LAND USE ELEMENT

BACKGROUND

Existing land use in 01d Town San Diego is characterized by a mxture of
single-family hones, duplexes, apartnent and retail, office, hotel, and
restaurant conmercial activities, Commercial uses, for the most part, are
oriented to serve either the visitor, the 01d Town San Diego resident or
the traveler/commuter along Taylor Street. Since the adoption of the 1968
Community Plan, San Diego Avenue has been closed at the State Park, and
uses along the avenue which used to cater to thru-traffic are now catering
to the visitor instead. The remaining vacant land is primarily located on
the steep hillsides at the easterly edge of the planning area and in the
western area in the formof parking lots and yard maintenance areas. It is
inportant to note that more than one-half of the 230 acres within the

BI anning area is devel oped with public and semipublic uses, including
residio Park, the State Division of Highways District Cfice and

Mai ntenance Yard, the State Historic Park, County Heritage Park, Frenont
Elementary School and numerous city streets. As a result of the area's
historical significance and visitor-oriented activities, the necessity for
u&datlng the 198 long-range Iand use proposals for the approximately

100 acres in private ownership and similar acreage in public ownership is
vital.

On the uplands to the east, steep to&ography hysical |y separates the
Mssion Hills residential area from Town San Diego. The hillisides
within the Od Town San Diego Planning Area are being devel oped
residentially and with a major hotel. Interstate 5 and 8 freeways also
separate the conmunity from mxed commercial and industrial development to
the west and Mssion Bay, the San Diego River floodplain, and comrercial
recreation areas to the north. The southerly portion of the community
merges with residential and commercial areas extending along San Diego
Avenue to the south. Commercial development iS primarily of a
retail-visitor serving nature along the San Diego Avenue corridor,
including several various-sized restaurants. Qher comercial development
along the O d San Diego Avenue corridor (Congress, Jefferson) has been
primarily office. Recent developnment trends in this area show a strong
market for hotel development. Housing still remains along the

Jefferson/ Congress Street corridor. ese are primarily ol der |
single-family bungal ow type of units. Newer residential development is
characterized by apartnents and condominiunms in the area east of San Diego
Avenue.

The residential population of Od Town San Diego has steadily declined
since 1950. This decline can be attributed to several factors. Anmong
these has heen a decrease in famly size fairly typical of city-wde
trends, the renmoval of many war housing structures in the md "50's and a
general trend in conversion of bungalow structures or vacant land from
residential and trailer parks to nonresidential uses. This last factor is



readily reflected in construction and demolition records which indicate
that building activity has been nore than two to one_in favor of
nonresidential building within the last fewyears. The zoning pattern for
E_he community is primarily conmercial with small nulti-famly residential
istricts.

The current condition of existing structures based on a visual inspection
|nd|é:at es generally that both residential and nonresidential buildings are
sound.

Devel opment opportunities for |and use in Od Town San Diego are based on
the development of an appropriate environment complimentary of historic

bui | dings, sites and features. Such development is the keyvgenerator for
econon ¢ and | and use activities throughout the comunity. thout
question, such activities are heavily represented by the sales, service and
housi nrg. requirenents of the visitor industry. The ultimate success in
capitalizing on the community's visitor and resident activities depends
upon several factors. These include: (1) the Presidio Park historical
devel opment and the State Park quality of exhibits, nunber and character of
bui | di'ngs, Tandscaping, etc.; (2) the | maginativeness, historical

consi st enc%, quality, and technique with which private enterprise develops
areas in the immediate vicinity of the State Park and throughout O d Town
San Diego; (3 adequacy of access into and out of the area, parki nP space
availability wthinthe area, streetscape anbiance, and directional signs;
(4 the tine table for the development of the Park and nei ghboring
comercial areas; (5 the presence or absence of night activities and
entertainment in the area; (6 the extent to which the O d Town San Diego
area is pronoted by means of advertising the publicity, in and outside of
the county and visitor trends in the country as a whole; and (7) the amount
of c%mrumty-serw ng commercial uses to provide for the residential needs
inthe area.

It should be recognized that full development of historic and
visitor-oriented activities will also create a strong demand for other
types of devel opnent which is regional in orientation. The environnent
created has already exerted a strong pull with regard to professional
offices, shops, institutional facilities, crafts, and the like. Mny of
these uses are drawn to the area primarily by the historical anbi ance and
stinulati ng environnent and would in sone cases not necessarily depend on
visitor industry activities.

