of only a handful of landowners who 
control most of the land within Town Center. Ernest Hahn , 
Chilcote , the County of San Diego, and the City of Santee control 
major portions of Town Center which could streamline the Town 
Center implementation process . 
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5. Environmental Factors 

o Biological Resources 

Investigations indicate that the Town Center site is composed 
primarily of disturbed biological resources {see Figure 3). 
Significant biological habitats may be established through recon
struction in tandem with development of Town Center. 

The Town Center Specific Plan includes a Revegetation Plan (see 
Figure 4). The intent of the plan is to establish wetland habi
tats which are representative of natural riparian woodlands and 
marshlands. These habitats are specifically designed to attract 
wildlife in the area including both birds and animals in decline 
due to ongoing development. 

The plan calls for approximately 27 acres to be planted on 
islands within the new configuration of the San Diego River and 
on the northern shore of the river in the central and eastern 
portion of the Town Center Plan. 

These new habitats will be integrated into an overall park open 
space system providing both passive and active recreation within 
the Town Center. 

Prior to issuance of any grading permits within Town Center, 
detailed re-vegetation plans, including a comprehensive trails 
system for each area affected is required to provide for lost 
riparian and freshwater marsh habitats. 
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o Cultural Resources 

The Town Center Plan includes the Edgemoor Farm Polo Barn, a 
recognized historic landmark for the City of Santee. The "Polo 
Barn" is a symbolic link to Santee's and eastern San Diego 
County's agricultural beginnings. This landmark, built in 1913, 
was the site of the "finest stocked, equipped, and conducted 
dairy operation in the west and one of the finest in the world." 
(Brandes and Alexander, 1983). Representing a unique architec
tural style uncommon to the west, the structure has been placed 
on the National Register of Historical Places. 

The "Polo Barn" and surrounding grounds are designated as Theme 
Commercial on the Land Use Plan. 
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o Visual Resources 

The visual resources of Town Center consist primarily of two 
opportunities, visual access to the San Diego River and views of 
surrounding hillsides from within the site (see Figure 5). In 
recognition of these opportunities, the Specific Plan delineates 
a system of visual gateways to allow and enhance visual access to 
the river. Architectural standards pertaining to bulk and scale 
of buildings minimizes blockage of views of surrounding hill
sides. Enhancement of the total visual experience is the goal of 
plans for the future development of Town Center. 

Projects located near the western site limits of Town Center 
shall be required to maintain views of the site from the west and 
provide a buffer for the existing adjacent land uses along that 
edge. 

o Hydrology 

The location of the San Diego River bisecting the Town Center 
planning area represents, in general, an asset to the City of 
Santee . The overall plan and specifically the Floodway Open 
Space designation is designed to eliminate flood hazards by 
res t ricting future development to that area outside the Floodway 
Open Space designation. At the same time, the compatibility of 
the biological habitat restoration with the floodway concept is a 
major design consideration. Thus, the hydrological engineering 
solution to flood i mpacts is to create a "natural" channel va~
ing in width from 700 feet to 1100 feet. The Floodway Open Space 
area is designed to contain a 100-year storm as defined by the 
County of San Diego plus a 20% increase in water volume . 

o Geology 

Special consideration and analysis was focused upon geotechnical 
hazards . After careful study it was determined that only limited 
geotechnical concerns were present. These concerns, which focus 
on liquefaction, can be mitigated at the construction phase and 
are limited in occurrence. 

o Transportation/Circulation 

A crucial aspect of the Town Center plan is transportation. 
Goals of transportation for the plan include the provision of 
easy access to Town Center, a variety of transportation modes 
within the proposed development, and a de-emphasis of the auto
mobile. 
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A variety of solutions to achieve these goals includes cen
tralized parking structures, provision for the San Diego Trolley, 
establishment of a Town Center tram and creation of a master 
planned pedestrian circulation system. Hiking, biking, and 
equestrian trails complete the circulation system. 

Other major factors in achieving balanced circulation include the 
construction of a parkway through the southern section of Town 
Center from east to west with an eventual link to Highway 67 and 
ultimate completion of Highway 52 in the southern portion of the 
City. 

o Economic and Demographic Profile 

The Town Center Specific Plan presents a challenge to diversify 
both the economic and demographic profile of the City of Santee. 
In providing a variety of housing types the Town Center will have 
an estimated population of 3,229 to 4,291 residents. The plan 
also calls for up to 4,000,000 square feet of commercial, office 
and ci vie center development for a potential employment popula
tion of 12,000. 

Town Center will provide a new employment base and shopping 
facilities which have not existed in Santee. The principal theme 
of the pl an is to provide a central focus for the citizens of 
Santee and create new options for living, working and recreating 
in one central location. 

24 



B. Town Center Goals and Objectives 

The Town Center Specific Plan represents a unique development 
concept within the City of Santee. In developing the overall 
master plan for the Town Center the City of Santee received 
direct input from citizens, landowners, business interests and 
civic leaders through a series of public workshops and town 
meetings. The result of this input is a series of "Goals and 
Objectives" which have guided both the character of the Town 
Center plan and the location and intensity of land uses. 

The following goals represent the vision for development of the 
Town Center . 

overall Goal 

The Town Center s hall become Sant ee ' s vibr ant focal point by 
providing a balance of development with conservati on, enhancement 
of the community's regional image , and the creation of opportuni
ties for people to l ive, work, and play. 

Open Space 

Objectives 1.1 

A UNIFIED COMPREHENSIVE OPEN SPACE SYSTEM 
SHOULD BE AN INTEGRAL PART OF THE BASIC 
DESIGN CONCEPT OF TOWN CENTER. THE RIVER 
SHALL BE A CENTRALLY LOCATED OPEN SPACE AREA 
FOR THE BENEFIT OF THE COMMUNITY. 

Major views in t he Town Center area should 
be protected. 

1.2 Programs and techniques t o encourage pr i vate 
l and owners to create and/or preserve open 
space areas and/or linear strips of l and 
connecting open space areas should be de
veloped. 

1 . 3 Ecologically important areas within the site 
which are worthy of preservation and protec
tion should be identified, preserved and/or 
conserved. 

1.4 Unique natural features, scenic areas and 
historical sites which are desirable for 
preservation should be identified. 

1 . 5 Those l ands necessary as open space land in 
order to protect the public health and 
safety should be identified , preserved 
and/or conserved. 

25 



1.6 Standards, criteria and an order of import
ance for the location, quantity, quality, 
conservation and preservation of open space 
should be established. 

1.7 Flood control improvements shall utilize 
when possible natural design features such 
as greenbelts, retention ponds and low-flow 
channels to retain the natural character of 
the River. 

1.8 Open space buffers should be provided to 
maintain the integrity and character of the 
San Diego River system. 

1.9 The San Diego River should be rehabilitated 
and enhanced as a natural setting . Intro
duction of a water theme in the developed 
areas of Town Center should occur to lend 
additional emphasis to the San Diego River. 
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Parks and Recreation 

Objectives 2.1 

BOTH ACTIVE AND PASSIVE RECREATIONAL 
OPPORTUNITIES SHOULD BE PROVIDED AND ENCOUR
AGED TO HELP MEET THE RECREATIONAL NEEDS OF 
THE COMMUNITY. 

