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1.0 Introduction  
 

This plan for the Otay Mesa community is a set of goals, 

policies, and recommendations that represents a shared vision 

for the future of the area. It establishes a framework for ensuring 

that changes to the built environment, whether pu blic or private, 

aid in maintaining or improving the fabric of the community and 

enhances its qualities as a place for living, recreating, and 

working. The plan sets out a clear roadmap for both the public 

and private actions necessary to realize the vision presented in 

it. 

 

Community Profile  

The community of Otay Mesa encompasses approximately 9,300 

acres located at the southern limit of the City of San Diego. The 

community is bordered by the San Ysidro and Otay Mesa-

Nestor communities to the west, the Cit y of Chula Vista and the 

Otay Valley Regional Park to the north, the County of San Diego 

to the east and the U.S./Mexico border and the City of Tijuana 

to the south as seen in Figure 1-1.  Major natural and manmade 

features define the community and creat e its boundaries, 

including the Otay River Valley, the canyon and mesa systems in 

the western portion, Brown Field airport and the U.S./Mexico 

and its broad flat topography allows Otay Mesa to  contribute to 

the thriving border economy.  A significant number of the 

industrial establishments in this area provide critical support to 

over 700 production-sharing companies located in Baja 

California (2009), such as consumer electronics, automotive, 

furniture, medical supplies, and others. 

 

history include 

agriculture, aviation, industrial uses and preservation of natural 

resources.  The area was settled in the late 19th Century and 

was originally a rural farming community of San Diego County.  

Though the availability of water was limited, residents 

practiced dry farming for most of the early 20 th Century. Brown 

Field, currently a municipally owned and operated airport, was 

originally owned and used by both the  Army and the Navy for 

training grounds for pilots .  In 1956,  
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Otay Mesa was annexed to the City of San Diego and shortly 

thereafter, in 1961, Brown Field was acquired by the City.  The 

conversion of Brown Field to a general aviation airport b rought 

various small businesses, flying schools, and aircraft 

maintenance shops to the facility.   

 

After the O tay Mesa border crossing opened in 1985, the City 

rezoned much of Otay Mesa to commercial  and industrial 

designations.  With this rezoning, manufacturers moved to the 

area resulting in a number of warehouses and business parks 

located on Otay Mesa, reflecting the built environment visible 

today.   The historical development pattern followed the natural 

topography of the land, with development occur ring on the flat 

mesa tops and bounded by the extensive canyon system.  

Known sensitive biological resources have been documented, 

and planning in the area included preservation of canyon lands 

and sensitive resources along with development opportunities .  
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The Otay Mesa Community Plan was first adopted by the San 

Diego City Council on April 27, 1981, and was intended to guide 

development of the area through the year 2000.  Its principal 

goals included facilitating the annexation of part of Otay Mesa 

into the City of San Diego, coordinating development of the 

Otay Mesa Port of Entry, increasing employment opportunities, 

creating residential communities, and providing amenities for 

employees and residents.  The community plan called for 

residential and supporting commercial development in western 

Otay Mesa with industrial development and limited commercial 

uses in the central and eastern portions of the community 

surrounding Brown Field.  

 

A portion of Otay Mesa may experience little or no change 

during the 15 to 20-year planning period addressed by this plan.  

This portion would include areas planned for open space, used 

as public facilities, or where development has recently occurred 

and is in the beginning of its life cycle. These areas are expected 

to remain relatively stable during the planning horizon. Areas 

that will likely experience little or no change may still need 

infrastructure improvements, public facilities required for 

development of existing plans, and preservation of open space 

areas.  Areas that may experience change through 

redesignation or intensification include the southwest and 

central residential village areas, the industrial areas where a 

hierarchy of industrial land use designations has been 

introduced, and areas identified for specific facilities.  

Substantial infrastructure improvements and investment is 

required to facilitate change in these areas. 

 

 

 

General Plan 

 

The General Plan proactively addresses the challenges of 

citywide growth through the City of Villages strategy.  The City 

of Villages strategy, through efficient land use and 

development patterns, strives to respect the open space 

network and increase the workforce housing supply and 

diversity through development of compact, mixed -use villages 

in specific areas that are linked to an improved regional transit 

system and integrated into the larger community.  Village 

strategies include creating housing near job/employment 

centers and transit with compact pedestrian -friendly 

orientation.  Factors to consider when designating villages 

include capacity for growth, existing and future public 

facilities, transportation opportunities, environmental 

constra

have the opportunity to integrate with the surrounding 

community through pedestrian -friendly orientation, bicycle 

and transit routes, public spaces, attractive streets, interaction 

ural resources and topography, and a 

variety of housing types, thereby providing lifestyle choices 

within a village setting . 
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Public Participation 

 

 General Plan Guiding Principles (organizing principles) 

 

T draw upon the character 

neighborhoods, commercial centers, institutions, and 

employment centers.  The Guiding Principles form the basis for 

goals, objectives, and recommendations for community plans 

within the update process.  While the Otay Mesa Community 

Plan Update public process occurred alongside the Update of 

the General Plan, the land use themes developed through the 

Otay Mesa public outreach process reflect the Guiding 

Principles as they pertain specifically to the Otay Mesa 

community. 

 

 

Table 1-1  

 

General Plan Guiding Principles 
 

The City of San Diego General Plan integrates the 

following basic principles which describe the 

essential structure of San Diegoõs plan and reflect the 

core values that guide its development: 
 

1. An open space network formed by parks, 

canyons, river valleys, habitats, beaches, and 

ocean; 

2. Diverse residential communities formed by the 

open space network; 

3. Compact and walkable mixed-use villages of 

different scales within communities; 

4. Employment centers for a strong economy; 

5. An integrated regional transportation network of 

walkways, bikeways, transit, roadways, and 

freeways that efficiently link communities and 

villages to each other and to employment 

centers; 

6. High quality, affordable, and well-maintained 

public facilities to serve the Cityõs population, 

workers, and visitors; 

7. Historic districts and sites that respect our 

heritage; 

8. Balanced communities that offer opportunities 

for all San Diegans and share citywide 

responsibilities; 

9. A clean and sustainable environment; and 

10. A high aesthetic standard. 

Figure 1-3 
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The Vision for Otay Mesa 

 

The Otay Mesa community plan includes broad land use themes 

developed through the public outreach process.  The outreach 

process included a series of roundtables, Planning Commission 

workshops, public workshops and community planning group 

meetings.  The following land use themes were developed to 

form the basis of the community plan goals, objectives, and 

recommendations.   

 

Á Regional Center:  Enhance a 

bi-national regional center  

Á Economic Diversification:  Broaden the economic 

profile to increase employment and growth 

opportunities  

Á Industrial Capacity:  Enhance 

strong economic base and potential for expansion  

Á International Trade:  Support activities that promote 

greater interregional and bi -national activities 

Á Housing:  Provide more and varied housing that meets 

workforce needs, close to employment centers 

Á Complete Places:  Create balanced neighborhoods that 

integrate a mix of uses in Otay Mesa 

Á Transit:  Coordinate land use planning with high 

frequency transit service planning 

Á Open Space:  Protect the canyon lands and sensitive 

biological resources while providing recreational 

opportunities  

Á Infrastructure:  Include financing mechanisms that can 

secure infrastructure improvements with development   

Á Environmental Leadership and Sustainability:  Apply 

the highest possible standards for environmentally 

sensitive design and sustainable development 

practices 

 

Otay Mesa is envisioned as a diverse international community 

due to its proximity to the U.S./Mexico border.  A mixture of 

industry, business, commercial, housing, recreation, education, 

services and civic uses make up this vibrant community.  Otay 

ce is unique, as it contains 

industries, as well as a thriving business community.  The long 

term needs in the region for business and residential uses will 

be achieved in Otay Mesa through careful long range 

planning.  
 

Within the planning area, a series of districts interconnected 

through activities and infrastructure help to organize and form 

the community of Otay Mesa.  The districts include the 

Northwest District, the Southwest District, the Central District, 

the Airport District, and the South District.   The Northwest 

District generally is comprised of the existing development in 

the northwestern portion of Otay Mesa, and includes single-

family dwelling units , some multi-family dwelling units, the 

Dennery Canyon Open Space system and the Palm Plaza 

regional commercial center.  The Southwest District, which 

includes the area south of SR-905 and west of Spring Canyon, 

is envisioned with a mixed-use village core, public spaces, a 

variety of housing types surrounding the core, and interactive 

trails with the Spring Canyon Open Space system.  The Central 

District, which generally is the land along the Airway Road 

corridor , is envisioned as the transit corridor and spine of the 
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community with the Central  Village at the western end and 

employment opportunities at the eastern end.  The Airport  

District generally is Brown Field and adjacent properties, and 

the South District includes the industrial and commercial area 

surrounding the existing Port of Entry.  Further information on 

the districts can be found in the Land Use and the Urban Design 

Elements. Activities, facilities, and infrastructure that help form 

the districts include: 

 

 
Otay Mesa Port of Entry 

 The international border crossing is vitally important to 

international trade and the regional economy. The Otay Mesa 

Land Port of Entry is a multi-modal (commercial, non-

commercial and pedestrian) port of entry. According to the 

General Services Administration, the port is one of the ten 

busiest land ports in the country and is the busiest commercial 

port on the California/Baja California border.  As the only 

commercial land port of entry in the San Diego region, the 

port is a major driver to the Southern California /Baja California 

border, handling  the second highest volume of trucks and the 

highest dollar volume of trade among all U.S. land ports.   

Businesses and facilities related to the border crossing, such 

as the logistics industry and custom uses, surround the border.  

Regional transportation linkages and improvements will help 

to further support the border crossing  and regional economy. 

 Airports  are important assets for Otay Mesa.   Brown 

Field continues to operate as a general aviation facility, 

providing support to the border patrol, private air travel and 

limited commercial air travel in the form of small airplanes.  

Brown Field has the opportunity to stimulate business in Otay 

Mesa in Mexico. Coordination of redevelopment efforts wit h 

the Otay Mesa Community Plan is ongoing and includes the 

opportunity for business development on the perimeter of the 

Brown Field site. General Abelardo L. Rodriguez International 

Airport  in Tijuana, with direct international flights, is adjacent 

to Otay  Mesa. The potential exists for a cross-border facility 

that would allow ticketed travelers check-in on the US side and 

have direct access to the gates at the Rodriguez International 

Airport . 

 Industrial areas encourage growth and diversification 

to allow a broader range of business parks, manufacturing and 

logistics facilities supporting both industries related to the 

border economy and industries independent of the border 

economy.  Much of the land set aside for these uses is 

 Industrial Map.  Truck routes 

serving these businesses are an integral component for 

economic viability and vital to the success of Otay Mesa as a 

business center. 
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 Educational opportunities  include K-6 elementary 

schools, K-8 elementary and junior high school combinations, 

middle schools, and two high schools, as well as the 

Southwestern Community College facility.   

 Villages are envisioned as mixed use and residential 

areas focused on public and civic uses.  The civic uses include 

parks, schools, public squares and community gardens.  

Commercial retail uses in the villages are intended to support 

the local population.  In many cases, employment uses are 

adjacent to or part of the villages to work toward a jobs housing 

balance in Otay Mesa.  

 The public realm includes the streets, plazas, parks and 

other outdoor spaces that are used to knit the villages and 

community into a cohesive whole.  There is a unique opportunity 

in Otay Mesa to create these elements of the community with 

exceptional care.  The c

community can provide both recreational opportunities for 

residents and workers, including from both sides of the border, 

and a unique identity for Otay Mesa.  

 The protected open space system includes 

approximately  2,748 acres, or 29% of the total acreage within 

the planning area. This important open space system is 

comprised of steep canyons and areas that contain sensitive 

biological resources, and land uses adjacent to the system have 

an opportunity to integ rate recreational and educational 

opportunities to increase awareness and interest in the sensitive 

resources.  

 Edges along the canyons respect the natural terrain 

within the boundaries set by the Multiple Species Conservation 

Program (MSCP) and City ordinances.  Views afforded by these 

canyon edges should be protected and incorporated into the 

design of projects.  The southern edge of Otay Mesa along the 

Mexican border is primarily industrial and incorporates 

collocation guidelines where there is adjacent residential 

development in Mexico.   

 The circulation system of Otay Mesa will serve several 

purposes, including providing convenient, safe and adequate 

traffic ways.  Additionally, a major transit corridor is envisioned 

to travel in an east-west direction, linking much of the 

community to the region at large.  The freeway system, when 

completed, will link the border crossing with the region in all 

directions.  The plan includes a bicycle circulation network that 

connects the residential villages to Otay 

and activity areas. Finally, a system of multi-use walkways and 

trails will help facilitate non -motorized circulation.  

 

 
Sensitive Resources 

 



Community Plan Introduction 
 

April 2011  Public Draft     14 
   

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Community Plan Introduction 
 

April 2011  Public Draft     15 
   
 

Strategic Opportunities  

Otay Mesa has strategic opportunities  which include an 

improved international and community image ; industrial land 

capacity for a diverse economic base; parks, public facilities, and 

schools; international trade and the Port of Entry ; Brown Field 

and the cross-border ai rport terminal;  protection , monitoring 

and management of sensitive biological resources; housing near 

jobs; and infrastructure to support it all.  All of these 

opportunities  help to frame the land use distribution and 

policies within this documen t as the blueprint for future 

development in Otay Mesa.  

 

Employment Center.   Otay Mesa is relatively unique among the 

geographically separated from most of the City and 

encompasses most of the international border area within the 

developable portion of San Diego.  Its geographic location 

along the Mexican border makes it unique not only within San 

Diego, but more importantly within Califor nia.  Tijuana, plus the 

broad flat topography , makes it ideal as a location for 

distribution centers operated by manufacturers, logistics 

companies, and other firms doing business in Mexico.   

 

A significant number of the industrial establishments in Otay 

Mesa contribute to the unique border economy and provide 

critical support to over 700 production -sharing companies 

located in Baja California (in 2009).  The establishments in Otay 

Mesa are set up to perform the final assembly, testing, 

packaging, labeling , and distribution of products, such as 

consumer electronics, automotive, furniture and medical 

supplies, and other products which are produced in whole, or in 

part, immediately south of the border.  In 2006, $28.6 billion 

worth of goods  crossed the Otay Mesa Point of Entry in both 

directions and represented the third highest dollar value of 

trade among all land border crossings between the United 

States and Mexico. 

 

Planning area on its eastern side, and the City continues to 

work cooperatively with the County on shared infrastructure 

needs and opportunities.  

 

, defined 

as rental and for sale units for middle -income individuals and 

families in close proximity to employment centers . can provide 

regional benefits to air quality and address climate change 

through the mixture of land uses.  Otay Mesa is positioned to 

promote greenhouse gas emission reductions by focusing its 

future growth into transi t-oriented mixed -use villages and 

activity centers that promote alternative forms of non -

automotive transportation through increased walking, 

bicycling, and use of public transit.  

 

Legislative Framework 

Relationship to General Plan  

The Otay Mesa Community Plan is a component of the City of 

General Plan policies in Otay Mesa through the provision of 

more site-specific recommendations that implement goals and 

policies, and guide zoning  and the Capital Improvement Plan.  