An inportant need still unfulfilled is the development of an increased
demand for residential accommodations within the area. O the basis of
experience in other cities where historic elements are approEH ately
combined with tourist-oriented facilities, it IS estimated that a sizable
number of persons would wish to Tive in O d Town San Diego. This demand,
reflected by multi-family housing devel opment at noderate densities in
keeping with the overal [ character of the community, would be based on the
uniqueness, historical interest and variety of activities which could
develop and which are fascinating to many urban dwellers who choose
historical areas for their residences. MAP
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RECOMMENDATI ONS

Based on an evaluation of land use conditions, trends, and prospects, the
following mgjor objective by land devel opment was formulated.

ESTABLI SH A LAND USE BALANCE BETWEEN THE REGIONAL-VISITOR ORI ENTED USES
AND THE COMMUNI TY BASED RESI DENTI AL USES.

The following Tist of reconmendations were developed to inplement the above
goal.

Resi dent i al

RESI DENTI AL DEVELOPMENT SHOULD BE ENCOURAGED THROUGHOUT THE COMMUNI TY
TO PROVIDE A MORE BALANCED 24 HOUR COMMUNI TY.

1.

| NCREASE THE PCSSIBILITY OF RESIDENTI AL CONSTRUCTION.  Extend the
boundaries for the present residential zone in the south end of the
District along Congress between Hortensia and Ampudia, along Linwood
between O d Town Avenue and Conde.

PROTECT THE LAST REAL SINGLE-FAMLY AREA WTH N OLD TOM SAN DI EGO
Change the land use designation to "Single FaleBOn]y" on all
properties which face Sunset between Mason and Harney.

ENHANCE THE GOALS OF M XED LAND USE TO INSURE THAT RESI DENTIAL USES ARE
DEVELOPED W THIN THE CORE FRINGE AREAS. Non-residential uses may be
Tocated only on the ground floor within the area's properties which
face Jefferson and the freeway between Mason and Ampudi a.

| NCREASE THE POSSIBILITIES FOR RESI DENTIAL CONSTRUCTION.  Eliminate
"churches, boarding and |odging houses, and group dwellings" as
permtted uses in the nulti-famly area.
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RESIDENTIAL LAND USE CONCEPT

Commercial

THE AREA |DENTIFIED AS THE "CORE" AROUND THE STATE H STORIC PARK SHOULD
BECOVE THE CENTRAL COMMERCIAL/RETAIL AREA OF THE OLD TOWN SAN DIEGO
COVMUNI TY.

1. | NCREASE THE S| ZE OF THE HI STORI CAL CORE AREA AND PROVI DE A LOG CAL
TRANSI TION INTO THE "OORE AREA." Change the boundaries of the "core"
area to include the area along San Di ego Avenue to Ampudia; and the
]grea betlween Juan, the railroad, the State Park and the Taylor street

acing lots. -

2. | NCREASE THE PCSSI BI LI TY OF MORE RETAIL |IN THE "CORE" AND DEVELOP A
COVPREHENSI VE PARKI NG SCLUTICN FCR VI SI TR PARKING IN THE COWUNI TY.
Mdi fy planned district regulations withinthe "core," thereby
prohi'biting or reduci ng any parking requirements Wi t hinthis area. All
parking required by new devel opment nust be satisfied by paynent of a
one-time fee per parking space to be applied toward a Parking District
or other similar mechanism
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MMERCIAL LAND USE CONCEPT

| NCREASE THE POSSIBILITY OF MORE RETAIL IN THE "CORE " Elimnate
Hotels, Mtels, and schools as permtted uses within the core.

ENCOURAGE THE DEVELOPMENT OF RESIDENTIAL UNITS IN THE "OORE." THESE
SHOULD BE ATTRACTI VELY | NTEGRATED THROUGH SENSITIVE DESIGN W TH
COVMMERCI AL USES.

ENCOURAGE THE DEVELOPMENT OF | NDIVIDUAL OFFICES CR STUDIGS FOR ARTI STS,
ARCHITECTS, LANDSCAPE ARCH TECTS, | NTERI OR DESI GNERS AND OTHER DESI G\
ORI ENTED PROFESSI ONALS | N THE CORE FRI NGE AREAS.