A trails system to provide for equestrian 
use, bicycle use, hiking and pedestrian use 
should be provided throughout the site with 
connection to surrounding areas. Equestrian 
trails shall be oriented along the San Diego 
River. 

2.2 Among the recreational activities made 
available, the opportunity for participation 
by the handicapped and elderly should be a 
part of the design. 

2.3 Active recreation should include indoor and 
outdoor facilities for team and individual 
sports and recreation activities for all 
ages. 

2.4 A community center, open to the general 
public, should be located in close proximity 
to active outdoor recreation areas. 

2.5 Passive recreation should be included in 
preserved open space areas along the river 
channel. 
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Orban Design 

Objectives 3.1 

ARCHITECTURAL DESIGNS AND CONCEPTS SHOULD BE 
GUIDED BY CRITERIA WHICH REINFORCE THE SENSE 
OF COMMUNITY IDENTITY. THESE CRITERIA 
SHOULD FOSTER UNIQUENESS AND COHESIVENESS OF 
DESIGN ENHANCING SANTEE'S CHARACTER. 

Reinforce community identity through the 
application of a unifying architectural 
theme or features in the design of civic 
center, commercial, off ice professional, 
residential and recreational uses. 

3.2 Encourage the use of architectural styles 
that are in scale with the natural and 
man-made environment. 

3. 3 Enhance Santee' s character by using archi
tectural techniques and elements which draw 
upon Santee' s history and provide a tie to 
the area's heritage. 

3.4 Provide for variety and discourage monotony 
in dwelling design by use of creative guide
lines. 

3.5 Promote building form that will respect and 
improve the integrity of open spaces and 
other public areas . 

3.6 In recognition of both functional and visual 
concerns, heights and mass of buildings 
should be varied to provide for a transition 
from lower scale development along the edges 
of the site to more intensive, large scale 
development within the Town Center site. 

3 .7 The height and placement of buildings should 
retain major views of the surrounding hill 
forms and maximize long distance view oppor
tunities for buildings located within the 
Town Center area. 

3.8 Form and spacing of buildings within a 
particular development area should be suf
ficient to maintain necessary pedestrian and 
veh icular circulation, retain reasonable 
solar access to all major public or private 
outdoor areas or pedestrian paths and pro
vide visual privacy to indoor residential 
uses. 
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3.9 

3.10 

3.11 

Signage within Town Center should adequately 
convey directional information and business 
identification and contribute positively to 
the visual appearance of the area. 

Create incentives for the developer to 
encourage open space opportunities. 

Encourage energy efficient development 
through appropriate site planning techniques 
and architecture . 
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Landscape Design 

Objectives 4.1 

LANDSCAPE DESIGN SHOULD ENHANCE THE QUALITY 
OF THE ENVIRONMENT AND CONTRIBUTE TO HIGH 
QUALITY, SAFE AND ENERGY EFFICIENT DEVELOP
MENT. 

Mandatory standards relative to tree type, 
size and spacing for streets, center 
medians, parkways, parking lots, and trails 
should be developed. 

4.2 Guidelines for fencing to enhance community 
identity should be developed. 

4.3 Landscape techniques which preserve and 
enhance rural character where possible 
should be utilized. 

4.4 Landscaping in excess of requirements should 
be encouraged. 

4.5 Landscaping within Town Center should empha
size use of indigenous trees and shrubs. 

4.6 Replacement vegetation and landscaping 
should be compatible with that of the sur
rounding area and should harmonize with the 
natural landscaping. 
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Circulation and Parking 

Objectives 5.1 

PROVIDE FOR THE DEVELOPMENT OF A SAFE, 
EFFICIENT AND COST EFFECTIVE VARIETY OF 
TRANSPORTATION SYSTEMS TO ADEQUATELY SUPPORT 
THE CIRCULATION NEEDS OF THE TOWN CENTER 
AREA WITH MINIMAL NEGATIVE IMPACT ON THE 
COMMUNITY. 

Access points should be well defined, 
1 oca ted on major streets, and utilize ade
quate traffic control features. 

5.2 Alternate vehicular access should be pro
vided to Carlton Hills Boulevard and Mast 
Boulevard to provide relief to Cuyamaca 
Street, Magnolia Avenue and Mission Gorge 
Road. 

5.3 Parking areas should be strategically lo
cated to serve all areas of Town Center and 
should not act as prominent visual features. 

5.4 Adequate off-street parking should be pro
vided. 

5.5 A regional transit center should be provided 
to handle local and regional bus and trolley 
service. 

5.6 Parking facilities should be provided in 
close proximity to the Transit Center to 
encourage regional use of the mass transit 
services provided. 

5. 7 Parking structures should be provided to 
assure adequate parking while allowing open 
landscaped areas throughout the Town Center 
site. 

5.8 A freeway shall not be located through the 
Town Center site. 

5.9 Extensive landscaping, mounding and grade 
separations for the development of interior 
and periphery streets are techniques that 
should be used to de-emphasize the presence 
of the automobile. 
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Residential 

Objectives 6.1 

A VARIETY OF HOUSING TYPES AND SIZES AND A 
MIXTURE OF OWNERSHIP AND RENTAL HOUS I NG 
SHOULD BE PROVIDED. 

Higher densities up to a maximum of 22 units 
per a ere should be all owed in 1 oca tions 
where there are adequate transportation 
opportunities and minimal impact on sur
rounding uses. 

6.2 Residential uses should be adequately buf
fered from active recreation, commercial and 
civic center uses to eliminate potential 
noise, traffic, and land use conflicts. 

6.3 The provision of housing opportunities 
designed for the special needs of the 
elderly in proximity to the Edgemoor 
Hospital site should be provided. 

6.4 Mixed use commercial, residential and office 
projects should be encouraged in locations 
in close proximity to adequate transporta
tion opportunities and where there is 
minimum impact on adjacent land uses. 

6.5 Government and private action should be 
coordinated to produce living environments 
which offer their residents safety, ameni
ties, and reasonable access to transporta
tion, services and recreation. 
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Commercial/Office Professional 

Objectives 7.1 

A VARIETY OF COMMERCIAL AND OFFICE/PROFES
S ION AL OPPORTUNITIES SHOULD PROVIDE GOODS, 
SERVICES AND EMPLOYMENT OPPORTUNITIES TO THE 
REG ION AND ESTABLISH THE TOWN CENTER AS AN 
ACTIVITY CENTER OF THE COMMUNITY. 

Diverse retail commercial opportunities 
should be provided in an integrated design 
concept with adjacent areas set aside for 
future expansion. 

7 • 2 A v a r i et y of re ta i 1 , s e r v ice and s pe ci al 
commercial uses should be encouraged with 
one or more general retailers as the major 
tenants and apparel, home furnishings, 
appliances and specialty shops emphasized as 
part of the retail outlets. 