While the two documents are under separate cover, they work 

together to establish the framework for growth and 

development in Otay Mesa.  Some specific General Plan 
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policies are referenced within the OMCP to emphasize their 

significance in Otay Mesa, but all applicable General Plan 

policies may be cited in conjunction with the Otay Mesa plan, 

whether or not they are specifically referenced. Both the 

General Plan and the Otay Mesa Community Plan should be 

consulted for land use planning matters in Otay Mesa.  While 

the community plan addresses specific community needs, its 

policies and recommendations remain in harmony with the 

General Plan, city-wide policies, and other community plans.  

 

Other Related Land Use Plans and Documents 

In addition to the community plan, precise plans have been 

adopted throughout the planning area to help implement 

community plan goals as seen in Figure 1-3. Precise Plans with a 

residential focus include the California Terraces, Dennery Ranch, 

Hidden Trails, Riviera del Sol, Robinhood Ridge, and Santee 

Investments Precise Plans.  The eastern industrial area adjacent 

to the international border includes the Otay International 

Precise Plan, while the rest of the central and eastern industrial 

and commercial areas of Otay Mesa are subject to citywide 

zoning regulations.  Brown Field is governed by its own Master 

Plan in compliance with FAA regulations.  

 

The Southwest and Central Village Areas will be developed 

through Specific Plans, which will provide detailed  design 

guidelines for the development of the village areas. Each 

Specific Plan will contain design details for the village core, 

public spaces, a complete multi -modal circulation system, with 

linkages to the Otay Mesa circulation system, transit locations, 

the precise location of public facilities and amenities, and 

implementation plans that will provide infrastructure 

improvements and facilities as development occurs. The 

Community Plan and General Plan provide specific direction 

and guidance for the development of each Specific Plan. 
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Multiple Species Conservation Program 

The Multiple Species Conservation Program (MSCP) is a 

comprehensive, long-term habitat conservation planning 

program that  is designed to preserve native habitat f or multiple 

species. This is accomplished by identifying areas for directed 

development and areas to be conserved in perpetuity, referred 

to as the Multi -Habitat Planning Area (MHPA), to achieve a 

workable balance between smart growth and species 

conservation. A majority of the open space lands within Otay 

Mesa are within the MHPA. Open space lands within the MHPA 

are addressed in the Conservation and Recreation Elements of 

the Otay Mesa Community Plan and are implemented by the 

a Plan. 

 

Land Development Code  

The City of San Diego Land Development Code (LDC) contains 

regulations and controls pertaining to land use, density and 

intensity, building massing, architectural design, landscaping,  

storm water management, streetscaping, lighting, and other 

development characteristics, and implements  the policies of the 

General and Community Plan. All development in Otay Mesa 

must comply with the regulations set forth in the LDC.  

 

Airport Land Use Compatibility Plan 

The Airport Land Use Commission adopted the Airport Land 

Use Compatibility Plan for Brown Field to establish land use 

compatibility policies and development criteria for new 

development within the Airport Influence Area .  The policies 

and criteria protect  the airport from incompa tible land uses and 

provide the City with development criteria that will allow for the 

orderly growth of the area surrounding the airport. The Airport 

Land Use Compatibility Plan is addressed in the Land Use and 

Noise Elements of the Otay Mesa Community Plan and is 

implemented by the Land Development Code.  

 

Environmental Review 

Pursuant to the California Environmental Quality Act (CEQA), 

the Otay Mesa Community Plan Program Environmental 

Impact Report (EIR) provides a programmatic assessment of 

potential im pacts occurring with the implementation of the 

Community Plan. As Otay Mesa is a large planning area with 

large tracts of undeveloped land , the impacts relate to effects 

on sensitive biological resources, changes in industrial 

intensity, truck and auto traffic, and increased residential 

development.  Potential impacts were anticipated during 

preparation of the Community Plan, and many of the policies 

were designed to reduce or avoid such impacts. 

 

Regional Collaboration  

Because the Otay Mesa community planning area includes 

regional impacts and issues, the City works closely with San 

Diego Association of Governments (SANDAG), the California 

Department of Transportation ( Caltrans), the Airport Authority, 

the City of Chula Vista and County staff to coordinate a 

comprehensive approach on planning issues that cross 

jurisdictional boundaries .  The City also works with SANDAG 

and Tijuana representatives on the Otay Mesa-Mesa de Otay 

Binational Corridor Strategic Plan, which addresses binational 

issues, with key issues including transportation, housing, 

economic development, and environmental  conservation. 
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Plan Organization 

Plan, and is organized into nine elements, as outlined in the 

Table of Contents. Each element contains goals, policies and 

actions that will guide future development and improvement of 

the community. The elements are divided into the following 

major sections: 

 

Introduction : provides a summary of key community issues 

specific to the element.  

Goals: vision and convey broad intent for the results of 

implementing of the policies, recommendations and actions.  

Policies and Recommendations: express more specific 

direction and guidance .  
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Table 1-2 

 

Otay Mesa Fast Facts 

 
Physical Characteristics 
 
Total Area: 9,300 acres 
 
Approximately 14.53 square miles 
 
Latitude: 32.57 degrees north 
Longitude:  116.99 degrees west  
 

Highest Point: 616 feet above sea level 
Lowest Point: 98 feet above sea level 
 

Population Trends (2000  2010  estimates) 
 
 2000 2010 
Total Population  1,740 13,446 
Housing Units 
 

481 3,833 
 

2030 Population, Housing, and Employment 

Forecast 

Total Population 51,329 
Housing Units 13,850 
Housing Units Occupied 13,560 
Civilian Employment 31,412  

 
 
 

 
 
 
 
 
 

46%

24%

22%

7%

0%
1%

2010 Population by Ethnic 
Categories

Hispanic, 6,180

White, 3,173

Black, 2,922

Asian & Pacific Islander, 
929

American Indian, 56

Other, 186

Total Population: 

13,446 
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2.0 Introduction  
 

The Ot

General Plan.  It encompasses a broad range of the land use 

designations defined in the General Plan, supplemented with 

a more detailed description and distribution of land uses  for 

Otay Mesa.  As a subregional employment area and the vision 

of providing a balanced community that respects the sensitive 

resources and provides workforce housing near employment 

opportunities, the Otay Mesa Community Plan land use 

designations include:  residential with a variety of density 

ranges, village centers, commercial, industrial, open space, 

parks, and institutional.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Goals 

 A distribution of land uses that provides sufficient capacity 
for a variety of uses, facilities, and services needed to serve 
Otay Mesa 

 Distinct villages that include places to live, work and 
recreate 

 A variety of housing types including workforce housing in 
close proximity to jobs 

 Diversified commercial uses that serve local, community 
and regional needs 

 Adequate institutional resources that serve the needs of the 
community 

 A land use pattern that is compatible with existing and 
planned airport operations 

 Border facilities that facilitate the safe and efficient 
movement of passengers and cargo 
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Year 2010 and planned land uses within Otay Mesa are 

outlined in Tables 2-1 and 2-

systems in the western portion of the planning area  accounts 

for 29 percent of the total community acreage and results in 

Open Space  comprising  the largest single land use.  In 

Subregional Employment Area, industrial land uses in the 

eastern portion encompass the next largest land use 

accounting for approximately 26 percent of the total acreage. 

Residential land uses comprise approximately 8 percent, with 

the majority of the acreage in the western half of the planning 

area.  The Village Area uses, which include residential and 

commercial opportunities, encompass approximately 8 

percent.  Park uses, in support of the residential and 

employment land uses, include approximately 2 percent of the 

total acreage of Otay Mesa.  The Institutional uses comprise 

approximately 13 percent, with almost 900 of the acres 

Figure 2-1 illustrates the Community Plan Land Use Map and 

Table 2-3 outlines the land use categories within the 

community, as well as the types of uses allowed in each 

category. 

 

 

 

 

 

 

Table 2-1 

2010 Existing Land Use Distribution 

Land Use Acres 

% of Total 

Acres 

Dwelling 

Units 

Open Space 2,570 27%  

Residential 1,269 14% 12,400 

Commercial 452 5%  

Village Area    

Industrial 2,839 30%   

Institutional  1,027 11%   

Parks 64 1%   

Right-of Way 1,098 12%   

Total 9,319 100% 12,400 

 

Table 2-2 

Planned Land Use Distribution 

Land Use Acres 

% of Total 

Acres 

Dwelling 

Units 

Open Space 2,748 29%  

Residential 757 8% 7,648 

Commercial 316 3%  

Village Area 725 7% 11,126 

Residential 695 7%  

Mixed-Use 30 0%  

Industrial 2,426 26%  

Institutional  1,165 13%  

Parks 161 2%  

Right-of Way 1,021 11%  

Total 9,319 100% 18, 774 
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Table 2-3 Community Plan Land Use Designations 
 

General 

Plan Land 

Use 

Community Plan 
Designation  

Use 

Considerations 
Description  

Density 

  Range 
(du/ac) 

P
a

rk
, 
O

p
e

n
 S

p
a

ce
, 
a

n
d
 R

e
cr

e
a

tio
n

 

Open Space None 

Provides for the preservation of land that has distinctive scenic, natural or cultural features; that 
contributes to community character and form; or that contains environmentally sensitive 
resources.  Applies to land or water areas that are undeveloped, generally free from 
development, or developed with very low -intensity uses that respect natural environmental 
characteristics and are compatible with the open space use. Open Space may have utility for: 
primarily passive park and recreation use; conservation of land, water, or other natural 
resources; historic or scenic purposes; visual relief; or landform preservation.  

N/A  

Population-based 
Parks None 

Provides for areas designated for passive and/or active recreational uses, such as community 
parks and neighborhood parks. It will allow for facilities and services to meet the recreational 
needs of the community as defined by the community plan.  

N/A  

Resource-based 
Parks 

None 
Provides for recreational parks to be located at, or centered on, notable natural or man -made 
features (beaches, canyons, habitat systems, lakes, historic sites, and cultural facilities) and are 
intended to serve the citywide population as well as visitors.  

N/A  

R
e

si
d
e

n
tia

l 

Residential - Very 
Low None Provides for single-family housing within the lowest -density range. 0 - 4 du/ac 

Residential - Low 
None Provides for both single-family and multifamily housing within a low -density range. 5 - 9 du/ac 

Residential - Low 
Medium  None Provides for both single-family and multifamily housing within a low - medium-density range. 10 - 14 du/ac 

Residential - 
Medium  None Provides for both single-family and multifamily housing within a medium -density range.   15 - 29 du/ac 

Residential - 
Medium High  None Provides for multifamily housing within a medium -high-density range. 30 - 44 du/ac 
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Table 2-3 Community Plan Land Use Designations 
 

General 

Plan Land 

Use 

Community Plan 
Designation  

Use 

Considerations 
Description  

Density 

  Range 
(du/ac) 

Community 
Commercial 

Residential 
Prohibited  

Provides for shopping areas with retail, service, civic, and office uses for the community at large 
within three to six miles. 

N/A  

Regional 
Commercial 

Residential 
Prohibited  

Serves the region, within five to 25-plus miles, with a wide variety of uses, including commercial 
service, civic, retail, office, and limited industrial uses. 

N/A  

Heavy 
Commercial 

Residential 
Prohibited  
 

Provides for retail sales, commercial services, office uses, and heavier commercial uses such as 
wholesale, distribution, storage, and vehicular sales and service.  This designation is 
appropriate for transportation corridors where the previous community plan may have allowed 
for both industrial and commercial uses. 

N/A  

In
st

itu
ti
o
n
a

l,
 

  
  

  P
u

b
lic

 a
n
d 

 S
e

m
i-P

u
b
lic

 

F
a

ci
lit

ie
s 

Institutional  None 

Provides a designation for uses that are identified as public or semi-public facilities in the 
community plan and which offer public and semi -public services to the community.  Uses may 
include but are not limited to: m ilitary facilities, community colleges, communication and 
utilities, transit centers, schools, libraries, police and fire facilities, post offices, hospitals, park-
and-ride lots, government offices and civic centers. 

N/A  

M
u
lti

p
le

 U
se

 

 

Neighborhood 

Village 

Residential 

Required 
Provides housing in a mixed-use setting and convenience shopping, civic uses as an important 
component, and services serving an approximate three mile radius.  

15 to 25 du/ac 

Community 
Village 

Residential 
Required 

Provides housing in a mixed-use setting and serves the commercial needs of the community-
at-large, including the industrial and business areas.  Integration of commercial and residential 
use is emphasized; civic uses are an important component.  Retail, professional / administrative 
offices, commercial recreation facilities, services businesses, and similar types of uses allowed.  

30 to 35 du/ac 

Business Park-

Residential 

Permitted 

Office Use 

Permitted 

Applies in areas where employment and residential uses are located on the same premises or 
in close proximity.  Permitted employment uses include those listed in the Business Park 
designation.   Multifamily residential uses are optional with the density to be specified in the 
community plan.  Development standards and/or use r estrictions that address health and 
compatibility issues will be included in future zones.  

15 to 44 

du/ac 
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Table 2-3 Community Plan Land Use Designations 
 

General 

Plan Land 

Use 

Community Plan 
Designation  

Use 

Considerations 
Description  

Density 

  Range 
(du/ac) 

In
d
u
st

ri
a

l E
m

p
lo

y
m

e
n
t 

Light Industrial 

 

Office Use 
Limited 

Allows a wider variety of industrial uses by permitting a full range of light manufacturin g and 
research and development uses, and adding other industrial uses such as storage and 
distribution and transportation terminals. Multi -tenant industrial uses and corporate 
headquarters office uses are permitted. Otherwise, only limited office or commer cial uses 
should be permitted which are accessory to the primary industrial use. Heavy industrial uses 
that have significant nuisance or hazardous effects are excluded. 

N/A  

Business Park 
Office Use 

Permitted 

Allows office, research and development, and light manufacturing uses.  This designation 
would not permit storage and distribution uses except as accessory to the primary use. It is 
appropriate to apply in portions of communities primarily characterized by single - and multi -
tenant office development w ith some light industrial uses.   

N/A  

International  

Business and 

Trade  

Office Use 

Permitted 

Combines the uses permitted in both the Business Park and Light Industrial designations.  
Allows single- and multi -tenant office, research and development, ligh t manufacturing, and 
storage and distribution uses.  It is appropriate to apply in portions of communities adjacent to 
the border, other ports of entry, or areas in transition to higher intensity industries.   

N/A  

Heavy Industrial Office Use 
Limited 

Provides for industrial uses emphasizing base sector manufacturing, wholesale and distribution, 
and primary processing uses that may have nuisance or hazardous characteristics.  For reasons 
of health, safety, environmental effects, or welfare these uses should be segregated from other 
uses.  Non-industrial uses, except corporate headquarters, should be prohibited.  

N/A  
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Districts 

Within the planning area and as shown in Figure 2-2 below, a 

series of districts help to organize and form the community of 

Otay Mesa. Predominant land uses, facilities, natural features, 

and infrastructure help form the five districts. 
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Northwest District

The Northwest District of Otay Mesa is generally bounded by 

I-805 on the west, Moody Canyon to the south, Dennery 

Canyon to the west, and the boundary with Chula Vista to the 

north.  The district is characterized by hilltop low density 

single-family residential development, a canyon system with 

protected sensitive biological resources  and habitat areas, and 

associated community and regional commercial services.  