PROMOTE AN ATMOSPHERE THAT WOULD ATTRACT CRAFTSMEN AND ARTI SANS WHO
COULD LI'VE, WORK, AND MARKET THEIR PRCDUCTS IN OLD TOM SAN DI EQQ

ENCOURAGE THE DEVELOPMENT OF RESTAURANTS, NI GHT CLUBS, AND HOTEL ROOM

ACCOWODATI ONS AS COWMPREHENSI VE INN FAQ LITIES IN THE FRINGE AREA TO
THE COMMERCI AL CORE.
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8. ENCOURAGE THE LOCATION IN OLD TOM SAN DI EGO OF | NDOOR- QUTDOOR EATI NG
ESTABLI SHVENTS, BAZAARS AND SI'M LAR PRI MARI LY VI SI TOR- ORI ENTED
ACTI VI TI ES.

9. ENCOURAGE THE DEVELOPMENT OF COVPATI BLE COMMERCI AL AND RESI DENTI AL USES
SUCH AS:  ANTI QUE SHCPS, ART GALLERIES, ART SHCPS, BAKERY SHOPS, BARBER
SHCPS, BARS, BEAUTY SHOPS, BI CYCLE SHOPS, BOOK STCRES, BRANCH BANK
OFFI CES, CANDY STCRES, CHURCHES, COFFEE HOUSES, CULTURAL CENTER, DRESS
SHOPS, DRUG STORES, FLOAER SHOPS, G FT SHOPS, HABERDASHERI ES,

HANDI CRAFT SHOPS, | CE CREAM SHOPS, INNS, JEMELRY STCRES, LI QUOR STCRES,
MEETI NG HALLS, MUSEUMS, MUSI C STORES, N GHT CLUBS, QUTDOOR FOCD
MARKETS, PET SHOPS, PHOTOGRAPHY SHOPS, PHOTOGRAPHY STUDICS, Pl CKUP AND
DELI VERY CLEANI NG SHOPS, RESTAURANTS, SCHOOLS, SHOE REPAIR SHCPS,

SI DEWALK CAFES, SMALL GROCERY STORES, SMALL HOME FURNI SHI NGS STORES
SMALL LETTER SHOPS, SMALL OFFICES, SMALL PROFESSI ONAL OFFI CES, SMALL
SELF- SERVI CE LAUNDRI ES, SNACK SHCPS, SPCRT GOODS SHOPS, STATI ONERY
STCRES, TELEGRAPH OFFI CES, THEATERS, TRAVEL AGENCY OFFICES, VARIETY
STCRES.

10. DI SCOURAGE THE FOLLOW NG TYPES OF LAND USE: AUTO PARTS STCRES, AUTO
REPAI R GARAGES, AUTO SALES OFFI CES, AUTO TRAI LER PARKS, BCAT SALES
OFFICES, CONTRACTOR'S YARDS, HOSPITALS, LARGE APARTMENTS AND HOTELS,
LARGE FACTORI ES, LARGE COFFI CE BUI LDI NGS, LARGE PRI NTI NG PLANTS, LUMBER
YARDS, MACHI NE SHOPS, MORTUARIES, STORAGE WAREHOUSES, UNENCLOSED
AUTOMOBI LE SERVI CE STATI ONS, UNENCLOSED DRI VE-| N ESTABLISHMENTS, USED
CAR LOTS, WHOLESALE DISTRIBUTORS' STCRES.

The 1and use locational proposals of the Plan are designed to provide a
Physmal devel opment framework to guide future growth in O d Town San Diego
owards real i zati onof stated objectives.

In addition to the market demand of the specific land use markets in Od
Town San Di ego, two additional devel opment factors were considered. First,
there was recognition that various subareas within 01d Town San Diego are
physical |y and functional |y well suited for certain types of devel opnent
and grouping of activitiesbecause of the area' s proximtyto freeway
access points, nearness to the historic core or topographic conditions and
relationship to surrounding residential or commercial communities. Second,
therewas further recognitronthat, despitethe fact that certain areas
were better suitedfor particul ar uses, devel opment wit hinsuchareas
shoul d not be forced into compartmentalized Or specialized nolds. That is,
whi | e certalndgroup| ngs of uses should be encouraged or enphasized no
attenpt shoul d be made to separate commercial, of fice, comerci al _
recreation, and residential uses on a rl?l_d basis. Such an approach wi ||
better serve the need to devel op conbi nations of uses and struct ures
related to the historic and visitor oriented pattern and the environnent
desired for O d Town San Di ego.
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Development Subareas