7.3 Shopper traffic patterns should not conflict 
with civic or residential uses. 

7.4 Office professional uses should be inte
grated with other commercial and civic uses. 

7.6 Commercial facilities should include 
specialty theme oriented shops. 

7. 7 A motel and resort complex should be en
couraged within the Town Center area. 
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Civic/Institutional 

Objectives 8.1 

A CIVIC CENTER AND ASSOCIATED USES SHOULD BE 
LOCATED AS PART OF THE DEVELOPED PORTION OF 
THE SITE TO PROVIDE A PUBLIC FOCAL POINT FOR 
THE CITY. 

Adequate acreage for municipal offices, 
police facilities, fire facilities, library 
facilities, an amphitheater, a community 
theatre, restaurants, off ice/professional 
facilities and/or other community uses 
should be provided for the Santee Civic 
Center. 

8.2 Architectural treatments and site planning 
features of the civic center should be 
coordinated with adjacent commercial and 
residential uses and maximize orientation 
and enhancement of the river system, and 
other natural features in Santee, as much as 
possible. 

8.3 An educational facility may be considered 
within Town Center. 
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Employment Center 

Objectives 9.1 

AN EMPLOYMENT CENTER SHOULD BE ESTABLISHED 
TO PROVIDE JOB OPPORTUNITIES FOR THE COM
MUNITY AND ESTABLISH REVENUE SOURCES WITHIN 
TOWN CENTER. THE EMPLOYMENT CENTER SHOULD 
INCLUDE RESEARCH AND DEVELOPMENT, OFFICE/ 
PROFESSIONAL AND NON-POLLUTING LIGHT 
ASSEMBLY TYPES OF USES. 

The siting of employment center uses should 
be sensitive to adjacent uses through the 
provision of adequate buffering as well as a 
coordinated circulation system. 

9.2 Activities associated with Research and 
Development and Light Assembly should be 
contained within enclosed structures. 
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C. Land Use Element 

1. Summary 

Town Center includes a mixture of land uses oriented to the San 
Diego River and a comprehensive Park/Open Space system. The 
master land use plan relates directly to the goals and objectives 
established by the public as well as planning, env ironrnental, 
economic and circulation studies completed to identify long and 
near term developnent opportunities. 

The intent of the land use plan is to establish an urban and open 
space core in the City of Santee that provides a central location 
for civic, employment, commercial, residential, and recreational 
uses (see illustrations below). 
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Conceptual Illustration, Commercial 

The first phase of planning and critical concept behind the Town 
Center Plan is an extensive Park/Open Space system which focuses 
on the San Diego River. Ultimate enhancement of this fragile 
resource into an exciting active and passive river oriented park 
system toward which all future land uses focus, is an overriding 
theme in Town Center. Preservation and creation of visual access 
to the river system from proposed development areas and major 
arterials is also provided (see Figure 6). 

secondly, the cent ralized location of a Civic Center on the banks 
of the San Diego River assists in creating a magnet for activity 
in the heart of the Town Center. 

This core activity area is complemented with a concentration of 
commercial uses surrounding the intersection of the new east-west 
boulevard and Cuyamaca Street and office , retail and business 
park uses along Mission Gorge Road. The remaining portions of 
the plan include a variety of attached residential housing types 
with supporting commercial developments and retention of existing 
institutional uses. 

At completion, Town Center could have an ultimate employment base 
of 12,000 people, a residential population of 3,229 to 4,291 and 
up to 4,000,000 square feet of commercial, business park and 
office development (see Table 1). 
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TABLE 1 

LAND USE PLAN AND STATISTICAL ABSTRACT 
LAND USE UNITS ACRES %AREA DU/GR,AC RESIDENTS EMPLOYEES 

Floodwav Onen Snace 126.9 17.9 

Park Ooen Soace 79.5 11.2 

Corridor Onen snace 31.85 4.5 

Civic Center 24.5 3.0 597 

Communitv Center 4.0 .5 15 

Institutional 19.0 3.0 498 

Commercial 93.1 13.1 4.444 

Office/Commercial 62.5 8.8 2.983 
Office/Professional 10.0 1. 4 477 
Residential 748 60.5 8.5 12 1421 

Res/Off ice/Comm 176 25.0 4.0 22 334 2,177 

Res/Institutional 308-484 34.0 5.0 14-22 585-919 533 
Residential 28-98 14.0 1.9 2-7 53-186 ---
Residential 140-2 80 20.0 2.8 7-14 266-532 ---
Residential 300-472 21.5 2.9 14-22 570-899 ---
Parkwav 50.0 7.0 

Public school 20 .0 3.0 70 
Theme Commercial 6.0 1. 0 262 
Undesianated 

. 
4.0 .5 

Totals 1.700-2.259 706.35 100.0 3.229-4.291 12.056 

* The number of dwell ing units per gross acre would vary , if a density bonus is applied. 
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A brief description of the land use designations is provided 
below. 

Floodway Open Space 

The Floodway Open Space are those areas which are 
located within the floodway of the San Diego River 
as it traverses the Santee Town Center site. 
Floodway Open Space is set aside for restoration 
and preservation of native plant and animal 
communities, predominantly associated with the San 
Diego River environment. Floodway Open Space areas 
also are reserved for low intensity recreational 
activities such as hiking, picnicking and nature 
appreciation, as well as for facilities essential 
to flood control . 

Park Open Space 

The Park/Open Space District is intended to provide 
active recreation areas and facilities. This 
designation will allow for low- intensity develop
ment while encouraging the provision of recrea
tional activities and preservation of natural 
resources . 

Corridor/Open Space 

Civic Center 

The Corridor/Open Space designation pertains to 
public rights-of-way, visual corridors, and the 
circulation system· of pedestrians, bikes, and 
non- auto transportation systems. The special 
emphasis of this designation is the preservation of 
pedestrian and visual access to the San Diego 
River. The precise location of these areas will be 
determined as specific development proposals are 
made. 

The Civic Center Area is a center and focal point 
for municipal activities, including administrative 
and legal needs of the City as well as limited 
commercial off ice and pedestrian oriented environ
ments. Facilities "for public services, as well as 
cultural centers will be situated in this important 
area. 

It is recognized that if less than 24.5 acres are 
exchanged with San Diego County as part of the Tax 
Augmentation Agreement that any excess area desig
nated as Civic Center be redesignated as Commercial 
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Public School 

Institutional 

Commercial 

and grouped on the west side of the Civic Center so 
as to adjoin the other County land west of the 
Civic Center designated for Commercial. 

The Public School designation is designed to set 
aside a defined area for future school develop
ment. This designation would allow the construc
tion of elementary, junior, senior high school, or 
any other public owned and operated educational 
facility. 

Institutional areas are reserved for educational, 
community centers and medical care facilities which 
are intended to provide instructive classes. Also 
included in this designation are support commercial 
and public facilities which would be compatible 
with other land uses in Town Center. The continu
ance of the Las Colinas and Edgemoor facilities are 
recognized, per the Memorandum of Agreement between 
Santee and San Diego County. However, the expan
sion or addition of new detention facilities are 
neither intended nor compatible uses within Town 
Center. 