Several locations are designated for medium to high density 

multifamily  development , and are located near SR-905 and 

commercial services.  The District includes the San Ysidro High 

School, and seven Precise Planning Area neighborhoods: 

California Terraces, Dennery Ranch, Hidden Trails, Remington 

Hills, Riviera del Sol, Robinhood Ridge, and Santee 

Investments (Figure 1-3).  Because the precise planning areas 

are almost completely develope d, these residential 

neighborhoods are not projected to change significantly  for 

the life of the plan . 

 

 

Figure 2-2 
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Southwest District

The Southwest District of Otay Mesa is generally bounded by 

the Moody and Spring Canyon systems to the west, south, and 

east, and San Ysidro High School and the SR-905 to the north.  

The district is characterized as a mesa top bounded by Open 

Space and extensive canyon systems that are home to 

sensitive biological resources and habitat areas.  The 

Southwest District includes opportunities for both village 

development and resource preservation.  The village will be 

primarily residential in nature, with a core mixed-use center 

including civic, and neighborhood -serving commercial uses 

and services. There is also a large community-serving 

commercial center planned in the northeast corner of the  

District that straddles SR-905.    

Southwest District 

 

The Southwest District of Otay Mesa is generally bounded by the 

Moody and Spring Canyon systems to the west, south, and east, and 

San Ysidro High School and the SR-905 to the north.  The district is 

characterized as a mesa top bounded by Open Space  and extensive 

canyon systems that are home to sensitive biological resources.  The 

Southwest District includes  opportunities for both village 

development and resource preservation.  The village will be primarily 

residential in nature, with a core mixed-use center including civic, and 

neighborhood -serving commercial uses and services. There is also a 

large community -serving commercial center planned in the northeast 

corner of the District that  straddles SR-905. 
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Airport District  

The Airport District  is generally bounded by SR-905 to the 

south, Spring Canyon and Dennery Canyon to the west, the 

City/Chula Vista boundary to the north, and the City/County 

boundary to the east.  The northern Open Space portion , with 

protected sensitive resources and habitat areas, includes 

steep canyons that drop to  the Otay River Valley Regional.  

The district includes Brown Field Airport and industrial land 

uses surrounding the airfield.  Brown Field is a general aviation 

airport which serves as a catalyst for economic development in 

Otay Mesa, with emphasis on corporate aircraft, Customs and 

Border Patrol operations and inter national trade logistics 

support. Due to airport operations, the eastern and western 

areas adjacent to the airport are suited for low occupancy uses 

including but not limited to: warehousing, distribution, auto 

salvaging, and truck yards for cross-border g oods movement.

Airport District  

The Airport District  is generally bounded by SR-905 to the south, Spring Canyon and 

Dennery Canyon to the west, the City/Chula Vista boundary to the nort h, and the 

City/County boundary to the east.  The district includes Brown Field Airport and 

industrial land uses surrounding the airfield.  Brown Field is a general aviation airport 

which serves as a catalyst for economic development in Otay Mesa, with emphasis on 

corporate aircraft, Customs and Border Patrol operations and international trade logistics 

support. Due to airport operations, the eastern and western areas adjacent to the airport 

are suited for low occupancy uses including but not limited to: wa rehousing, distribution, 

auto salvaging, and truck yards for cross-border goods movement.  

 



Land Use Element 
 

April  2011  Public Draft     30 
   

Central District

The Central District is generally bounded by Spring Canyon to 

the west, Siempre Viva Road, Britannia Boulevard, and Airway 

Road to the south, and the SR-905 to the east and north.  The 

Spring Canyon system is home to many protected sensitive 

biological resources and habitat areas.  The district includes 

Airway Road which is the spine of the community and is Otay 

Heritage Road to Harvest Road and is in between the Airport 

District and the industrial South District.  The Central District 

includes the Central Village, the Grand Park & Education 

Complex, and employment opportunities that are further  

defined in the Urban Design Element.  The Central District 

envisions a village center at the western end of the mesa with 

employment, educational, and recreation opportunities sited 

along the transit corridor . 

 

Central District  

The Central District is generally bounded by Spring Canyon to the west, Siempre Viva Road, 

Britannia Boulevard, and Airway Road to the south, and the SR-905 to the east and north.  The 

district includes Airway Road which is the spine of the community and 

transit corridor.  The District extends from Heritage Road to Harvest Road and is in between the 

Airport District and the in dustrial South District.  The Central District includes the Central Village, 

the Grand Park & Education Complex, and employment opportunities which are further defined in 

the Urban Design Element.  The Central District envisions a village center at the western end of 

the district with employment, educational, and recreation opportunities sited along the transit 

corridor.  
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South District

The South District is generally bounded by Wruck Canyon to 

the west, the International border t o the south, the boundary 

with the County to the east, and Airway Road to the north.  

Open space canyon lands and wetlands with sensitive 

biological resources and habitat areas, large lot heavy 

commercial, open space and industrial uses characterize the 

land uses, with much of the developed land occupied by 

warehousing, distribution, truck depots, and customs 

brokerages to support the international logistics industry.  The 

South District includes the international Port of Entry , and the 

uses are intended to  support the international business and 

trade uses that are necessary 

for the movement of goods across the border.   The west 

portion of the South District is designated for heavy industrial 

uses, such as automobile recycling, truck depots that rely upon 

outdoor storage, and other uses which can tolerate the truck 

proximity to the international border and adjacency to the 

Rodriguez International Airport  provides an opportunity to 

create a cross border airport facility and associated uses south 

of Siempre Viva Road and in close proximity to the border. 

 

South District 

 

The South District is generally bounded by Wruck Canyon to the west, the 

International border to the south, the b oundary with the County to the east, and 

Airway Road to the north.  The district includes the international Port of Entry , with 

the land uses within this District primarily dependent on the Port of Entry.  The land 

uses are characterized by large lot heavy commercial, open space and industrial 

uses, with much of the developed land occupied by warehousing, distribution, truck 

depots, and customs brokerages to support the international logistics industry.  The 

South District is intended to support the international business and trade uses that 

are necessary for the movement of goods across the border and offers flexibility for 

heavy commercial uses to locate in these areas.  The west portion of the South 

District along Spring Canyon is designated for heavy industrial uses, such as 

automobile recycling, truck depots that rely upon outdoor storage, and other uses 

which can tolerate the truck traffic and noise generated in this area.  The South 

 border and adjacency to the Rodriguez 

International Airport  provides an opportunity to create a cross border airport facility 
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2.1 Village Areas 
 

DISCUSSION 

 

In orde

Strategy, village areas are planned in the Southwest and the 

Central Districts.  As of 2011, the Northwest District is 

predominately built out and new development is not 

anticipated.  The Southwest and Central Districts are 

designated as neighborhood and community village areas.  

Predominately residential in nature, these areas have core 

areas of mixed uses and public spaces.  The villages are 

envisioned as compact, active areas that are pedestrian-

friendly, transit-oriented and include a variety of residential, 

commercial and civic spaces.  Transit is an integral part of 

village development in Otay Mesa, with transit along Airway 

Road connecting the villages, activity centers, and 

employment centers.   Ded ication of transit right -of-way and 

application of transit -oriented development design principles 

are intended to support increased transit use and facilitate the 

implementation of future rapid bus transit and express transit 

stations.  Further details on village area and transit supportive 

design are contained in the Urban Design Element. 

 

Specific Plans 

In order to comprehensively plan the Southwest and Central 

Strategy, one Specific Plan covering each of the village areas 

will be required prior to consideration of any comprehensive 

development and rezoning proposals . All properties to be 

considered within a specific plan must be contiguous.  Specific 

plans should be privately sponsored and developed in 

collaboration with the City of San Diego.  Both Specific Plans 

will be considered amendments to the Community Plan, and 

any associated rezoning. 

 

The Community Plan envisions one specific plan within the 

Southwest District, and one specific plan within the Central 

Village.  Specific plans must meet all of the criteria within 

Policies 2.1-2 and 2.1-3 and coordinate  the provision of 

infrastructure and public facilities.   When developing specific 

plans, the plans must demonstrate consistency with the 

General Plan policies, specifically the Urban Design Element 

Sections B and C, and the Mobility Element Sections A, B and 

C. 

 

POLICIES AND RECOMMENDATIONS 

 

2.1-1 Require Specific Plans and any rezoning required 

consistent with the policies of this plan  for the 

Southwest and Central Village Areas. 

 

2.1-2 Achieve comprehensive neighborhood and community 

village development through Specific Plans that:  

a. Respect the natural topography and sensitive 

habitat areas with growth  patterns that balance 

development with preservation of natural 

resources. 

b. Provide a land use map that illustrates the detailed 

land use designations, including any lands set aside 

for resource conservation.  The specific plan land 

use map will refine the Otay Mesa Community Plan 

Land Use Map as part of the specific plan approval 

process. 
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c. Illustrate the complete circulation system that, 

where possible, follows a grid pattern, and indicate 

how the system will relate to the overall Otay Mesa 

circulation system. 

d. Strive for block sizes along local and collector 

streets to have a maximum perimeter of 1,800 feet 

per Policy ME-C.3.b-

Mobility Element.  

e. Illustrate a separate system of pedestrian and 

bicycle pathways linking the activity centers with 

the residential areas, public facilities, and open 

space systems.   

 
Separate Pedestrian System 

f. Utilize the tools in  Table ME-1, the Pedestrian 

Improvement Toolbox, of the General Plan Mobility 

Element to ensure functional pedestrian facilities 

and connectivity. 

g. Distribute parks comprehensively throughout the 

village area. 

1. Link parks to one another with pathways to 

increase connectivity and enhance sense of 

community. 

2. Locate neighborhood parks at the end of streets 

and adjacent to canyons, when appropriate, to 

accommodate and enhance public views and 

vistas. See Land Use policy 2.1-2.k. 

 

 

Example of a park at the end of a street 

 

h. Provide a diversity of housing types that includes 

market rate and affordable housing.   Encourage 

inclusionary housing on-site. 

i. Provide an appropriate balance of single -family and 

multi -family housing consistent with the projections 

provided in this plan.  

j. Provide development at densities that support 

transit as an integral component of village areas 

and corridors. 
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k. Locate higher density mixed residential uses within 

within a ½ mile from the community commercial 

center in the north portion of the Southwest 

Village. 

l. Locate higher density mixed residential uses within 

a ¼ mile of transit stops along Airway Road and 

near the mixed-use retail uses in the Central Village 

as shown on Mobility Figure 3-2. 
m. Identify specific locations for schools, parks and 

pedestrian pathways. 

1. Site schools and parks adjacent to each other 

to create activity centers within neighborhoods.  

2. Provide pathways and trails to connect public 

facilities with each other and to residential 

areas.  

3. Provide pathways and connections, such as 

interpretive centers and trailheads, from 

facilities to canyon edges to take advantage of 

educational and recreational opportunities . 

n. Include a detailed design plan for the mixed -use 

village core areas that identifies retail, convenience 

uses, and public spaces (see UD-C.5). 

 

 
Mixed-use Core Example 

 

o. Provide refined architecture, urban design, and 

streetscape guidelines consistent with the policies 

in the Otay Mesa Community Plan and the General 

Plan. 
p. Provide guidelines and illustrations for height, bulk, 

and scale of buildings and their relation  to each 

other. 
q. Provide a street tree plan that utilizes species within 

the Otay Mesa Street Tree Plan. 

r. Require the phasing of necessary public facilities to 

serve the proposed development.  

Example of Development supportive of Transit  
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s. Require a mixed-use residential/commercial  

component to be included within village areas , with 

neighborhood -serving commercial uses such as 

food markets, restaurants, and other small retail 

shops.  Encourage an anchor grocery store within 

each village area. 

 

 
Example of an Anchor Grocery Store within Village 

t. Identify centrally located mixed-use core areas 

within each village area adjacent to key roadways 

and transit stops. Require a minimum of 15 du/ac 

for lands designated Neighborhood Village and 30 

du/ac for lands designated Community Village.  
u. Provide sufficient community serving commercial 

development within village core areas and along 

transit corridors that support the residents, 

workforce, and visitors as these areas develop. 

 

 

 

2.2  Housing 
 

DISCUSSION 

 

The Community Plan provides opportunities for a variety of 

housing types catering to a diversity of economic needs  

including  market rate, workforce, and affordable housing.   

The land use designations and design guidelines are intended 

housing for all income levels, and implement the City of 

Villages strategy.    In order to achieve community balance, the 

residential policies for Otay Mesa promot e a diversity of 

population with respect to income level and household types.  

This housing diversity, coupled with transit opportunities, 

could help reduce trips and traffic congestion while improving 

air quality by allowing residents to live closer to em ployment 

centers. 

 

Existing residential development has occurred within the 

Northwest District through the precise planning process.  

Most of the neighborhoods within the precise plans are 

developed or have been mapped.  The development pattern 

is predominantly single family dwelling units, with several 

multi -family dwelling unit complexes dispersed throughout the 

area.  As of 2010, there were 2,727 single family units and 

1,106 multi-family dwelling units in Otay Mesa as shown in 

Table 2-4.  In order to de termine the appropriate housing 

types for Otay Mesa, a household survey of the South Bay area 

concluded that household sizes were larger than previous 

SANDAG estimates for the area.  Residential development 

opportunities in Otay Mesa will  need to take into 



Land Use Element 
 

April  2011  Public Draft     36 
   

consideration the household sizes from the survey in order to 

 
 

Table 2-4 

2010 Housing and Population Estimates Comparisons 

Otay Mesa and the City of San Diego 

 

House-

hold  

Pop 

Housing Stock 
House-

hold 

Size 

Median 

House-

hold 

Income 

Single Family Multi -Family 

No. % No. % 

Otay 

Mesa 
13,446 2,727 71% 1,106 29% 3.64 $41,900 

City of 

San 

Diego*  

1,376,173 278,694 55% 227,565 45% 2.80 $61,118 

  

Data shown in Table 2-4 provides a snapshot of the housing 

characteristics of Otay Mesa in relation to the City as a whole. 

As of 2010, r is predominately 

single-family, with more than 70% of existing residential units 

developed as single-family homes. Citywide, the residential 

character is more evenly split between single-family and multi-

family homes households are generally larger 

than the City as a whole, and the median household income is 

significantly lower as well. 

 

In order to achieve a balanced community in Otay Mesa, 

larger units along with a greater proportion of multi -family 

residential developments are needed to accommodate the 

larger households. Furthermore, affordable housing 

opportunities are needed to ensure a diverse mixture of 

incomes and households in Otay Mesa.  

Based on the density ranges of the Land Use Map and 

household sizes within the aforementioned  survey, Table 2-5 

shows estimated totals for population, as well as village 

dwelling unit totals for single family and units for the three 

residential areas within Otay Mesa.  The village totals 

represent the total unit count used to determine infrast ructure 

and public facility needs for the village, and should be 

considered the maximum number when Specific Plans are 

processed.  The Northwest District area is mostly developed, 

and considered as an area with little opportunity for change.  

The Southwest and Central Villages represent areas of 

opportunity for village development . 