THE FOLLON' NG DEVELOPMENT SUBAREAS ARE PROPOSED N ORDER TO MEET OVER
ALL LAND USE OBJECTI VES AND TO CAPI TALI ZE ON THE LOCATI ON ADVANTAGES OF
EACH SUBAREA IN THE LONG RANGE DEVELOPMENT OF OLD TOM SAN DI EGO

THE CCRE

A pedestrian-oriented shopping area located in the heart of the O d Town
San Diego area imediately adjacent to the historic core. This area is
conveniently accessible to the State Hstoric Park and is relatively free
fromthrough vehicul ar traffic. Uses such as art galleries, variety

stores, gift shops, and sidewalk cafes are encouraged to occupy the ground
floor fronta?e wi thin the shopping area. Uses such as |iving units or

of fices should al so be permtted, but should be |ocated above or behind the

shopper and visitor-oriented uses. In this way, inactive spaces could be
avoi ded and a pleasurable street |evel pedestrian shopping area compatible
with the historical environnment would be created without sacrificing any
conpl enentary uses and activities. Qher uses not inconsistent wit

devel opnent .ObIJ ectives coul d al so be accormodated in this area.

ensity shall not exceed 0.6 FAR

Devel opnent in

DEVELOPMENT SUBAREAS/CORE
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JEFFERSON AREA:

A residentially-oriented area With community-serving commercial on the
ground floor only. Uses such as professional offices, financial
Institutions, cultural facilities and residential living units should be
encouraged to locate in the areas adjacent to Congress Street in the
vicinity north of Fremont School. This location in the Jefferson zone

woul d supﬁort visitor- and community-oriented retail commercial. fice
uses which do not require immediate freeway access should be |ocated here,
and should the area provide najor devel opment opportunities for residential
multi-family units as part of a density bonus program Devel opment

intensity should not exceed 0.6 FAR except residential development iS
proposed.

DEVELOPMENT SUBAREAS/JEFFERSON
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HORTENSIA:

Activities such as inns, hotels, notels, and limted accessor%/ uses such as
restaurants, shops and services as well as residential woul d be encouraged
to locate in the vicinity of the Od Town Avenue off-ramp from

Interstate 5 Freeway. This area at the periphery of O d Town San Diego and
at a mgjor ingress and e?_ress point to the community has obvious |ocational
advantages for accomyodating supportive uses to the visitor and residential

areas. Developnent intensity shall not exceed 0.6 FAR

DEVELOPMENT SUBAREAS/HQRTENSIA
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ROSECRANS:

Uses such as professional offices, hotels, cultural facilities, and retail
activities supportive of the historical core should be located in the area
westerly of Taylor Street with access from Interstate 8 Freeway, Mrena
Boul evard and Rosecrans Street. The area's vicinity to M ssion valley, the
Morena, and M dway area at the periphery of 01d Town San Di ego makes It an
excellent Site for supportive visitor uses to the historical core of the
comunity. Devel opment intensity shall not exceed 1.0 FAR

DEVEL CPMVENT SUBAREAS ROSECRANS
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RESI DENTI AL:

(Single-Famly and Multi-Family): Residential uses should be encouraged
the eastern area, which for the nost part consists of steep hillsides

adj oi ning an establ i shed residential devel opnent in Mssion Hills and a
cluster of homes adz acent to Mason and Juan Streets. The area contains a
variety of housing types. Maxinumdensities should not exceed one unit Per
1,750 square feet for mu]tinamﬂ{, and one unit per 5,000.3(1ua.re feet o
lot of single-famly. Density allocations for very steer hillsides of

25 percent slope or greater should not exceed one unit per 20,000 square
feet. No devel opments should be allowed to encroach on steep bluffs

(30 percent slope and higher).

SEEE Resldential/S.F. R

Residentlal/M.F.

DEVELOPMENT SUBAREAS/RESIDENTIAL
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EXISTING ZONING LEG SLATI ON SHOULD BE UPDATED TO | MPLEMENT THOSE
PROPCSALS FOR DESI GNATI ON OF PREDOM NANT USE AREAS W THIN OLD TOAN SAN
DI EGO :

It IS clear that, because of the rather unique character and potential of
Od Town San Diego, exi stmg conventional _zoning regulations are inadequate
to achieve the objectives of the Plan. Therefore, an update of the O d
Town San Diego Planned District Ordinance is being prepared concurrently
with the update of this plan to establish new zoning controls which would
be responsive to the development proposals of the Plan.

Y
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