Commercial areas provide for a wide variety of 
retail , service , financial and specialty shops in 
the context of a consolidated development plan with 
unifying elements such as architecture, signage, 
and site planning. Also provided within this 
category are visitor oriented uses such as hotels 
and restaurants. Office development that is com
plimentary to Commercial may also be allowed. 
However, retail uses should comprise a minimum of 
70 percent of the overall area. 

Theme Commercial 

The Theme Commercial designation is focused on six 
acres encompassing the Polo Barn. The major objec
tives within this land use category is to create a 
specialty shopping area which reflects the historic 
significance of the Polo Barn. Visitor-oriented 
uses such as restaurants, crafts, and other 
specialty shops are encouraged within this designa
tion. 
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Upon request by San Diego County, consideration 
should be given to the possible expansion of the 
Theme Commercial into the adjacent Park/Open Space 
to the south as well as the Institutional area to 
the southwest so that a usable site configuration 
results. The maximum Theme Commercial area would 
be 12 acres. 

Office/Commercial 

These areas provide a range of facilities including 
administrative, educational, executive, clerical, 
professional and financial services, manufacturing, 
and laboratories as well as a wide variety of 
retail, service, and specialty shops. These 
facilities will be established within the context 
of a con sol ida ted development plan with unifying 
elements such as architecture, signage, and site 
planning with special emphasis on a mixed use 
concept. 

Office/Professional 

This district is intended primarily for the devel
opment of professional/administrative off ices and 
personal services rather than sale of commodities. 
Site development standards should be designed to 
make such uses relatively compatible with residen
tial uses. 

Residential/Office/Commercial 

Residential 

This area provides for multi-family residential 
development including a range of housing types such 
as apartments, townhomes, condominiums, and senior 
citizen housing. In addition, development in this 
area provides for a variety of retail, service, 
off ice, and specialty shops. The consolidation of 
small lots and private sector rehabilitation is 
encouraged. Individual development plans must be 
coordinated to maximize unified site planning, 
including architecture, access, landscaping, and 
signage . Mid-block pedestrian access is to be 
encouraged. 

These areas allow a wide range of residential 
development including housing types such as single 
family residences, apartments, townhomes, condo
miniums, and senior citizen housing. 
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Residential/Institutional 

Parkway 

These areas provide for residential opportunities 
in association with existing and future institu
tional uses. Specific residential development 
includes senior citizen housing in the form of 
apartments, townhomes, condominiums or other forms 
of multi-residential products. 

Areas designated as Parkway within Town Center 
encompass the larger roads within the circulation 
system. Components of the system include collector 
streets, through parkways, bikeways and pedestrian 
walkways as part of the overall right-of-way and 
bordering landscape setbacks . The precise location 
of the parkways will be determined as specific 
development proposals are made. 

Transit Center Overlay 

The Transit Center Overlay designation identifies a 
general area which could support a future transpor
tation center including a station connection to the 
San Diego Trolley , as well as a Town Center Tram 
and associated commercial uses. The location of 
this center is partially based on the future loca
tion of the rail system for the Trolley. 

Air Rights Overlay 

2. Strategy 

This designation preserves future development 
potential in the central commercial core planned 
for the site. Opportunities may include a linkage 
of commercial uses above {bridging) Cuyamaca 
Street. 

In forming the overall land use element, a clear understanding of 
the interrelationship of uses to both their location and function 
has been important in achieving the stated goals of the Specific 
Plan. The location and function of one use should support and 
encourage development of a second related use on both a short and 
long term basis. 

The Land Use Strategy includes an explanation of how these com
mercial, residential, institutional and civic uses interrelate as 
building blocks for the ultimate goals of Town Center. 
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o Civic Center/Institutional 

Civic Center/Institutional land use designations represent both 
future and existing land uses which include commercial develop
ment and employment areas which encourage high volume pedestrian 
traffic. The principal uses planned within these designations 
include the future City Hall with its supporting public offices 
and facilities, a future school site, existing and future police 
and fire stations and existing and future medical care facili
ties. support uses within this designation will include retail 
commercial and office professional. The graphic below is a 
conceptual illustration of the City Hall. 

/ 
/ 

--- ./ .,/ 

/ 
/ 

Conceptual Illustration, City Hall 
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The location of the Civic Center and future City Hall on the 
south of the San Diego River in the center of the Specific Plan 
Area has been established to form the focal point of the business 
development. Based on previous examples of Civic Centers in the 
west, it is anticipated that these uses will generate a need for 
supporting office, retail, restaurant and other service oriented 
businesses in the immediate vicinity. Because the Civic Center 
will act as a major employment center, its location within com
mercial developnent is important in order to supply a purchasing 
base for such development within wal king distance of public 
buildings. The graphic below is a conceptual illustration of the 
Civic Center . 

Conceptua l Illustration, Civic Ce nte r 

A possible future public school site on the north bank of the 
river, adjacent to both Park/Open Space land uses and existing 
school facilities provides for a concentration of educational 
facilities with ample supporting recreation facilities 
immediately adjacent . 

Institutional uses have been defined to accommodate existing 
operat i ons and off er opportunities for new developments such as 
expanded medical care facilities and the possibility of a future 
college or university campus within the Town Center. With 
respect to circulation needs , these facil i ties are located with 
direct access to perimeter roads such as Mission Gorge Road, Mast 
Boulevard and Magnolia Avenue. 

45 



o Comme re i al 

Commercial uses for the Town Center are divided into four princi
pal categories: regional/community serving retail, specialty 
shopping , visitor oriented resort, and neighborhood commercial 
(see illustration below). 

Conc eptua l Illustration, Commercial Core 
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Based upon demographic and economic studies of the region, the 
City of Santee has a significant opportunity and need for the 
establishment of retail commercial developments. Research indi
cates that Santee's existing population of young families who own 
their own homes currently must make most of their major retail 
purchases outside of the City. There is currently only one major 
retail outlet in Santee where its population can purchase furni
ture, appliances, hardware, clothes or other similar merchan
dise. Evidence also indicates that these goods should be concen
trated within defined areas for commercial success. 

In response to these needs, the Town Center Plan concentrates its 
major regional/community retail commercial development in a 
consolidated area occupying the four corners of the Town Center 
central boulevard and Cuyamaca Street (see illustration below). 
The location also borders the San Diego River to the north and 
Civic Center to the east. Principal factors determining the 
final concentration of retail commerci al at the four corner areas 
include the opportuni t y to create a new focus away from Mi ssion 
Gorge Road capitalizing on proximity of the site to the San Diego 
River; the relationship to the Civic Center uses to the east; the 
ultimate connection of the central boulevard to Highway 67; and 
the ability to concentrate parking near major circulation gate
ways . 