 

Table 2-5 

Estimated Otay Mesa  

Residential Summary Table at Build-Out  

  
SF 

Units 
MF 

Units 
Total 
Units 

Total 
Population 

Northwest 
Area 

     
2,873  

       
4,775  

           
7,648        27,908  

Southwest 
Village 

     
1,400  

       
4,480  

           
5,880        21,028  

Central Village 
            

-    
       

5,246  
           

5,246        18,099  

TOTAL 
     

4,273  
    

14,501  
        

18,774        67,035  

 

The City of Villages strategy encourages future development 

to increase the housing supply and diversity with compact, 

mixed-use activity centers that are integrated into the larger 

community.  Table 2-6 provides the residential density ranges 
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for Otay Mesa, and further defines the estimated units from 

Table 2-3 into more specific density ranges.  The Very Low, 

Low, Low Medium, Medium, and Medium High designations 

are representative of the development pattern and intensities 

of the Northwest Area.  The Neighbor hood Village 

designation will allow for the provision of both single -family 

and multi -family housing types and is applied in the Southwest 

Specific Plan Area as well as the western half of the Central 

Village to achieve a balanced mix of single-family, multi-family 

and mixed-use developments. The Community Village 

designation , applied in the eastern half of the Central Village 

Specific Plan Area provides opportunities for smaller lots, 

townhomes, and multi -family housing development. While the 

village density ranges were used to estimate dwelling units 

and population, further refinement of the land use 

designations and dwelling unit counts may occur when 

Specific Plans are submitted for the village areas 

 

Residential development is planned for the Central Village, 

with a goal of providing housing in close proximity to 

employment . A variety of industrial lands are located to the 

north, east, and south of the Central Village, providing a 

diversity of employment opportunities for village residents.   In 

order to prevent potential conflicts between village and 

industrial uses, the Otay Mesa Community Plan utilizes 

multiple l and use designations to help create distance 

between sensitive receptors in the Central Village and the 

industrial lands to the east and the south. 

 

 

 

 

Table 2-6 

Otay Mesa Residential Density Ranges  

Estimated Single Family (SF) and Multi-family (MF) 

 

Designation  Density Range 

SF 

Units 

MF 

Units 

Residential - 

Very Low 0-  59 0 

Residential - 

Low 5-  /acre 2,814 0 

Residential - 

Low Medium 10-  0 860 

Residential - 

Medium  15-  0 1,321 

Residential - 

Medium High  30-  0 2,594 

Neighborhood 

Village 15-  1,400 4,480 

Community 

Village 30-  0 5246 

Total Units 

 

4,273 14,501 

 

The Open Space lands serve as a natural distance separator 

between industrial activity and sensitive receptors, reducing 

the potential for conflicts .  The Business Park land use 

designation, which allows for light manufacturing  and office 

uses that do not create nuisance or hazardous characteristics, 

provides uses that can locate near sensitive receptors as well 

as more traditional industrial uses.  Business Park lands 

located along Britannia Boulevard and Siempre Viva Road, 

separate the High School, Grand Park, and residential village 

from other industrial land uses.  Heavy Industrial lands located 
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south of Siempre Viva Road are separated from the Central 

Village by Wruck Canyon, depicted in Figure 8-1. Although  

this distance separation reduces the potential for conf licts 

between users, all future residential development will need to 

ensure appropriate separation distances between industrial 

Prosperity Element and Appendix C. 

 

POLICIES AND RECOMMENDATIONS 

 

2.2-1 Respect existing density ranges in previously approved 

Precise Plan areas of the Northwest District . 

a. Transition new development with greater intensity 

from existing development through the use of 

landscaping, fencing, setbacks, off-setting planes 

and other urban design techniques.  

b. Develop remaining undeveloped neighborhoods 

with a variety of housing types, and target the 

upper limits of the density ranges.   

 

2.2-2 Integrate a variety of housing types within village and 

residentially designated areas with multi -modal access 

from the villages to the employment centers in the 

eastern portion of Otay Mesa.   

 

2.2-3 Include in all residential development s housing units 

that are sized to meet the household family sizes 

anticipated in Otay Mesa.  

 

2.2-4 Provide adequate buffer uses/distance separation for 

residential proposals within a quarter mile of industrial 

uses with hazardous or toxic substances per Appendix 

C, EP-2 of the General Plan. 

 

Affordable Housing  

 

Housing Element, provides appropriate policies to address the 

According to 2010 Census data, approximately 50 percent of 

Area Median Income.  By allowing for a variety of density 

ranges and housing types, the Community Plan helps to 

facilitate continued affordable housing production .  Within the 

village areas, opportunities exist to provide units that are 

affordable and in close proximity to transit and employment 

centers.   

 

2.2-5 Develop housing at different density ranges to provi de 

housing affordable to all income levels.  

 

2.2-6 Promote affordable housing development through the 

provision of a variety of housing types, including flats, 

townhomes, smaller-lot  single-family homes, and other 

types of housing that are affordable in na ture. 

 

2.2-7 Promote the production of very -low and low income 

affordable housing in all residential and village 

designations. 

 a. Encourage development of on-site inclusionary 

housing within all specific plan proposals. 

 b. Encourage on-site inclusionary housing within all 

residential development proposals.  
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2.2-8 Create affordable home ownership opportunities for 

moderate income buyers. 

a. Encourage development of moderately priced, 

market rate housing affordable to middle income 

households. 
b. Promote homebuyer assistance programs for 

moderate income households.  
 

2.3  Commercial 
 

DISCUSSION 

 

five percent (5%) of all lands within the community. A majority 

of these lands are located in close proximity to the SR-125, SR-

905 and the Port of Entry to meet the demand of border -

related activity.  Existing commercial lands serving both 

regional and community functions are primarily located in the 

Northwest District; businesses in this area include regional 

serving retail outlets. Other existing commercial and retail 

establishments are concentrated at the intersection of Otay 

Mesa Rd. and La Media Rd. that serve surrounding residential 

uses.  While a market analysis shows there is enough 

commercial acreage within Otay Mesa to service the 

community through buildout, additional neighborh ood and 

community serving commercial is anticipated within the village 

areas.  

 

The Community Plan identifies land for commercial uses 

through  the Community Commercial , Regional Commercial, 

and Heavy Commercial designations.  This section provides 

discussions and corresponding policies for each of  the 

commercial land use designations.  

 

POLICIES AND RECOMMENDATIONS 

 

2.3-1 Maintain lands for existing commercial development  

within Otay Mesa to serve the demands of the 

residential and employment communities.  

 

Community Commercial 
 

Lands designated Community Commercial occupy just under 

two percent  of the 

Northwest Village area, permitted land uses include 

commercial, retail, and civic uses for the broader community 

within approximately three to six miles.  Community 

commercial lands are located adjacent to SR-905 to 

accommodate the demand for goods and  services of the 

residential and employment communities of Otay Mesa at 

buildout.  These lands are intended to support commercial 

uses that cannot be accommodated within the mixed -use  

areas located within the villages. 

 

POLICIES AND RECOMMENDATIONS 

 

2.3-2 Maintain Community Commercial areas in Otay Mesa 

to support the development of retail, office and other 

commercial services to serve surrounding areas. 
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Regional Commercial 
 

The regional commercial land use designation allows for 

commercial and retail uses that serve the surrounding region, 

within five to 25-

lands are located in the Northwest District, adjacent to I -805 

and the northwest neighborhoods. The area is characterized 

by large retail establishments, restaurants, and a multi-plex 

movie theatre that serves not only Otay Mesa, but numerous 

communities in South County and along the U.S./Mexico 

border. The area, known as Palm Plaza, is mostly developed. 

This land should continue to support commercial uses that are 

regional in nature. Public facilities and/or public spaces, such 

as a plaza or gathering space, should be considered for this 

area.    

 

POLICIES AND RECOMMENDATIONS 
 

2.3-3 Maintain and enhance regional commercial uses for 

use by Otay Mesa and surrounding areas. 

 

Heavy Commercial 
 

commercial and industrial uses ranging from retail and 

commercial services to office and light industrial. While the 

heavy commercial land use designation allows for a diversity of 

uses, it is intended for heavier commercial uses such as 

distribution, storage, and large retail establishments. Heavy 

commercial lands are located in the eastern portion of the 

community, between Otay Mesa Road on the north and SR-

905 on the south. The location of these lands in close 

proximity to two major freeways (SR-905 and SR-125) provides 

businesses with high visibility. The approximately 140 acres 

designated heavy commercial meet the demand of border -

related activity that occu rs near the Otay Mesa Port of Entry. 

The heavy commercial lands closest to the border crossing 

have been developed as part of the Otay International Center 

Precise Plan.  

 

POLICIES AND RECOMMENDATIONS 

 

2.3-4 Allow Heavy Commercial, a mixture of industrial and 

commercial uses, near the Port of Entry and along Otay 

Mesa Road where existing development is a mix of 

industrial and commercial uses. 

 

2.3-5 Continue to allow retail uses within the Heavy 

Commercial designated areas that support cross 

border activit y 

 

2.4  Industrial  
 

DISCUSSION 

 

Within Otay Mesa, approximately one quarter of the land area 

is designated for industrial use. The industrial facilities of Otay 

Mesa help drive the bi -regional economy through the 

production of goods and the development of intellectual 

products and pr ocesses which are exported to national and 

international markets. These base-sector industries are crucial 

to the growth and sustainability of the regional economy.  The 

use of a variety of industrial land use designations in Otay 

Mesa is intended to prote ct and enhance the existing 

industrial uses while providing an opportunity to increase 
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industrial capacity.  With the implementation of a variety of 

industrial land use designations, Otay Mesa is able to 

differentiate uses and cluster complementary uses.   

 

Heavy Industrial 

 

Approximately 400 acres of land is designated for Heavy 

Industrial, which allows for uses with nuisance or hazardous 

characteristics, such as auto-salvaging and auto-storage 

businesses and concrete batch plants. These lands are located 

along the eastern and western edges of Brown Field and south 

of Siempre Viva adjacent to the U.S./Mexico border.    

 
The heavy industrial land use designation, and its 

corresponding citywide zoning regulations, allows uses related 

to auto -recycling, auto-salvaging, batch plants, and other uses.  

Heavy industrial uses need to be segregated from 

incompatible land uses, such as 

residences, public assembly uses, and schools.  Many of these 

uses, including the auto-salvaging businesses located along 

the eastern and western edges of Brown Field, have been 

operating in the community for decades as conditional use s.  

The heavy industrial lands adjacent to Brown Field are located 

in the Airport Influence Area for Brown Field  and are subject 

to the Airport Implementation Overlay Zone.  

 

The remaining heavy industrially designated lands are located 

south of Siempre Viva and east of Britannia Blvd. Existing uses 

within the area include distribution services, steel fabrication, 

cement production, and concrete recycling operations. The 

heavy industrial lands are bounded by the U.S./Mexico border 

and canyon lands, and can accommodate uses with hazardous 

characteristics while limiting impacts to sensitive receptors. 

 
POLICIES AND RECOMMENDATIONS 

 

2.4-1 Maintain lands designated as Heavy Industrial where 

uses with nuisance or hazardous characteristics can 

locate safe from encroachment by sensitive receptors. 

 

2.4-2 Provide adequate land use buffers and/or distance 

separation from residential uses for heavy industrial 

proposals with hazardous or toxic substances per 

Appendix C, EP-2 of the General Plan.  

a. Consider office, commercial, retail and parking 

uses as acceptable buffer uses within the village-

freeway interface area. 

b. Locate schools, parks and libraries outside of 

interface areas.  (Expand policy once air quality 

information is available.) 

c. Determine distance separation on a case by case 

basis based on an approved study submitted by an 

applicant, or if no study is prepared, provide a 

1000-foot minimum distance separation.  

d. Apply the buffer to sensitive receptors located 

along the Mexican Border.  
 

2.4-3 Reduce or mitigate the environmental and negative 

impacts of Heavy Industrial uses on surrounding areas, 

such as noise, visual, and air quality impacts. Consider 

design elements that include, but are not limited to, 

landscape, site orientation, fencing, and screening. 
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Landscape Treatment for Industrial Use 

 

Light Industrial 

 

The Light Industrial designation is used along the eastern 

edges of Otay Mesa, as well as Otay Corporate Center, where 

the existing development and uses are light manufacturing, 

distribution, and storage.  
 

POLICIES AND RECOMMENDATIONS 

 

2.4-4 Maintain the Light Industrial land use designation for 

the development of light manufact uring, distribution 

and storage uses, while providing adequate buffers, 

such as distance, landscape, berms, walls and other 

uses, where adjacent to open space, residential 

development, and educational facilities.  

 

International Business and Trade 

 
Lands with the International Business & Trade (IBT) 

designation encompass approximately 1300 acres in the 

center of Otay Mesa. This land use allows for a wide range of 

uses and allows flexibility with buildings that may change use 

over time.   

 

IBT lands are focused primarily in the border zone, west of the 

Otay Mesa Port of Entry; covering most of the land east of 

Park.  IBT is also designated between Old Otay Mesa Road 

and SR-905 adjacent to Brown Field.  

 

The IBT designation allows a variety of uses including light 

industrial, manufacturing, distribution services, research and 

development, and business services.  Single- and multi -tenant 

office uses, as well as limited commercial retail uses that serve 

the IBT workforce and businesses, are also permitted.  

 

POLICIES AND RECOMMENDATIONS 

 

2.4-5 Provide the International Business and Trade land use 

designation to support a wide range of industrial land 

uses which can intensify over time. 

 

2.4-6 Allow a Cross Border Facility with its supportive 

commercial uses and as referenced in the Land Use 

Element, to locate in IBT lands within the 

approximately 63.8-acre site previously known as the 

Otay Pacific Business Park directly across from the 

Rodriguez International Airport.  
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Business Park/Business Park-Residential Permitted 

 

Business Park lands are within the Central District along Airway 

Road and surrounding the Great Park and School as a buffer 

from more intense industrial uses.  Business Park Residential-

Permitted  is used on the eastern portion of the Central Village, 

and can provide opportunities for office and research and 

development to serve as an additional buffer between 

Britannia Boulevard and the multi -family housing outside of 

the buffer area.  

 

Al

through industrial users, it is important to maintain a diversity 

of land uses to allow a wide range of business to locate in 

Otay Mesa.  The Business Park land use designation allows for 

a variety of uses, such as multi-tenant office,  light 

manufacturing, and research and development uses to locate 

within Otay Mesa. Land designated as Business Park 

encompasses approximately 140 acres located south of SR-

905, between Britannia Boulevard and La Media Road directly 

between the Central Village on the west and Southwestern 

Community College to the east. Existing development within 

the area includes light manufacturing and distribution uses.  

Existing distribution uses are permitted to continue operating 

within Business Park lands, but no new distribution facilities 

will be allowed to develop in lands designated for Business 

Park. Properties designated Business Park that front Britannia 

Boulevard and Siempre Viva Road located south of Airway 

Road are intended to separate the park and school uses from 

more traditional industrial uses that may exhibit nuisance or 

hazardous characteristics.  