C OD o
0

aflTIB ~ H na 
Conce pt ua l Illus t ra tion, "Four Corners· Area 
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Specialty shopping and visitor oriented commercial development, 
while allowed within all commercial designations for flexibility 
purposes, is anticipated to be developed along the northern and 
southern banks of the San Diego River. Specific types of devel
opment encouraged within these areas include river and pedestrian 
oriented restaurants, and specialty shops dealing in regional 
merchandise. Commercial businesses catering to tourists encour
age hotel development which serves both the business needs of the 
community and a destination resort population attracted by the 
enhanced San Diego River (see illustration below). 
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o Employment Center 

One of the major goals of the Town Center Specific Plan is to 
create new employment opportunities within the City of Santee. 
Based on studies completed during 1985, only 20% of the existing 
population in Santee is currently employed within the City's 
boundaries. (See SRI Report, Technical Appendix). This fact, 
combined with the limited availability of employment-oriented 
business facilities, creates a unique opportunity for new devel
opment within the planning area. 

In response to these needs and in recognition of both the short 
term and long term employment market, the Town Center includes 
flexibility for business employment uses to be developed within 
the Office/Commercial designa t ion. This development designation 
is located in the southern half of the planning area and i nter
mixed with other uses where possible as shown in the example 
be l ow. 

Conceptua l Illustration, Employment Center 
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Major emphasis for near term development is placed on high 
quality facilities supporting a mix of commercial , offices and 
light manufacturing facilities. On a longer term basis, the 
potential for off ice professional facilities is preserved with 
the prime location being adjacent to the Civic Center develop
ment. Although not precisely determined, it is believed that an 
employment base of at least 12, 000 people could be achieved at 
final development. 
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o Residential 

Town Center includes a variety of housing types for a broad 
segment of the community within Town Center. The mix of housing 
types is aimed at supplementing the existing stock of single 
family detached residences located throughout Santee. The Town 
Center residential development will include single family resi
dences, condomini urns, townhomes, garden apartments and senior 
housing. These developments are located north of the San Diego 
River and on its southeastern bank. A special emphasis has been 
placed on creating housing opportunities within the plan area to 
maximize the integration of living space with work and recreation 
areas (see illustration below). 

Conceptual lllustra tion, Residential 
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3. Permitted Land-Uses 

The Land Use Matrix (see Table 2) contains the recommended 
allowed uses for the various land use districts within Town 
Center. Unless otherwise specified in this Specific Plan or by 
Conditional Use Permit, all activities, work and storage of 
materials within the Town Center District shall be entirely 
within an enclosed building. This section shall not be construed 
to supersede more restrictive use regulations contained in the 
Conditions Covenants and Restrictions of any property or dwelling 
units. 

The uses listed in the Land Use Matrix shall be allowable in one 
or more of the land use districts as indicated in the columns 
beneath each district. Where indicated with the letter "P", the 
use shall be a permitted use in that district. Where indicated 
with the letter "C" the use shall be a conditional use subject to 
a Conditional Use Permit process. 

In the event that there is difficulty in categorizing a given use 
in one of the Districts, the procedure outlined in Section 
17 . 04 . 040 of the City Zoning Ordinance shall be followed. 

52 



(.
11

 

w
 

* (/
) 

(1
) 

C
l) 

C
f)

 
0

, ::s r
t 

C
l) 

C
l) 

IS
i 

0 ::s I-
'· ::s "° 0 H
 

0
.,

 
I-

'·
 

::s 0
, ::s (
)
 

(t
) 

H
i 

0 '"1
 

c:
 

C/
l 

(l
) en 

"' . 
"%

J 
!:o

 
0

, 
(l

) 
(}

 
C/

l 
.....

.....
 

,...
... 

0
.,

 
..

..
. 

(l
) 

r
t 

::s 
t<

 r
t .....
 

0
, 

I-
' 

(
)
 

0
, 

H
 

C
l) 

(
)
 

(
)
 

(
)
 

(J
I 

.i
:.

 w
 

. .
 . 

:J:>
I 

C
J)

 
G

) 
1-

3 
~
 

(l
) 

0
, 

0 
0

, 
::s

 H
 

*= 
H

I
-
'· 

0
..

 ::
::, 

rt
 O

 
(l

) 
::i

-
:I

 
H

 
::s

 0
 

(l
) 

s 
::s 

()
 ~
 (t

) 
r
t 

...
.. 

U
l 

U
l 

r
t 

0
, 

1
-'

·H
 

N
I 

rt
 

(1
) 

s 
::s 

(l
) ::s r
t en
 

"C
l 

"C
l 

"C
l 

"C
l 

'"C
l 

'U
 

"C
l 

:J:>
I . 

N
 

I-
' 

:;c
l 

. 
. t

r:1
 

C
J)

 
H

 
"C

l 
O

U
l 

t:1
 

Il
l 
~
 

.....
 tr:

1 
r
t 

C'O
 

::s
 z

 
.....

 I-
' \

.Q
 

1-
3 

0 
I-

' 
I-

' 
H

 
c:::

 
I-

'·
 (

l)
 
~
 C

l)
 

::x:
: 

::s 
tr:

1 
0 

Lo
 

"%
J 

s 
U

l 
0

, 
(1

) 
:3

 
en

 
.....

 
I-

' 
"<

: 

t"
' ~ 

-t
 

t:
, 

F
lo

o
d

w
a
v

/O
p

e
n

 
S

p
a
c
e
 

)>
 

c:::
 

O
J 

en
 

r-
tr:1

 
m

 
P

a
rk

/O
p

e
n 

S
p

a
c
e
 

C
o

rr
id

o
r/

O
p

e
n

 
S

p
a
c

e 
C

iv
ic

 
C

e
n

te
r 

[: 
I\

)
 

t,-
3 lX
:I 

1-
4 

I
n

s
ti

tu
ti

o
n

a
l 

C
o

m
m

e
rc

ia
l 

x 
t"

' 
::i:

,, z 
O

ff
ic

e
/C

o
m

m
e
rc

ia
l 

O
ff

ic
e
/P

ro
fe

s
s
io

n
a
l*

 
"C

l 
'"C

l 
R

e
s
id

e
n

ti
a
l 

"C
l 

'U
 

R
e
si

d
e
n

ti
a
l/

O
ff

ic
e
/C

o
m

m
e
rc

ia
l 

t
i c:::
 

C
f)

 
tx:

1 

t
i 

H
 

C
f)

 

R
e
s
id

e
n

ti
a
l/

In
s
it

u
ti

o
n

a
l 

T
ra

n
s
it

 
C

e
n

te
r 

O
v

e
rl

a
y

 
A

ir
 

R
iq

h
ts

 
O

ve
rl

a
y

 

1-
3 

,:
1 

H
 

(
)
 

1-
3 

P
u

b
li

c
 

S
c
h

o
o

ls
 

T
h

e
m

e
/C

om
m

e
rc

i
a
l 

C
o

m
m

u
n

it
y

 
C

e
n

te
r 



LAND USE MATRIX 

LAND US E DISTRICT 

r-f 
rd 

·.-1 
CJ 
H r-f 
Q) rd 

§ s:: 
> 0 

0 ·.-1 rd 
-1( u +-l r-f 

Q) Q) r-f ......... ::i H 
CJ CJ rd Q) +-l Q) > m m r-f s:: CJ · .-1 > co 
0. 0. co 0 · .-1 +-l 0 r-f r-f H 