 

Land designated as Business Park-Residential Permitted is 

directly adjacent to  the eastern portion of the Central Village, 

located at the northeast corner of Airway Road and Britannia 

Boulevard. Allowed employment uses in Business Park-

Residential Permitted lands include office, research and 

development, and light manufacturing. Multi -family residential 

uses are allowed at a density range of 15-44 dwelling units per 

acre. Because these lands are in close proximity to SR-905, and 

the designated truck route of Britannia Boulevard, the 

employment lands have an opportunity to serve as a buffer 

between more intense industrial areas to the south and east 

and residential and park land.   The approximately 24 acres of 

land has the opportunity to 

jobs/housing balance by providing a diversity of employment 

opportunities within walking distance of residential vil lages.  

 

POLICIES AND RECOMMENDATIONS 

 

2.4-7 Allow for a wide range of businesses that do not 

negatively impact sensitive receptors to locate in the 

Business Park and Business Park-Residential Permitted 

areas. 

a. Provide adequate buffers, such as distance, 

landscape, berms, walls and other uses, where 

adjacent to public parks and educational facilities.  

b. Develop synergy with the adjacent village and 

public facility uses to maximize non-vehicular trips.  

  

2.4-8 Provide adequate buffers, such as land uses, 

landscape, walls, and distance between the residential 

component  of the Business Park  Residential 
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Permitted lands and Britannia Boulevard to minimize 

negative impacts of truck transportation on residents.  

 

2.5  Open Space and Parks 
 

Land designated for Parks and Open Space total 

approximately 2,909 acres, or 31% of the total acreage within 

the planning area. The open space system is comprised of a 

series of steep canyon systems and areas that contain sensitive 

biological resources.  Lands adjacent to the open space 

system have an opportunity to integrate recr eational and 

educational opportunities to increase awareness and interest 

in the sensitive resources.  Neighborhood parks are placed 

within the residential neighborhoods with pedestrian access, 

while the community parks provide recreation  and aquatic 

facilities for the community.   

 

POLICIES AND RECOMMENDATIONS 

 

2.5-1 Maintain the existing Open Space, and collaborate 

with the wildlife agencies , environmental groups and 

the public to ensure adequate conservation for 

sensitive biological resources. 

 

2.5-2 Create a close relationship between the natural 

environment of the Otay River Valley, Spring Canyon, 

and the Dennery Canyon systems and developed areas 

through the provision of multi -use trails and 

educational elements.  

 
Otay Mesa Open Space 

 

2.5-3 Maintain existing parks within the Northwest District, 

and develop remaining parks in t he Riviera Del Sol and 

Hidden Trials neighborhoods.  

2.5-4 Identify and provide population -based parks per the 

General Plan standards at locations that are accessible 

and centrally located to most users within the 

Southwest and Central Villages.  

 

2.6  Institutional Uses  
 

DISCUSSION 

 

Institutional land use comprises 12 percent of the land use in 
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General Aviation Airport, Brown Field, comprises 

approximately 900 acres, or 75 percent of the institutional use.  

The remaining acreage identifies public and semi-public 

services to the community, and includes fire stations, police 

station, schools, library, and Southwestern Community 

College.  The Public Facilities, Services and Safety Element 

provides greater detail for the facilities and services required 

for the buildout of Otay Mesa.   

 
Southwestern College in Otay Mesa 

 

POLICIES AND RECOMMENDATIONS 

 

2.6-1 Provide public services consistent with General Plan 

standards. 

 

2.6-2 Provide schools consistent with the San Ysidro and 

Sweetwater High School Districts standards. 

a. Work cooperatively with districts to provide schools 

within close proximity to housing development.  

b. Work cooperatively with districts to provide 

innovative educational opportunities and services, 

such as K-8 schools and multi-level schools to 

reduce site acquisition costs and development 

footprint.  

c. Collaborate with San Ysidro School District on the 

locations for two to three additional K-8 schools 

and one to three additional K-6 schools within the 

Southwest and Central village areas based on the 

projected housing units and population found in 

Table 2-4. 

d. Collaborate with the Sweetwater Union High 

School District to provide one additional high 

school for the future residential development  and 

population projections shown in Table 2-4.  

 

 
Ocean View Hills K-8 School 
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2.7 Airports and Airport Land Use Compatibility  
 

DISCUSSION 

 

Otay Mesa is unique in its position to take advantage of two 

airports, Brown Field, which serves as a focal point within the 

center of the community , and Rodriguez International Airport , 

approximately one -tenth of a mile south of the U.S./Mexico 

border .   Brown Field is a busy general aviation airport and is 

located in the center of Otay Mesa. General aviation 

encompasses all aviation except air carrier and military, 

although the military continues to maintain a strong presence. 

The types of general aviation aircraft that operate at Brown 

Field include: pr ivate, corporate, charter, air ambulance, law 

enforcement, fire rescue, flight training, cargo, skydiving, 

banner towing, and airships. Brown Field has the opportunity 

to stimulate business in Otay Mesa. Coordination of 

redevelopment efforts with the Otay Mesa Community Plan is 

ongoing and includes the opportunity for business 

development on the perimeter of the Brown Field site.  

 

Rodriguez International Airport, with direct international 

flights, is adjacent to Otay Mesa. Current air travelers using 

Rodriguez International Airport  must travel into Mexico 

through the San Ysidro or Otay Mesa Ports of Entry. Travelling 

through these ports of entry most often involves increased 

ground travel times, border crossing wait times, unnecessary 

fuel consumption, and increased automotive exhaust 

emissions.  The potential exists for a cross-border facility that 

would allow ticketed travelers to check -in on the US side and 

have direct access to the gates at the Rodriguez International 

Airport, which has direct internatio nal flights. Development of 

a San-Diego Tijuana Airport Cross Border Facility (CBF) would 

provide safe, secure, and convenient access to air travelers 

using Rodriguez International Airport and would greatly 

reduce negatives associated with accessing Rodriguez 

International Airport via the existing Ports of Entry . The Cross 

Border Facility is discussed further in the Mobility and Urban 

Design Elements.  

 

 
Brown Field 

 

The Airport Influence Area for Brown Field informs the Otay 

Mesa Community Plan. The Airport Influence Area serves as 

the planning boundaries for the Airport Land Use 

Compatibility Plan (ALUCP) for Brown Field and is divided into 

two review areas. Review Area 1 is comprised of the noise 

contours, safety zones, airspace protection surfaces, and over 

flight  areas. Review Area 2 is comprised of the airspace 
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protection surfaces and over flight areas. The Airport Land Use 

Commission for San Diego County adopted the Airport Land 

Use Compatibility Plans for Brown Field to establish land use 

compatibility policies and devel opment criteria for new 

development within the Airport Influence Area.  The policies 

and criteria protect the airport from incompatible land uses 

and provide the City with development criteria that will allow 

for the orderly growth of the area surrounding the airports. 

The policies and criteria contained in the ALUCP are 

addressed in the General Plan (Land Use and Community 

Planning Element and Noise Element) and implemented by 

the supplemental development regulations in the Airport Land 

Use Compatibility O verlay Zone of the San Diego Municipal 

Code. Planning efforts need to address airport land use 

compatibility issues consistent with airport land use 

compatibility policies and regulations mentioned above.  

 

POLICIES AND RECOMMENDATIONS  

 

2.7-1 Collaborate  with the airport operator, California 

Department of Transportation, and the Federal 

Aviation Administration in the modernization and 

development of Brown Field.  

 

2.7-2 Allow a Cross Border Facility and its ancillary uses in 

the general area south of Siempre Viva Road and east 

of Britannia Boulevard directly across from the 

Rodriguez International Airport  (Figure 2-1).   

 

2.7-3 Review projects within the Airport Influence Area for 

consistency with the adopted ALUCP. 

 

2.8    Border Facilities  
 

DISCUSSION 

 

Otay Mesa is home to the international border crossing known 

as the Otay Mesa Land Port of Entry (LPOE), and is vitally 

important to international trade and the regional economy. 

The Otay Mesa LPOE is a multi-modal (commercial, non-

commercial and pedestrian) port of entry. According to the 

General Services Administration, the port is one of the ten 

busiest land ports in the country and is the busiest commercial 

port on the California/Baja California border.  As the only 

commercial land port of entr y in the San Diego region, the 

port is a major driver to the Southern California and Baja 

California border, handling the second highest volume of 

trucks but the highest dollar volume of trade among all U.S. 

land ports.  As a result of a study by SANDAG on the 

economic impacts of border wait times, the General Services 

Administration is coordinating the expansion of the existing 

LPOE, as well as planning for another POE facility further east 

in the County. 

 

POLICIES AND RECOMMENDATIONS 

 

2.8-1 Collaborate with Federal, State and local agencies to 

minimize impacts to Otay Mesa properties and 

infrastructure from any expansion of the existing 

facility. 

 

2.8-2 Work cooperatively with outside agencies to minimize 

land use and infrastructure impacts to Otay Mesa from 
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any new LPOE and its corresponding freeway/roadway 

network 
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3.0 Introduction  
 

The Otay Mesa Community Plan provides direction on how to 

achieve mobility and environmental goals through a balanced, 

multi -modal transportation network .  The community plan 

refines the Mobility Element of the General Plan through 

community-specific pedestrian, bicycle, transit, streets, goods 

movement, truck traffic, and regional collaboration 

recommendations.   Unique mobility features addressed in the 

Community Plan include the Port of Entry, international goods 

movement, and Brown Field.  

 

The Otay Mesa Mobility Element is closely linked to the 

Village sites have been identified in the Land Use Element that 

provide opportunities for higher density housing and 

employment uses to be located in areas with existing or 

planned transit service.   The Otay Mesa Transit Route Map 

(Figure 3-2) shows the relationship between planned villages 

and other activity centers, and the transit system.  The Urban 

Design Element contains design guidelines to help  ensure that 

new buildings, public spaces, and streetscape features 

support walkability, transit -orientation, and sustainability 

goals.  

 

The village pattern of land use is also consistent with the smart 

Comprehensive Plan. While the additional housing will add 

vehicle trips to the transportation network as compared to no 

new growth, region -wide, it is believed that  the increase in per 

capita vehicle miles traveled is less than would otherwise occur 

in a more dispersed, auto-oriented form of development.  The 

village, multi -modal approach to planning is also consistent 

with the direction provided by Senate Bill 375 (adopted i n 

2008) to reduce greenhouse gas emissions associated with 

vehicle miles traveled from cars and light trucks, while 

addressing regional housing needs.  The Conservation 

Element has additional information on other initiatives to 

reduce greenhouse gas emissions.   

 

GOALS 

 A pedestrian sidewalk and trails network that allows 

for safe and comfortable walking throughout the 

community 

 An effective transit network that provides fast and 

reliable service to local and regional destinations  

 A complete and interconnected street system that 

balances the needs of drivers, bicyclists, pedestrians 

and others   

 A bicycle commuter network that links residents to 

transit, recreational, educational, and employment 

opportunities within the community  

 Transportation infrastructure and operations 

investments that  facilitate goods movement and 

international travel, while fostering economic 

prosperity and a high quality of life within the 

community  

 Support for public health goals to increase the 

potential for walking and other forms of exercise to 

be incorporated into everyday life 
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3.1  Walkability  
 

DISCUSSION 

 

needs for safety, accessibility, connectivity and comfort.   High 

levels of walkability contribute to mobility, env ironmental, and 

public health goals.   Parts of Otay Mesa are pedestrian-

friendly; neighborhoods within the Northwest District include 

large parkways, non-contiguous sidewalks, and minimized 

curb cuts that connect community residents to park and 

school facilities. However, the community generally lacks 

connectivity and pedestrian amenities due in part to the  

topography of Otay Mesa, the  unfinished nature of the 

community, as well as the predominance of large block 

developments that  are oriented to the autom obile.  

 

Otay Mesa provides an excellent opportunity to establish a 

connected trail system through its extensive canyon system. 

Trails through the MHPA complement important mobility links 

and provide opportunities for passive recreation.  Trail 

connections should attempt to link the southern canyon 

system near the border area to villages, activity centers, parks, 

schools, the Dennery Ranch canyon system, and the Otay 

Valley Regional Park to the north.  
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Figure 3.1 Pedestrian Systems and 

Recommended Linkages Map 
Pedestrian System and Recommended Linkages (existing and 

recommended with key to recommendations)  identifies key 

linkages that are needed to connect neighborhood parks, 

schools, villages and open spaces within the community.  

Additiona l connections may be identified as projects are 

proposed over time.  



 
Mobility Element   

 

April  2011 Public Draft    52 
 

POLICIES AND RECOMMENDATIONS 

 

3.1-1 Provide a sidewalk and trail system with connections 

to villages, activity centers, and open spaces. 

a. Prioritize connections that link activity centers and 

create safe routes to schools, transit, and village 

areas.  

b. Provide safe, convenient, and attractive pedestrian 

crossings of SR-905.  

1. Provide safe pedestrian access to San Ysidro 

High School with well-designed crossings 

along Old Otay Mesa Road, Ocean View Hills 

Parkway and Caliente Avenue. 

2. Provide safe pedestrian access at the truck 

route crossings of Britannia Boulevard and La 

Media Road, which should include separation 

from travel lanes 

c. Create the pedestrian realm in accordance with 

the standards and guidelines of the Street Design 

Manual.  

d. Improve the quality of the walking experience 

through streetscape, shading, and separation from 

travel lanes. 

e. Design open space trails to be consistent with the 

Multiple Species Conservation Program and with 

the trail standards and design policies from 

Appendix K of Park and Rec  

Guide to Park Design and Development  2011. 

f. Provide multi-use (equestrian, biking, pedestrian 

use) trails except where maintenance, resource 

protection  or safety concerns warrant limiting use 

of one or more of the above user groups.   

 

3.1-2 Use street design and traffic management solutions, 

including but not limited to those described in the 

General Plan Pedestrian Improvements Toolbox, 

Table ME-1, to improve pedestrian safety and 

comfort in locations including but not limited to 

those identified on Figure 3 -1. 
 

3.1-3 Design Airway Road between Spring Canyon and La 

boulevard characteristics as shown in graphic below. 

 

 

              Airway Road Cross Section Example 

 

a. Provide an urban parkway utilizing Urban Parkway 

Configurations U-4  U-6 of the Street Design 

Manual with a right-of way between 14 and 22 

feet from curb to property line, to all ow for wide 

sidewalks, healthy street trees, Low Impact 
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Development storm water management facilities , 

and urban design treatments.    

b. Provide safe pedestrian and bicycle access to the 

Grand Park, and Educational Complex, and 

Southwestern College at intersections and along 

Airway Road. 
 

3.1-3 Enhance street or pedestrian connections within 

industrial superblocks through exterior improvements 

such as public art, pedestrian scale windows, 

entrances, signs, street furniture, landscape, and 

plazas.  

 

3.1-4 Implement the Co Plan 

to contribute to more walkable, tree -lined streets, 

using identified  drought tolerant species. (Urban 

Design Element Section 4.8)  
 

3.2  Transit  
 

DISCUSSION 

 

Otay Mesa is currently served by Metropolitan Transit System 

(MTS) express local bus service.   Service is generally 

provided along Otay Mesa Road/SR-905, between the Iris 

Avenue Trolley Station and the Otay Mesa Port of Entry, as 

shown on Figure 3-1, Otay Mesa Transit Map.    

 

(SANDAG) 

Regional Transportation Plan identifies a bus rapid transit 

corridor called the South Bay Bus Rapid Transit (BRT).  This 

project will provide a rapid and reliable transportation 

alternative connecting downtown San Diego and the Otay 

Mesa Port of Entry, as shown in Figure 3-2.  This new BRT will 

provide access to regional employment centers in downtown 

San Diego, Otay Mesa, and the future Chula Vista Eastern 

Urban Center, as well as serve residential communities in 

Chula Vista and National City.  The project will relieve traffic 

congestion in a major transportation corridor, and is 

scheduled to be implemented by late 2014.  

 

Airway Road serves as the principal community 

transportation and activity corridor.  An east -west high 

frequency bus corridor is proposed to link between the 

South Bay BRT and San Diego Trolley.  The transit route that 

travels along Airway Road links villages, employment 

centers, and Southwestern College within Otay Mesa.  

Additional right -of-way for Airway Road would provide the 

option for dedicated transit lanes or other transit priority 

measures.    
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A second bus route proposal being analyzed would provide a 

transit linkage to Otay Mesa between the communities of San 

Ysidro, Otay Mesa  Nestor and Imperial Beach.  Within Otay 

Mesa, this route would link the proposed village in the 

southwestern area to San Ysidro High School, Ocean View 

Hills K-8 Elementary School, Palm Plaza shopping center and 

the Kaiser Permanente Medical Center.  It would intersect 

with the Airway Road bus corridor at Caliente Avenue seen in 

Figure 3-2.  Additional local serving transit routes may be 

considered by MTS over time as demand warrants. See 

Figure 3-2 for location of transit corridors, stops, and stations  

 

The Otay Mesa Community Plan supports transit service 

improvements by requiring implementation of transit -

supportive densities and design in strategic locations, 

planning for transit priority measures on city streets, and 

improving community walkability.    Key locations for transit 

priority measures are on shown on Figure 3-2 Transit Route 

Map. 

 

POLICIES AND RECOMMENDATIONS 

 

3.2-1 Encourage SANDAG and MTS to expand transit 

investments and service in Otay Mesa. 

a. Collaborate with agencies to implement the 

South Bay Bus Rapid Transit (BRT) services to the 

Port of Entry to provide access to employment.  

b. Provide; and local bus service connecting the Iris 

Trolley Station, San Ysidro High School, and the 

Southwest Village, the Central Village, the Grand 

Park and Southwestern College (see Figure 3-2). 

 

3.2-2 Implement transit priority measures such as transit 

lanes, queue jumpers and signal priority measures to 

allow transit to bypass congestion and result in faster 

transit travel times at locations including but not 

limited to those described be low and identified on 

Figure 3-2. 

a. Provide transit priority measures as listed above 

for dedicated transit lanes along Airway Road to 

complement transit performance .  

1.   Provide signage along the right -of-way so 

that the future use is evident to the pu blic 

during the interim period of time when transit 

service is not yet provided in the dedicated 

transit lane.  

2.  Provide low-scale drought toleran t landscape 

or other attractive  but temporary treatments 
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of the transit lane right -of-way prior to the 

implementation of transit service.  

b. Provide queue right -of-way for transit queue jump 

treatment  priority  measures at the following  

intersections (USAI to provide ).. 

1. Provide signage along the right -of-way so that 

the future use is evident to the public during 

the interim period of time when transit service 

is not yet provided in the dedicated transit 

lane,.  

2. Provide low-scale drought tolerant landscape 

or other attractive, but temporary treatments 

of the transit lane right -of-way prior to the 

implementation of transit service.  

 

3.2-3 Coordinate with transit planners to address the needs 

of transit as a part of the project design and review 

process. 

a. Integrate transit right -of-way needs and priority 

treatments into street and site design 

considerations. 

b. Integrate transit station and transit stop 

infrastructure and amenities, such as shelters, 

seating, and trash receptacles, into building and 

site design plans. 

 

3.2-4 Emphasize transit orientation in village development 

plans including but  not limited to those identified on 

the Land Use Map, Figure 2-1.  See also OMCP Urban 

Design Element. 

 

3.2-5 Work with SANDAG and MTS to provide local and 

Rail system, should the system be extended through 

Otay Mesa. 
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3.3   Streets and Freeways 
 

DISCUSSION 
 

Street and Freeway Network 

corridors that provide transit, connect activity centers, and 

service the Otay Mesa Port of Entry.  The major North -South 

corridors include Britannia Blvd. and La Media Road, which 

are designated truck routes that service the international 

industries and the Port of Entry on a daily basis.  The East-

West major corridors include State Route (SR)-905, Otay Mesa 

Road, Airway Road, and Siempre Viva Road.  Airway Road is 

considered the spine of the community, providing an east -

west connection for Otay Mesa that incorporates transit and 

bike routes to service the residential and workforce 

population of Otay Mesa.  Beyond the major corridor system, 

the existing network follows a development pattern that 

incorporated pocketed neighborhoods throughout the 

canyon systems in the Northwest District. 

 

The Otay Mesa circulation system plays an important role in 

regional and international goods movement and must also 

serve the needs of local residents, employees, and visitors.   

These multiple demands are especially clear with respect to 

the use of Otay Mesa Road.  This busy six-lane street parallels 

SR-905 and provides access to the U.S./Mexico Port of Entry 

on Otay Mesa.  The completion of SR-905 and other highway 

projects will help relieve traffic on Otay Mesa Road and 

throughout the community .  

  

The planned Otay Mesa roadway network is shown on 

Figure 3-3, and the projected  Average Daily Trips (ADTs) 

that are expected to occur on this network at community 

plan buildout is shown Figure 3-5. This planned network 

includes planned interchange and roadway improvements, 

new streets and additional mobility improvements for 

pedestr ians and bicyclists.  The planned network takes into 

account the needs of multiple users of the public right -of-

way including pedestrians, bicyclists, transit vehicles, and 

trucks as well as the driving public.  

 

 
 

Different classifications of streets are designed to serve 

different average daily traffic (ADT) and access levels. 

Classifications form a hierarchy of streets ranging from those 

that are primarily for travel between communities to streets 
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that are primarily for local access. Street classifications in Otay 

Mesa include: 

 Local and collector streets - provide for pedestrian 

and bicycle connectivity, local traffic movement, and 

access to abutting property.  Local and collector 

streets also provide alternative routes to reach major 

streets, and help to disperse traffic.   

 Major streets - carry through traffic, and provide for 

the needs of pedestrians and bicyclists, while 

providing minimal driveway access to abutting 

industrial and commercial property.   

 Primary arterials - designed to p rovide network  

connectivity for vehicles and transit, with no driveway 

access to abutting property.  Prime arterials also 

provide for the needs of pedestrians and bicyclists.  

 

Together, the roadway system forms a network of 

connections.  A high degree of connectivity i s desired as it 

helps disperse traffic, gives people choices of routes to 

neighborhood destinations, and provides alternative exit 

routes in the event of an emergency.  Since parts of Otay 

Mesa are currently undeveloped or planned for 

redevelopment, the st reet system is incomplete.  The 

community is also divided by the SR-905, and the provision of 

connections is important to help unit the community.  Key 

locations where connectivity needs to be improved are 

identified on Figure 3 -8. 

 

 
 

Congestion occurs along various segments of the existing 

roadway network largely due to limited roadway access, high 

truck volumes, and proximity to the highly -utilized 

commercial crossing at the Otay Mesa Port of Entry.  In 

some locations congestion is projected to occur e ven with 

planned roadway and transit improvements.  In these cases, 

increased levels of congestion were weighed and 

considered acceptable in order to achieve the walkability 

and community character goals of the plan.  Over time, non -

vehicular mode split - the levels of walking, transit use and 

bicycling  are expected to  increase and help reduce 

forecasted traffic impacts. Key street and freeway 

improvements completed  as of 2011, in progress, or planned 

in the community  are shown in Figure 3-7 and include: 

 South Bay Expressway (SR-125)  this expressway 

opened in November 2007 and operates as a toll road.  It 
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extends SR-125 from SR-54 in Spring Valley to SR-905 in 

Otay Mesa.  It improves regional traffic flow in the South 

Bay and expands access for residential, businesses and 

employment centers.   

 SR-905  at completion this 6-lane facility will provide 

a direct east-west connection from I-805 to the Otay Mesa 

Port of Entry, to move people and goods across the 

U.S./Mexico gateway to access the international, regional, 

and local markets. The ultimate project will include grade 

separated local access interchanges, and a freeway to 

freeway interchange with the South Bay Expressway.   

 SR-11  this proposed  approximately 3-mile long 

facility will connect the proposed SR-905/SR-125 junction to 

a future Federal Port of Entry at East Otay Mesa in San 

Diego County .  It is anticipated to operate as a tollway. 

 Beyer Boulevard is proposed to be an east/west 

connection classified as a 4-lane Major roadway and would 

link Otay Mesa to the San Ysidro community.   

 Heritage Road is proposed as a 6-lane Primary arterial 

roadway linking Otay Mesa to the City of Chula Vista.   

 Britannia Blvd., La Media Road, and the Border Road 

are proposed as the truck routes to promote efficient cross 

border movement of goods with a minimal impact to the 

Otay Mesa community. 

 Airway Road is planned as a main street with 

boulevard design treatments to promote multi -modal 

access to village centers, activity centers, educational 

complex, and employment centers.  
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POLICIES AND RECOMMENDATIONS 

 

Streets 

 

3.3-1 Provide an interconnected network of public streets 

and internal project circulation systems as an 

organizing framework for development.   Use General 

Plan Policy ME-C.3 as a starting point which may be 

refined based on site-specific study.  See also OMCP 

Urban Design Element Policy 4.2-2. 

a. Within the Southwestern Village pursue 

interconnectivity policies to the extent that they 

are consistent with vernal pool habitat 

preservation including the Vernal Pool 

Management Plan. 

b. Expand the local and collector street system to 

improve connectivity and provide alternative 

routes to destinatio ns at locations including but 

not limited to those identified on Figure 3 -6. 

c. Minimize the use of cul-de-sacs, and require 

pedestrian and bicycle connection s to collector 

streets for any proposed cul-de-sacs. 

 

3.3-2 Avoid street design configurations that rely on free-

flow turn lanes that conflict with bicycle and 

pedestrian movements.  

 

3.3-3 Designate areas within the right-of-way for Low-

Impact Development  storm water management 

facilities, such as bioswales, that remove pollutants 

from street surface water runoff and allow runoff to 

infiltrate into the ground.   Find sizing ratios in the 

Storm Water Standards. 

 

3.3-4 Provide adequate sidewalk width and separation 

from travel lanes for major pedestrian routes 

connecting activity centers. 

 

3.3-5 Plant drought tolerant trees adjacent to the curb 

in grates or parkways, as referenced in the Street 

Tree Plan. 
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3.3-6 Develop partnerships with surrounding jurisd ictions to 

determine fair share contributions for roadways of 

mutual benefit.  

 

3.3-7 Coordinate with other jurisdictions to explore 

measures aimed at providing alternative carrying 

capacity on roadways, such as converting SR-125 

tollway to a freeway. 

 

3.3-8 Design Airway Road 

(see also Section 3.1). 

a. Provide urban design and pedestrian crossing 

amenities at intersections. 

b. Consider connectivity and multi -modal level of 

service policies when evaluating intersection 

design (see General Plan Policies ME-C.8-C.10) 

c. Acquire any needed transit right -of-way as stated 

in Policy 3.2-2. 

 

3.3-9 Provide necessary improvements to transition Otay 

Mesa Road from a freeway to a City street. 

3.3-10 Utilize a grid or modified grid stree t system within 

village areas. 

 

3.4  Bicycles 

DISCUSSION 

 

Bicycling is a sustainable and economical form of 

transportation that offers benefits to bicyclists as well as the 

community-at-large.  Cyclists need safe bikeways that are 

connected to activity cen ters, and benefit from easy access 

on public transit, convenient and secure bicycle parking, 

and other supportive facilities.  Development, 

maintenance, and support of the citywide bicycle network 

is guided by the City's Bicycle Master Plan (BMP).  The 

BMP contains detailed policies, action items, and  the 

citywide bicycle network map.  The Otay Mesa 

Community Plan provides information and direction on 

planned facilities in Otay Mesa, as shown in Figure 3-6. 

 

3.4-1 Refine and implement the Bicycle Master Plan in 

the Otay Mesa Community Plan area.   

a. Develop bicycle facilities that implement 

internal connectivity to activity areas within the 

community and links to regional bicycle 

network. 

b. Construct bicycle facilities as identified in  
Figure 3-6.  

c. Provide Class I bikeways along Airway Road, 

Caliente Road, and Beyer Boulevard. 

d. Provide Class II bikeways along all new 

classified streets in Otay Mesa. 

e. Bikeways within the village areas should 

connect to trail heads with access to the 

canyon system trails and pathways. 
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3.4-2  Provide multi-use trails in a manner consistent with the 

Multiple Species Conservation Program, including but not 

limited to the following locations: (see also Recreation 

Element, Trails Figure __).  Please note that south of Otay 

Mesa Road these alignments are conceptual, with trail head 

areas and trail alignments being  required with future specific 

plans.  
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3.5 Ports of Entry and Goods Movement 

DISCUSSION 

 

Ports of Entry 

Otay Mesa serves an important role in local, regional and 

international goods movement.  The Otay Mesa Port of Entry 

is the sole port for commercial trucks in the western San 

Diego region .  It is the 25th busiest commercial land port in 

the United States and the third busiest port  along the border 

with Mexico. The region is also served by the San Ysidro Port 

  Commercial 

goods are transported through the Otay Mesa area on 

commercial trucks.   

 

 
 

Otay Mesa experiences a significant number of trucks in the 

community because of the truck intensive businesses 

associated with the commercial border crossing to 

Mexico.  In 2002, Mexican customs began inspecting all 

trucks traveling into Mexico, laden and unladen.  These 

inspections caused increased processing time and 

substantial queuing problems on City streets.  An 

agreement between U.S. Customs, the U.S. Border Patrol, 

and the City of San Diego was reached which separated 

the laden and unladen queues.  The agreement, which 

has remained in effect, requires unladen trucks to travel 

south on Drucker Lane and the laden trucks to travel 

south on La Media to the existing one -lane truck route 

along the Mexican Border.  

 

The existing Otay Mesa Port of Entry (POE) will be unable 

to support the growth in the volume of movemen t of 

cross-border commercial goods under the existing 

logistics system. The facility also needs substantial 

improvements to facilitate passenger travel.  The General 

Services Administration (GSA), with anticipated additional 

federal funding, plans to upgra de both the commercial 

and non-commercial operations.  Upgrades will include 

increasing the number of primary booths for non -

commercial uses, increasing the number of commercial 

booths, and upgrading technologies to streamline 

operations. 

 

To help meet fut ure growth, a new Port of Entry is 

planned in the County of San Diego at Otay Mesa East.  

This new POE will be served by State Route-11, which will 

connect to SR-125 and SR-905 in the United States. In 

Mexico, the corridor will connect the new POE to the 

Tijuana-Tecate and Tijuana-Ensenada free and toll roads. 
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SR-11 will include two travel lanes in each direction and a new 

Commercial Vehicle Enforcement Facility.   It is scheduled to 

open in 2015.  A Presidential Permit, which is required for any 

new border crossing between the U.S. and Mexico, was 

issued by the U.S. Department of State in December 2008.  