Cl) Q) Cl) ·.-1 ·.-1 ~ Cl) H rd Q) 
(.) (.) Cl) ~ s:: H Q) Cl) · .-1 +-l 

s:: rd s:: r-f H Cl) 0 H QJ > rl CJ s:: 
~ 0.. ~ H rd QJ QJ ......... ......... +-l 0 O H QJ 

Cl) QJ s:: § ~ r-f r-f r-f s:: O QJ u 
0 0 .µ O r-f 0 rd rd m <l) Cl) "B § ......... s:: ......... s:: ·.-1 rd O H ·.-1 · .-1 ·.-1 u +-l > > QJ H <l) .µ ·.-1 u Al .µ +-l +-l "§ Cl) 0 +-l 
co 0.. 0 u ::i CJ ......... ......... s:: c s:: +-l u ·.-1 
!3: 0 'O .µ H QJ Q) QJ QJ <l) ·.-1 ·.-1 o-........ s:: 
'O ......... ·.-1 (.) ·.-1 Q) CJ u 'O 'O 'O Cl) o:; ·.-1 QJ ::i 
0 ..II! H ·.-1 +-l § ;j ·.-1 ·rl ·rl ·.-1 c r-f E § O H H > Cl) ~ Cl) Cl) Cl) rd H ..Q QJ 

r-f rd 0 ·.-1 s:: 0 ~ ~ <l) QJ <l) H · .-1 ::i .c: 0 
USE ri.. Al u u H u 0 0 ~ ~ ~ 8 ~ Al 8 u 

B. OFFICE AND RELATED USES 
1. Administrative and p p p p p 

Execut ive Offices 
2. Artist and Photo- p p p p p 

araoh i c s t udios 
3. Cleri cal and Pro- p p p p 

fessional Offices 
4 . Financial Services p p p 

and Institutions 
5 . Ge neral Offices p p p p 
6 . Medical, dental and 

r elated health c c c c services including 
clinics 

7. Public utility p p p p p 
service off i ces 

8 . Pol i tical and 
Philanthropic Head- p p p p 
auarters 

* See Santee Zoning Ordi nance for us es . 
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LAND USE MATRIX 

Q) (!) 
u () 
co r"(j 

°" 0. 
CJ) Q) CJ) 

() 
c: ~ c: 
~ ~ H 

CJ) (!) 

0 0 .µ 
........ c: ........ c: 
:>, ~ H (!) 
r"(j 0 u 
~ 0 '"d 

'"d ........ ·r-l u 
0 ~ H ·r-l 
0 H H :> 

r--1 co 0 ·r-l 

USE 
r:... p... u u 

D. COMMERCIAL 
1. Small Conference p 

Center 
2. Convention Center p 
3. Familv Restaurant p 
4. Gourmet Restaurant p 
5. Cafeteria p 
6. Food Stand p 
7. Flower Stand p 
8. Specialty Food 

Stores (Butcher, 
Baker, candv. etc.) 

9. Farmer's Market 
1 o. Cabaret 
11. Drua Store 
12. Stationerv Store p 
13. Shoe Store 
14. Hardware Store 
15. Arts and Crafts 

Shoo 
16. Gift Shoo p 
17. Book Store p 
18. Deoartment Store 
19. Clothina Store 
20. Discount Store 

* See Santee Zoning Ordinance for uses. 
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LAND USE MATRIX 
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~ ~ 
U) Q) U) 

(.) 
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~ ~ H 

U) OJ 
0 0 .µ 
....... s:: ........ s:: 
> (]) H OJ 
cu 0.. OU 
~ 0 'U 
'U ........ ·.-! 0 
0 ~ H ·.-! 
O H H :,,,. 
rl IQ 0 ·.-! 

USE 
~ p. CJ CJ 

21. Automotive Services 
in conjunction with, 
and accessory to 
department or dis-
count stores (does 
not include gaso-
line sales) 

22. Horne Furnishings 
Store 

2 3. Furniture Store 
2 4. Snortina Goods Store 
2 5. Florist Shon p 
26. Beautv Shon 
27 . Pet Store 
28. Record store 
2 9. Travel Bureau p 
30. Photoaraohv Store 
31. Bank/Savings Facil- p ities 
32 . Professional p 

Services 
3 3. Motel 
34. Resort Hotel 
35. Office and Business p 

Mach ine St ores 
36. Corn me re i al Parking p 

Facilities 
* See Santee Zoning Ordinance for uses. 
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LAND USE MATRIX 

LAND USE DISTRICT 
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(ij 
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Cl) (ij 
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0 ·.-I (ij 

,+( u .µ rl 
Cl) (]) r-1 ....... ::I H 
u u (ij (]) .µ (]) > 
t m r-1 c: u ·.-I > iu 

Q. m o ·.-I .µ 0 rl r-1 H 
{/) (]) {/) ·.-I ·.-I 4--l en H m (]) 

u u en 4--l c: H ClJ en ·.-I .µ 
c: ~ c: r-1 H en 0 H (]) > r-1 u c 
~ 

(]) H (ij (]) (]) ....... -.µ 0 0 H (]) 
{/) ~ (]) c §~ r-1 r-1 r-1 c: 0 (]) u 

0 0 .µ 0 r-1 (ij (ij m (]) ti) ..c: § ........ c: - c: ·.-I m O H ·.-I ·.-I ·.-I u .µ u > 
~ ~ H (]) .µ ·.-I u P. .µ .µ .µ ..c: {/) 0 .µ 

0 u ::I u --c: c: c .µ ty, u ·.-I 
~ 0 rel .µ H (]) (]) (]) (]) (]) ·.-I ·.-I u ........ c 
rel ........ ·.-I u ·.-I Q) u u rel rel 'O en P:: ·.-I Q) ::I 
0 ~ H ·.-I .µ § ·.-I ·.-I ·.-I ·.-I ·.-I c rl s § 0 H H > ti) 4--l 4--l ti) en en (ij H .Q Cl) 

r-1 m o ·.-I C O 4--l 4--l Q) (]) Q) H ·.-I ::I ..c: 0 
~ P. u u H u 0 0 p:: p:: p:: 8 ,:C P. 8 u USE 

3 7. Photocoov Services p p p p p p 
38. Printina Shoos p p p p p 
39. Tailor p p p p 
4 0. Television, Radio p p p p sales and services 

42. Convenience store 
(does not include) p p 
aasoline sales) 

43. Bed and Breakfast c c 
* See Santee Zoning Ordinance for uses. 
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LAND USE MATRIX 
LAND USE DISTRICT 
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0 ·.-l cu 

-IC u .µ rl 
(!) (!) rl ........ ;:j H 
u u cu (!) .µ (!) ~ 
cu rd rl s:: u ·..-i :> cu 
0. P.. cu O ·.-l .µ 0 rl rl H 

CJ) (!) CJ) ·.-l ·.-l 4-l Ul H cu (!) 

u u Ul 4-l S:: H (!) Ul · .-l .µ 
s:: cu s:: rl H Ul 0 H (!) :> rl 0 ,:::: 