 

 
 

Logistics Centers and Truck Circulation  

Logistic centers are facilities used by customs brokers, freight 

forwarders and truck depots that are a part of the goods 

movement industry.  A key driver in the demand for logistics 

centers is the continued expansion of the maquiladora 

industry.  The Otay Mesa Port of Entry and associated 

logistics facilities play an integral role in the supply chain that 

connects maquiladora products to the Ports of Los Angeles 

and Long Beach, and the Inland Empire.  The maquiladora 

industry is expected to continue to expand at a rate between 

three and ten percent per year, which translates into 

demand for logistics space and an increase in truck traffic 

in the Otay Mesa area.  Most of the logistics businesses 

are concentrated northeast of the Otay Mesa Port of Entry 

and along Siempre Viva Road east and west of SR-905. 

 

The logistics market in Otay Mesa is heavily influenced by 

Mexican customs regulations, restrictions on foreign 

trucks operating in the United States and Mexico and 

other logistics industry factors.  As a result, goods do not 

transit through the Otay Mesa Port of Entry directly from 

origin to destination; goods must be transferred in Otay 

Mesa before heading to final destinations.  Typically, a 

long haul truck drops cargo (such as raw materials) at 

truck depot s in the Otay Mesa area, and returns empty 

containers or finished goods manufactured in the Tijuana 

area for distribution elsewhere.  The truck depots are 

short-term and long-term storage facilities for the truck 

trailers waiting for transfer across the international border.  

the actual crossing.  These trucks pick up goods dropped 

in Otay Mesa by the long haul trucks, obtain Mexican 

customs paperwork in Otay Mesa and deliver goods to 

manufacturing facilities in the Tijuana area.  In the reverse 

direction, the drayage trucks bring finished goods into 

Otay Mesa, dropp ing off goods for pick -up by a long haul 

truck.  All trucks entering from Mexico through the Otay 

Mesa Port of Entry must pass through the California 

drayage trucks remain in the border area and are 

therefore continually being inspected. 
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Because goods are shuttled over short distances by drayage trucks, most of the internal truck traffic can operate independent ly 

of the SR-905 freeway and SR-125, provided the local roadway network is constructed.  I t is primarily the long haul trucks that will 

continue to rely on the improved freeway/expressway network.  Figure 3-7 shows the designated trucking routes, along with the 

roadways that continue to have truck traffic activity.   
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POLICIES AND RECOMMENDATIONS 

 

3.5-1 Support development of a future Otay Mesa East Port 

of Entry as another commercial land port between 

California and Baja California, Mexico. 

 
3.5-2 Collaborate with state and federal agencies to 

upgrade and modernize the existing Port of Entry to 

facilitate goods movement while relie ving congestion 

and impacts to the community network system. 

 
3.5-3 Work with local, state and federal levels of 

government to st reamline the movement of goods 

between California and Baja California, Mexico. 

 
3.5-4 Collaborate with outside agencies to find funding 

infrastructure. 

 
3.5-5 Maintain coordination with SANDAG to implement 

the Regional Transportation Plan (RTP) and Goods 

Movement Action Plan, and to shape future RTP 

updates. 

a. Increase network capacity, efficiency, and 

connectivity. 

b. Minimize community, health, and environmental 

impacts. 

 

3.5-6 Maintain Britannia Boulevard, La Media Road, and the 

border  access road as the truck routes.  Work with 

Caltrans periodically to assess truck movement and 

needs along the truck routes. 

3.5-7 Minimize conflict s between truck routes and other 

users of the circulation system. 

 

3.6  Airports  

DISCUSSION 

 

Brown Field 

Brown Field, a general aviation airport owned and 

operated by the City of San Diego, occupies 

approximately 900 acres in the north central area of Otay 

Mesa (see Figure 3-7).  Brown Field is an important land 

character, and is a potential catalyst to encourage public 

and private investment in Otay Mesa.  It has the potential 

to function as a corporate/business serving airport while 

continuing its general aviation, port of entry and 

international trade operations .  Brown Field supports the 

air transport of small, time-sensitive cargo manufactured 

in Tijuana.   
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The City of San Diego has begun the process of updating the 

Airport Master Plan for Brown Field.  Planning for the 

development of aviation and n on-aviation uses on Brown 

Field will be addressed by the airport  layout plan and master 

plan. 

  

Rodriguez International Airport   

Rodriguez International Airport  is located adjacent to the 

international border . 

services to major cities within Mexico, as well as international 

flights to Japan, China, and Canada.  The runway runs east-

west, parallel to the U.S./Mexican international border, and is 

approximately 300 meters (almost 1,000 feet) from the 

border.  

 

The San Diego County Airport Authority conducted a 

feasibility study for a Cross Border Facility associated with 

Rodriguez International Airport , which would connect new 

U.S. facilities with the existing Mexican airport.  Any 

consideration would require Customs and Border Protection 

involvement.  In August of 2010, a Presidential Permit was 

issued for a Cross Border Facility which would be located 

adjacent to and just north of the Rodriguez International 

Airport . 

 

The Cross Border Facility and ancillary uses such as lodging, 

car rental, commercial parking, and passenger supported 

commercial uses are encouraged uses consistent with the 

Community Plan.  The facility could provide convenient and 

time-saving access to ticketed passengers, while relieving 

some congestion at the existing vehicular border crossings. 

 

POLICIES AND RECOMMENDATIONS 

 

3.6.1 Support and encourage continued use of general 

aviation at Brown Field. 

 

3.6.2 Consider Brown Field as a corporate/business-

serving airport in addition to its other general 

aviation roles. 

 
3.6.3 Support the development of non -aviation uses 

that economically support the long -term 

operation of Brown Field  and Otay Mesa.  

 
3.6.4 Support efforts to construct a cross border facility 

that would link ticketed passengers to the 

Rodriguez International Airport  in the area 

adjacent to and just north of the airport . 

 

3.7  Regional Collaboration 
 

DISCUSSION 

 

Because the Otay Mesa community planning area 

includes regional impacts and issues, the City works 

closely with SANDAG, Caltrans, Airport Authority, City of 

Chula Vista and County staff to coordinate a 

comprehensive approach for the planning, financing, and 

implementation of transportation facilities.   
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POLICIES AND RECOMMENDATIONS 

 

3.7-1 Implement policies contained in the General Plan 

Economic Prosperity Element Section J, which 

address international trade and border relations.  

 

3.7-2 Continue to collaborate on circulation issues that 

affect multiple jurisdictions.  

a. Cooperate with the City of Chula Vista to 

appropriately size and finance facilities used by 

both jurisdictions, such as Heritage Road. 

b. Work with the County to determine appropriate 

classifications and financing of shared roads. 
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4.0 Introduction  

Distinct natural boundaries 

environment are found in its unique system of open space 

canyons and habitats.  The relationship between 

development and open space is an important aspect of the 

distinctive character of the 

region.  The intent of the Urban Design Element is to provide 

policy guidelines and visual illustrations for the future of the 

built environment .  The Urban Design Element builds from 

the framework established in the Urban Design Element of 

the General Plan.  The Otay Mesa Community Plan echoes 

natural setting, strengthening linkages and connectivity, 

improving the built environment, and creating mixed -use 

walkable villages.  Key strategies for all villages include 

pedestrian orientation, transit -oriented development, 

streetscape and public facility design, and architectural 

design. 

 

 

 

 

 

 

 

 

 

 

 

 

 

GOALS 

 An urban form that reflects land and topography as 

an amenity and provides an attractive built 

environment  

 Functional industrial corridors with a high quality 

design standard 

 A Southwest Village and Central Village that 

respect and showcase Spring Canyon  

 Active, safe, and pleasant streets, parks and public 

spaces 

 Clearly identified routes that connect villages and 

major corridors to employment centers, core 

commercial areas, schools, parks, trails, and transit 

 An urban forest that distinguishes the districts 

 A community infused with distinctive public art 

and cultural amenities 

 Attractive gateways at key entrances to the 

 

 



 
Urban Design Element 

 

April  2011 Public Draft    76 
 

4.1 Distinct Districts  
 

DISCUSSION 

 

Distinctive districts, as shown in Figure 2-2, are the 

fundamental building blocks for the Otay Mesa community.  

The five districts, linked by SR-905, the Airway Road transit 

corridor and multimodal pathways and trails , are the 

Northwest, the Southwest, the Airport, the Central, and the 

South Districts.  They include opportunities for both 

residential and employment  areas, as well as key locations for 

focused mixed-use centers.  Residential neighborhoods 

should be designed as complete, mixed -use communities, 

while being appropriately scaled and designed with 

walkability in mind.  View corridors, vistas, trails and natural 

many opportunities in the community for public access while 

enhancing the character of the community and creating a 

unique sense of place.  

 

Northwest District 

 

The Northwest District is comprised of established 

neighborhoods dispersed along the Dennery Canyon System.  

The neighborhoods are comprised of mostly single family 

home neighborhoods, with some multi -family homes near the 

commercial and educational activity centers.  The commercial 

area includes the Palm Plaza area along the I-805 at Ocean 

View Hills Parkway.  The neighborhoods are auto-oriented, 

with transit limited to bus routes serving Otay Mesa Road and 

Dennery Road between Palm Avenue and Del Sol Boulevard.  

POLICIES AND RECOMMENDATIONS 

 

4.1-1 Enhance connectivity to activity centers. 
a. Provide multimodal pathways with pedestrian 

and bicycle amenities to schools, parks, retail 

centers and open space as part of new 

development, redevelopment, infill 

development proposals and Cap ital 

Improvement Projects. 

b. Retrofit commercial areas with public spaces, 

where appropriate , as part of development 

proposals.  

 

4.1-2 Incorporate interpretive centers to provide 

educational information for sensitive resources 

within the Dennery Ranch canyon system and the 

Otay River Valley as new development and 

redevelopment occurs . 

 

Southwest District 

 

The Southwest District of Otay Mesa is located south of 

SR-905 and is bounded by MHPA open space, including 

the Moody Canyon and Spring Canyon systems.  The 

Southwest Neighborhoods District includes San Ysidro 

High School and the Southwest Village.  

 

Southwest Village 

The Southwest Village is envisioned as a neighborhood 

village within the district.  At the heart of the Southwest 

Village is a town center that brings together mixed -uses, 

public facilities, and transit.  The town center is envisioned 
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as a pedestrian-oriented area, in close proximity to 

neighboring schools and parks. This area has sensitive 

biological resources around which development must be 

designed to avoid negative impacts and to ensure the use of 

all best management practices to protect and preserve these 

resources.  

 
 

 

 

Guidelines for the village follow the discussion of the Central 

Village.  

 

Central District 

 

The Central District is defined by two subareas: the Central 

Village and the Grand Park & Education Complex  

 

Central Village  

The Central Village is bounded by Spring Canyon on the west 

and Britannia Boulevard, a designated truck route, on the 

east.  The Central Village includes both neighborhood 

and community village areas.  It is envisioned as a 

medium to high density residential community centered 

along Airway Road, and focused around school and park 

uses, as well as village-

denser residential uses should be located within a 1/4 

mile of transit stops with proximity to Airway Road and 

mixed-uses.  The neighborhood design should enhance 

the connection to the open space system to the west 

through the strategic siting and design of neighborhood 

parks and pathway systems.  The neighborhood village 

design should consider incorporating gathering spaces at 

the core of the village and community gardens adjacent 

to parks to accentuate these connections.   

 

Special design considerations are provided  to address the 

open space and truck route boundaries of the village 

area.  Guidelines for the Central Village are located under 

Village Specific Plans in the next section.  

 
 

This is an artistic drawing for the Southwest Village and is not 

intended to provide exact siting of schools, parks, and streets 

This is an artistic drawing for the Central Village and is not 

intended to provide exact siting of schools, parks, and streets 
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Grand Park & Education Complex  

The Grand Park & Education Complex area of the Central 

District is located along Airway Boulevard transit corridor 

between Cactus Road and Britannia Blvd.  This area includes 

business park and office uses along Britannia Boulevard, a 

large Grand Park in the center with secondary educational 

campuses planned in close proximity to Southwestern 

Community College.  The Grand Park & Education Campus 

will serve as a cultural and educational center, exemplifying 

new sustainable infrastructure development practices, for 

both the residents and the wor kforce of Otay Mesa to make 

use of and enjoy.  

 

Southwest and Central Village Guidelines 

 

Village Specific Plans 

 

The Southwest and Central Villages will be implemented 

include a village core site, where the mixed-use, civic space 

and transit-oriented development will occur.  Surround ing the 

core will be a mixture of housing types and densities to 

support the development of a variety of housing types, along 

with parks and schools to create an active neighborhood. 

 

POLICIES AND RECOMMENDATIONS 

 

4.1-3 Design guidelines for Village areas shall be developed 

as part of the Specific Plans as outlined in LUE Section 

2.1 

 

4.1-4 Require development intensities that create active 

commercial centers, support transit, and 

encourage lively streetscapes. 

a. Refer to Figure 2-1, the Otay Mesa Land Use 

Map, and Table 2-3, the Land Use Table. 

b. Provide pedestrian amenities and activities to 

activate streets.  Refer to General Plan Urban 

Design Element Section C. Mixed Use Villages 

and Commercial Areas for additional 

guidance. 
 

4.1-5 

outlined in Mobility Element policy 3.1.3 and/or a 

village core concept as provided in Land Use 

policy 2.1-3  into the village design.  

 
 

4.1-6 Develop a Grand Park and Educational Complex 

in the Central Village along Airway that residents 
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and employees can access via walking, biking, and 

transit, as well as vehicles.   

 

4.1-7 Link parks to one another with pathways to increase 

connectivity and enhance sense of community. 

 

4.1-8 Provide site specific use recommendation s, which may 

include commercial, industrial, parking, and other 

non-residential uses, for development that will be 

adjacent to truck routes.  Analyze air quality impacts 

for land uses along the truck routes. 

 

4.1-9 Create a visual and distance separation between the 

public right of way and industrial uses such as auto 

dismantling, truck transportation terminals, and other 

uses that create noise, visual, or air quality impacts.  

Screen building and parking areas by using a 

combination of setbacks, swales, fencing, and 

landscape.  Encourage buffer areas that use 

appropriate screening.  

 

4.1-10 Minimize exposure of residential uses from noise, 

traffic and air quality impacts associated with SR-905 

and truck routes through: the orientation of buildings 

and site planning, the design of buildings, landscape 

treatments, and distance separation. 

 

Airport District 

 

Anchored by Brown Field, the Airport District includes the 

surrounding industrial uses to the west, south, and east, and 

protected open space to the north.  Brown Field, as the 

gateway to the eastern portion of Otay Mesa, is 

underutilized and t he potential redevelopment on Brown 

Field provides an opportunity to create a distinct district 

architectural or landscaping theme that unifies the airport 

with the surrounding community.   

 

POLICIES AND RECOMMENDATIONS 

 

4.1-11 Ensure that urban design elements for the 

redevelopment of Brown Field help create an 

image for Brown Field while complementing 

adjacent industrial development  along Otay Mesa 

Road. 