~ 0.. ~ H cu (!) (!) ........ ........ .µ 0 0 H (!) 
CJ) (!) s:: §~ rl rl rl s:: 0 (!) u 

0 0 .µ 0 rl cu cu rd (l) Ul ..c: ~ > ........ ,:::: ........ c: ·.-l rd O lo-I ·.-l ·.-l ·..-i u .µ 0 
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rd 0.. OU ::l u--.... ........ c: c: c: .µ t,i u ·..-i 
:?: 0 'O .µ H (!) (!) (l) (l) (l) ·.-l ·.-l u ........ s:: 
'1j ........ ·..-i u ·.-l (!) u u 'O 'O 'O Ul ~ ·..-i (!) ::l 
o~ H ·.-l .µ 

~ ~ ·.-l ·.-l ·.-l ·.-l c: rl s ~ O H lo-I :> Ul 4-l Ul Ul Ul rd lo-I ..a (!) 
rl cu 0 ·.-l s:: 0 4-l 4-l (!) (l) (!) H ·.-l ::l ..c: 0 
~ Pl u u H u 0 0 ~ ~ ~ E-i ~ Pl E-i u 

USE 
E. PUBLIC AND SEMI-PUBLIC 

USES 
1. Arboretum c 
2. Botanical Gardens c 
3. Museum c p p 
4. Art Galle rv <Public) p p 
5. Information Center c p p p 
6. Youth Center c c c 
7. Communitv Theater c c c 
8. Amoitheater c c 
9. Librarv p 

10. Citv Hall p p 
11. Post Office p p p p 
12. Sheriff Station p 
13. Fire Station p 
14. State/Countv Offices p p p 
15. Communitv Center p p p p p 
16. Trollev Line p 
17. Transit Denet p 
18. Park and Ride c c c c c c c p c 
19. Private and Public c c c c c Clubs (YMCA. YWCA) 
20. Educational Insti- c c c c p tutions 
21. Vocational and p p p p p Business Schools 

* See Santee Zoning Ordinance for uses. 
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D. Circulation Element 

CIRCULATION SUMMARY 

Summary 

This Specific Plan delineates a schematic circulation system for 
Town Center. The precise alignments of the streets will be 
determined in the future in conjunction with development plans. 
This system as denoted on the Circulation Map (see Figure 7) is 
oriented toward facilitating automobile, bicycle, and pedestrian 
traffic within and through the Town Center. 

Primary access points from adjacent existing roads are included 
within this circulation system. The distance of these "gateways" 
from existing major intersections is an important consideration 
in their ultimate location (see illustration below). 

Interlocking 
Crosswalk r-,~µm.--...--~; 

Accent Planting _ _._-Rr-~~ 

Formal Tree 
Planting 

Town Center 

Interlocking 
Paving In Median Nose 

Existing Intersection 
Upgraded 

Conceptual Illus tr a ti on, Gateways 

The Town Center circulation system also contains on-site four 
lane and six lane parkways and medians used to distribute and 
collect traffic within and through the site. Bikeways and walk
ways are provided in conjunction with the parkways in order to 
maximize use of a public right-of-way. The character of the 
walkway, however, should not only provide a safe, separate 
pedestrian system, but should enhance the appearance of the 
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parkway through the use of appropriate landscape elements (see 
illustration below). 

Conceptual Illustration, Parkways 

The circulation system also includes pedestrian paths and trails 
which occur in conjunction with the open space corridors and 
linear trail system along and within the floodway. In order to 
assure that open space corridors serve as a link between land 
uses, separation between vehicular and pedestrian traffic should 
occur at the intersection of an open space corridor and parkways 
or existing arterials. Pedestrian bridges designed to retain the 
character of Town Center could accommodate such a separation (see 
illustration below). As an alternate to pedestrian bridges 
depressed open space areas where they cross into the parkways 
could be considered. The pedestrian ways and bike trails could 
be carried beneath slightly elevated roadways to connect them 
with the trail systems along the river front. 
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Conceptual Illustration, Pedestrian Bridge 

In order to improve transportation movement into and out of Town 
Center the Circulation Plan has also delineated a location for a 
future San Diego Trolley Station and created new access points 
along Mission Gorge Road and Mast Boulevard. 

Cuyamaca Street will be upgraded to six lanes in the future to 
provide access to state Route 52 located on the south near 
Prospect Avenue. The existing low flow vehicles crossing to the 
river along Cottonwood Avenue will be retained to enhance 
north-south vehicle and pedestrian circulation. The establish
ment of a tram system serving the Town Center area and the 
identification of centrally located parking structures should be 
considered. 

Specific studies of traffic impacts and mitigation measures for 
individual development projects should be conducted. If mi tiga
tions are not feasible to maintain a Level of Service E or better 
on affected streets, projects should be redesigned or denied. 
Further, acoustical studies are required for residential develop
ment in noise impacted areas. 
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E. Park and Open Space Element 

PARK AND OPEN SPACE SUMMARY 

SlllDDla:ry 

The Town Center Park and Open space Element is intended to pre
serve and enhance the unique resources of the San Diego River for 
the community, while preserving lands necessary to protect the 
public health and safety. A unified, comprehensive park and open 
space plan, comprised of diverse open space elements, has estab
lished a framework for other land uses within Town Center (see 
Figure 8). 

The concept for open space and park development within Town 
Center addresses a program that is comprised of several 
components. The first of these is Floodway/Open Space. This 
area contains the floodway, a low flow channel, ponds and a 
riparian/wildlife habitat. A primary purpose of this designation 
is to provide a flood control zone, while simultaneously serving 
as a recreation and environmental preserve area. Recreation 
within the Floodway/Open Space area would be passive in nature. 
Picnic facilities and open play areas will be compatible uses to 
these open areas. 

Trail systems as described in the Circulation Plan accommodate 
pedestrians , bicycles and equestrians and are important features 
of the Floodway/Open Space Area. Trails will provide access 
across the low flow channel and will provide connection to the 
regional linear trail system proposed in the upper San Diego 
River Project. As part of this linear trail system, pedestrian 
access will be provided at intermittent points across the low 
flow channel. Trails and separated bike paths will also be 
situated under the Cuyamaca Street and Magnolia Avenue bridges. 
Water bodies, such as ponds and lakes, within the floodway shall 
be made visually accessible from within Town Center, as well as 
from Magnolia Avenue and Cuyamaca st.reet. At the same time, 
significant riparian and wildlife habitat areas adjacent to the 
low flow channel will be maintained (see illustration below). 

_.........,,. -" - -=--. 
-=- -~ E - -- ~ f:l ell 

~ p ? ---~-: · .. . : "" 
~ Conceptual Illustration, Bicycle Path 
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The second component of the Open Space Plan are those areas 
designated for park use. These areas are located out of the 
floodplain control zone. Park Open Space is adjacent to the 
flood control zone and provides for a more expansive open space 
and park system. Park Open Space also courses into the interior 
of Town Center to allow adjacent land uses to benefit from its 
proximity. 

A Park/Open Space designation on the Open Space Plan allows areas 
for community oriented active recreation areas and play fields, 
passive recreation , and a cultural resource preservation area to 
include the Polo Barn. This designation provides recreational 
opportunities for youths, adults and senior citizens within the 
Santee community. An illust ra t ion of the north bank of the San 
Di ego River with Park/Open Space , institut ional development and 
t he flood control zone for t he San Diego River is provided below. 

Commercial Parkway 
Area j 

I 
-San Diego 

Community River 
Ped. Center 
Overpass 

-

Park 
Open 
Space 

iver 
l~t ~~---crossing 

San Diego 
River ·, . . . ·. I 

Conceptua l Illus tra tion, Park/Op en Space 
adjacent to community center and school 
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The final component of the Town Center park and open space pro
gram is open space corridors (see illustration below). These 
corridors are intended to be developed as a significant, visually 
substantial system linking the various land uses within Town 
Center to the River, as well as providing access for adjacent 
developments to Town Center. Open space car riders will also 
allow flexibility in expanding a water oriented theme from the 
San Diego River into Town Center development. The precise loca
tion of the open space corridor will be determined when specific 
development proposals are made. 

Conceptual Illustration, Open Space Corridors 
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F. Flood Control Element 

FLOOD CONTROL SUMMARY 

Summary 

Flood control measures within Town Center have been designed to 
be compatible with existing and proposed channel improvements 
upstream and downstream on the San Diego River. The Floodway 
designated on the Flood Control Plan also provides for the 
passage of the 100-year storm levels of the San Diego River, as 
well as additional area for riparian habitat restoration. Calcu
lations for determining the width of the overall flood control 
plan are based on County of San Diego 100 year flood standards 
plus 20% (see Figure 9). 

The concept used to develop the reach between Cuyamaca Street and 
Magnolia Avenue maintains a 12.2 foot deep channel that slopes at 
4-5 feet per mile. This slope would be achieved by locating a 
drop structure immediately downstream of Cottonwood Avenue which 
accommodates 6 feet of fall and serves as a grade control. This 
location will enable the drop structure to provide protection for 
existing utilities upstream of Cottonwood Avenue. In addition, 
the drop structure will provide an opportunity for the design of 
an aesthetically pleasing as well as functional element. 
Finally, the drop structure will be designed to serve as a pedes
trian link and roadway across the river. 

Slopes along the river, varying from 5:1 to 10:1 would provide 
for pedestrian access to the river and also for recreational 
opportunities. The reach of the river downstream of Cuyamaca 
Street to Mast Park provides for similar approaches to floodway 
development. Development programs for this area will conform 
with floodway development programs upstream of Cuyamaca Street. 
A sample cross-section of the channel is shown below. 

Sample, Channel Cross-Section 
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G. UtUUies and Facilities Element 

UTILITIES AND PUBLIC FACILITIES SUMMARY 

Summary 

Major public facilities within the Town Center project area 
include several utility services such as water service, sewer 
service, gas and electric power, library and public school 
facilities, fire and police protection facilities, and telephone 
service {see Figure 10). A brief review of required services and 
their facilities follows. 

Water Service 

Water service in the Town Center area will be provided by the 
Padre Dam Municipal Water District upon execution of a water 
availability agreement between the District and the developer. 
At present, an 18" main exists on site along Cuyamaca Street . A 
14" main is located along Magnolia Avenue and a 20" main is 
situated along Mission Gorge Road. In addition, a main exists 
on-si te which had been used for reclaimed water many years ago . 
Use of reclaimed water was discontinued by the request of the 
County Health Department. Required improvements would most 
likely involve an on-site water system with a 12" main for 14,000 
lineal feet in new streets, connections, gate valves, and fire 
hydrants. In addition, the development of Town Center may require 
the upgrading of the District's existing facilities. 

Sewer Service 

Sewer service in the Town Center area will be provided by the 
Padre Dam Municipal Water District. The District has limited 
sewer capacity at present pending execution of a sewer service 
availability agreement between the District and the devel oper. 
The site is traversed by, among others, an 18" sewer line and an 
alternating 18" and 15" sewer line. It is also traversed by the 
27 " Lakeside interceptor. A joint study is currently being 
conducted by all parties using the Mission Gorge trunk line to 
determine its life span and additional needs of the areas served 
by this line. Sewer improvements required by the development of 
Town Center would include an on-site 10" line for 15,000 linear 
feet. 
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Power 

Power lines and service will be provided by San Diego Gas and 
Electric Company (SDG&E). According to that company, Town Center 
development should not obstruct access to and along the trans
mission facilities for patrol, repair and maintenance. Proposed 
grading, improvements, impacts of increased drainage, impacts to 
right-of-way by proposed adjacent uses and aspects of project 
design and function that could affect power transmission should 
be reviewed and approved by SDG&E. 

Telephone Service 

Pursuant to its regulations filed with the Public Utilities 
Commission, Pacific Bell will provide telephone service to Town 
Center. Existing facilities serve development within and sur
rounding Town Center. New developments will require an extension 
of existing facilities. 

Library 

The Town Center Land Use Plan delineates a civic center area 
which may include a public library. Currently the Santee public 
library has no plans for expansion because of restricted funding 
but that library has stated that the Town Center would be an 
excellent site for a second library because of its location with 
an active civic center area. 

Public School 

P rel imina ry estimates indicate that residential development in 
Town Center will generate 1,200 to 1,500 elementary and junior 
high school students. According to the Santee School District, 
Town Center students in grades K-6 residing south of the San 
Diego River would attend Santee Elementary School located at 
10445 Mission Gorge Road. Town Center students in grades K-6 
residing north of the river would attend Rio Seco Elementary 
School at 9545 Cuyamaca Street and potentially a new on-site 
school. 

The development of a new school within Santee Town Center would 
mitigate the impact of Town Center on school capacity. A new 
school site is designated on the Town Center Land Use Plan. The 
location of this site on the Land use Plan would allow the new 
school to share park and recreational facilities with existing 
Rio Seco School. The district suggests that if Rio Seco School 
is converted to a junior high school, the new Town Center school 
would be an elementary school. The opposite would also apply. 

The Grossmont Union High School District will provide adequate 
public school services and facilities to Town Center high school 
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students after developers pay certain sums at time of building 
permit issuance. 

Fire Protection 

The Santee Fire Department would provide fire protection to Town 
Center. The first response to a fire would come from the on-site 
fire station located at 8950 Cottonwood Avenue. The Department 
currently has adequate staffing and facilities to serve the 
site. As the City of Santee grows, however, the Department may 
need to expand to serve the increasing population. As precise 
development plans are formulated, the Santee Fire Department will 
require access equipment and sufficient water pressure to meet 
fire flow requirements. 

Police Protection 

The City of Santee contracts with the San Diego County Sheriff's 
Department for law enforcement services. The Santee station is 
located at 8811 Cuyamaca Street south of Town Center . The 
Department currently serves existing development within Town 
Center. As development within Town Center and all of Santee 
proceeds , the Department may need to expand . 
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