 

4.1-12 Use landscape screening for industrial areas 

adjacent to Brown Field and within the ALUCP 

safety zone where minimal development may 

occur. 

 

4.1-13 Create a unifying district theme for industrial 

development in the Airport District by 

incorporat ing design features, elements, and 

landscape themes from Brown Field 

redevelopment.   

 

South District 

 

The urban design policies and guidelines for the South 

District focus on the transitions between adjacent, less 

intense uses and the industrial and commercial uses 

associated with cross border activities.  The Port of Entry 
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is a vital gateway for the California-Mexico trade industry and 

enhancements to this border crossing are provided in this 

section.  The Port of Entry has a high concentration of 

vehicular traffic, including truck traffic, and significant foot 

traffic from commuters and travelers.  In addition to road 

improvements near the Port of Entry, considerations should 

be made to improve pedestrian access, transit and pick-up 

areas. 

 

The relationship between the South District and the Central 

District to the north requires a buffer and compatible 

interface between industrial uses and the adjacent village, 

open space, Grand Park and school uses. 

 

POLICIES AND RECOMMENDATIONS 

 

4.1-14 Develop the border crossing as an international 

gateway through collaborat ion with federal, state, and 

other agencies to ensure that redevelopment of the 

Port of Entry creates a distinctive entrance to Otay 

Mesa. 

 

4.1-15 Improve pedestrian access and movement from the 

Port of Entry to transit and commercial uses through 

signs and enhanced pathways. 

 

4.1-16 Design streetscapes to enhance the aesthetic of the 

area and soften the intense industrial uses. 

 

4.1-17 Require a distance separation, which may include 

landscape treatments, parking, sidewalks and street 

right -of-way, between the IBT and Heavy Industrial 

uses of the South District and the village and 

educational facilities of the Central District.  

 

4.2 Streetscape 
 

DISCUSSION 

 

The streetscape reinforces urban design concepts by 

incorporating  landscape features and gateway elements, 

defining focal points, framing views and edges, and 

highlighting architectural design features while serving to 

minimize storm water runoff.  The urban design 

streetscape policies provide guidance for how buildings 

and outdoor spaces interface with the streets. 

 

 
 



 
Urban Design Element 

 

April  2011 Public Draft    81 
 

Truck Traffic 

 

Britannia/La Media (Truck Route) 

Otay Mesa/ Siempre Viva (Truck traffic/Industrial Land Uses)  

 

Due to the go ods movement and the Land Port of Entry 

within the eastern portion of Otay Mesa, heavy truck traffic 

.  Designated truck 

routes on City streets include Britannia Boulevard, La Media 

Road, and the border access road that runs parallel to the 

border fence between Britannia Boulevard and the Port of 

Entry.  Heavy truck traffic also occurs along Otay Mesa Road 

and Siempre Viva Road where existing industrial uses occur.  

The truck traffic creates visual impacts, as well as impacts to 

pedestrian and bicycle movement.   

 

 
 

Transit/Urban Corridor 

 

The Airway Road transit boulevard is envisioned as the 

with building and landscape setbacks that achieve the 

desired rhythm and character.  The south side of Airway 

Road is the major pedestrian link for the villages and 

employment centers to the  Grand Park and requires 

special consideration to ensure safe access between the 

village residential uses with the Grand Park and high 

school.  Landscape featuring trees from the Street Tree 

Plan will help screen parking and define the pedestrian 

realm. 

 

Residential/Village interface 

 

Classified roads provide access to the neighbo rhood 

areas and the activity centers.  Beyer Boulevard and 

Ocean View Hills Parkway connect the Southwest District 

activity centers with the Northwest District and San Ysidro.  

The roads are major pedestrian routes, providing access 

to San Ysidro High School and the core village activity 

centers.  Cactus Rd. in the Central Village separates the 

majority of the village area from the Grand Park and the 

high school.  The roadway is a major pedestrian route, 

and accommodates heavy pedestrian traffic connecting 

the Grand Park with village residents.  
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POLICIES AND RECOMMENDATIONS 

 

Pedestrian Movement, Sidewalks, and Streets 

4.2-1 Implement pedestri an-oriented design principles at 

the project -level to activate the street and promote 

walkability in accordance with General Plan policies 

ME-A.7, UD-A.6, UD-B.4, UD-C.4, UD-C.6 and UD-C.7 

for guidance. 

 
 

Example of pedestrian-oriented design using wide separated 
sidewalks, on-street parking, sidewalk cafes, street trees, and 

transparency 
 
 
 
 
 

4.2-2 Incorporate connectivity and walkability in the 

design of the street network.   Refer to the Mobility 

Element policies 3.1-1 and 3.3-1. 

a. Apply  traffic-calming techniq ues, such as pop-

outs, raised crosswalks, and parkways at truck 

route intersections with Airway Road and 

where the truck routes are adjacent to village 

and park uses. 

b. Accommodate pedestrians along Britannia 

Boulevard and La Media Road with sidewalks 

that are separated from the travel lanes. 

c. Utilize U-6 Urban Parkway Configurations from 

the Street Design Manual for design of 

sidewalks and parkways along Airway Road. 

d. Separate pedestrians from vehicular traffic 

along Beyer Road and Ocean View Parkway, 

and design sidewalks to accommodate heavy 

pedestrian traffic to provide safe access to 

schools. 

e. Design the street systems for the Southwest 

Village and the Central Village as a grid or 

modified -grid that utilizes existing paper 

streets for the north-south streets.   

f. Create blocks that are no longer than 400 feet 

in length within residential, commercial, and 

Village areas to provide short street segments 

and walkable block sizes. 
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g. Activate vibrant village cores using street furniture, 

sidewalk cafes, and public spaces. 

 

Example of streetscape, cafes, and public space 

 

h. Provide commercial alleys to allow rear deliveries, 

reduce traffic congestion, improve aesthetics, 

enhance parking access and reduce the need for 

curb cuts.   

i. Incorporate residential alleys to allow for rear 

garages, additional off -street parking, trash pick-

up, and pedestrian areas. 

 

4.2-3 Provide multiple and parallel routes between 

commercial areas, village retail, schools, parks, and 

surrounding residential areas to disperse local trips 

and to provide a greater focus on pedestrian 

orientation  in accordance with General Plan Mobility 

Element Section A and Urban Design policies UD-

B.5, UD-C.4 and UD-C.6, 

 

4.2-4 Avoid cul-de- -  in 

accordance with General Plan policy UD-B.5. 

 

4.2-5 Design the street system to create and/or enhance 

public views along public rights of way  in 

accordance with General Plan policies ME-C.6, 

ME-C.7, and UD-A.3.  

 

4.2-6 Consider landscape as a major element of the 

streetscape and incorporate a consistent theme 

along the roadways while including an appropriate 

mix of plant types in order to prov ide a diverse 

ecosystem. 
 

Parking  

4.2-7 Utilize strategies from the General Plan Parking 

Strategies Toolbox ME-3 to encourage alternative 

parking design as part of streetscape design. 

 
4.2-8 Parking should occur to the rear of development 

and implement transit -oriented development 

principles for the area along Airway Road adjacent 

to the Central Village. 
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4.2-9 Screen views of parking lots and loading areas in 

commercial and industrial areas, utilizing drought 

tolerant shrubs and/or berms.   

 

 
Screened industrial parking 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.2-10 Require screening to be at a height that is equal to 

or greater than the storage use.  

 

 
Example of screening for storage 

 

4.2-11 Design parking for development projects to 

minimize impacts to connectivity and visual 

quality.  Design parking in accordance with 

General Plan Urban Design policies UD-A.11 for 

Structured Parking and UD-A.12 for Surface 

Parking. 

a. Consider diagonal or parallel parking for areas 

that approach the v illage core to emphasize a 

main street appearance.  

b. Provide, parking areas in the rear of the 

development to activate the streets and village 

cores. 

 

4.2-12 Locate loading areas in the rear of project areas to 

enhance aesthetics and not distract from the 

streetscape. 
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4.2-13 Utilize strategies from the General Plan Parking 

Strategies Toolbox ME-3 to encourage alternative 

parking design as part of streetscape design.  

a. Refer to General Plan Mobility Element Section G: 

Parking Management for further guidance.  

b. Implement these strategies when developing 

specific plans. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.3 Building Character 
 

DISCUSSION 

 

The character and vitality of a place is influenced by many 

considerations, including the collective experience of streets, 

buildings, public facilities, and  open space.  Future 

development of buildings and public spaces should establish 

an overall sense of continuity and identity throughout the 

community by creating a well -designed public realm.  

Buildings should contribute to the character of the area 

throug h the use of materials that provide a sense of visual 

interest, durability, and permanence.  
 

POLICIES AND RECOMMENDATIONS 

 

Development Adjacent to Open Space and Park Lands 

4.3-1 Employ sensitive design techniques when 

natural 

canyon and open space systems.  

a. Comply with General Plan policies UD-A.2 and 

UD-A.3.  

b. Maintain first floor setbacks and step-back 

additional stories along the public rights of 

ways to enhance scenic opportunities. 

 

4.3-2  Orient p ublic space, parks, and scenic overlooks at 

the end of streets adjacent to open space areas to 

take full advantage of scenic opportunities.   

a. Provide for public view opportunities when 

streets end due to open space areas or abrupt 

changes in topography  

b. Avoid locating housing and othe r structures at 

the end of  streets.   
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Architectural Details  

4.3-3 Develop buildings and street frontages with 

architectural interest as viewed from public areas and 

the public right of way.   Use design techniques such 

as façade step-backs, articulation, off-setting planes, 

unique roof forms, and varied building elevations.   

 

 
 

4.3-4 Activate corner parcels along Beyer Road, Cactus 

Road, and Airway Boulevard. 

a. Incorporate transparency and articulation design 

techniques along street facing walls. 

b. Provide adequate space for pedestrians at the 

street corner. 

c. Incorporate public space and/or outdoor café 

space at the corner.  

 

4.3-5 Use visual details such as architectural style, color 

and material schemes, and façade treatments to 

convey neighborhood identity.  

 

 
 

4.3-6 Discourage walls and fences along the street 

facing side for both residential a nd commercial 

uses.   

a. Consider low walls and fencing to delineate 

private seating areas from the public right of 

way.    

b. Refer to General Plan policy UD-A.17 for 

further guidance . 
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Landscape Design 

4.3-7 Create visual and physical linkages within villages, 

neighborhoods, and project site areas through a 

landscape theme.   

a. Complement the streetscape design and enhance 

overall connectivity with the landscape theme.  

b. Utilize sustainable landscape practices, including 

water conservation and storm water management.   

c. Refer to General Plan policies UD-A.2, UD.A-3, 

UD-A.8, UD-C.7, and CE-A.11 for addition al 

guidance on landscape design.  

 

View Corridors 

4.3-8 Protect and enhance major and minor public view 

corridors and access corridors within Otay Mesa.  

Major view corridors are indicated on Figure 4.1.   

a. Integrate and coordinate public view areas with 

public access to open space linkages where 

appropriate.  

b. Locate public view areas within parks or trail 

staging areas when appropriate.   

 

4.4 Commercial Design 
 

DISCUSSION 

 

Commercial activity centers are sited throughout the Otay 

Mesa area, and are distinct in how they look and act.  Palm 

Plaza is characterized by regional, auto-oriented activity.  The 

future commercial activity at the inter section of Caliente Road 

and the SR-905 will be community serving.  The Heavy 

Commercial center near the Port of Entry is a mixture of 

employment and commercial uses for cross border 

visitors, and is characterized with heavy pedestrian and 

auto uses.  The future village cores will include transit -

oriented and pedestrian oriented commercial uses. Street 

edges, human-scale architecture, connectivity, location of 

building entrances at the street and activity centers all 

contribute to creating pedestrian -scale environments for 

the Otay Mesa villages.  Transit is an integral part of 

village development in Otay Mesa, and transit -oriented 

development design principles should be adhered to 

near bus rapid transit and express transit stations.  

 

Architectural design is an integral component to 

establishing community identity within the Otay Mesa 

villages.  Since Otay Mesa is a large community, the 

expectation is for there to be a variety of architectural 

styles, forms and massing that will contribute to creating a 

series of unique villages.   

 

Commercial Design 

4.4-1 Design local and internal streets to create an 

interconnected street system when developing 

community and neighborhood commercial sites, 

particularly along the Airway Road transit corridor.  

 

4.4-2 Orient commercial bui ldings towards the street 

with parking located at the rear of the site, when 

possible. 

 

4.4-3 Incorporate semi-public space (park or plaza) for 

employees and shoppers with site design.  
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a. Refer to General Plan Urban Design policy UD-C.1 

and UD-C.4 for further guidance. 

b. Provide internal pedestrian access routes 

throughout the site that link parking areas, 

buildings, green or public spaces, and streets.  

c. Connect public spaces to larger open space areas 

onsite or adjacent to projects when possible.  

 

4.5 Indu strial Design 
 

DISCUSSION 
 

Industrial land uses dominate the eastern portion of the Otay 

Mesa Community.  The development in  the Northwest, 

Central and South Districts of Otay Mesa is organized around 

superblocks.  The existing and proposed roadways have 

created these large blocks, which are typically one-half to one 

mile on a side.  While the treatment of superblocks may vary 

by the type of indus trial use, superblocks need to achieve 

better connectivity, encourage pedestrian orientation, 

facilitate alternative modes of transportation and provide 

local traffic multiple routes of travel to reduce traffic on 

roadways.  Site and building areas visible from the public ly-

oriented areas and open space areas necessitate a high level 

of design treatment.  

 

 

 

 

 

 

POLICIES AND RECOMMENDATIONS 

 

General Industrial 

4.5-1 Provide and maintain large lot configurations for 

industrial and heavy commercial uses to support 

large-scale manufacturing and trucking facilities. 

a. Refer to General Plan Urban Design policy UD-

D.1 for guidance. 

b. Cluster and orient buildings to create 

pedestrian connections and spaces. 

c. Provide a multi-modal approach to internal lot 

and superblock circulation. 

d. Extend linkages within the site to coordinate 

with linkages to adjacent sites.   

e. Introduce architectural concepts that reinforce 

campus and district design.   

 

4.5-2 Use quality design and exterior materials for 

industrial building s.  

a. Refer to General Plan policy UD-D.2 for 

additional guidance.  

b. Materials should be factory finished, stained, 

integrally colo red, or otherwise suitably 

treated.   

c. Use subdued color schemes for industrial 

buildings.  

 

4.5-3 Apply design considerations to the area between 

the public right of way and the required setback.   

a. Incorporate architectural features and 

treatments to achieve variations in façade 



 
Urban Design Element 

 

April  2011 Public Draft    89 
 

elements that reduce the building mass and scale. 

b. Orient buildings to create a strong relationship to 

adjacent structures and/or to pr ovide visual 

continuity and compatibility within the overall 

development.  

 

4.5-4 Orient buildings to activate the street and achieve a 

high energy employment  center image.  Locate 

central service yards and parking between front 

buildings and rear industrial bu ildings.  

 

4.5-5 Incorporate semi-public spaces for employees that 

connect to larger open space areas onsite or adjacent 

to the site.  

a. Refer to General Plan Urban Design policy UD-D.1 

for further guidance.  

b. Provide internal pedestrian access routes 

throughout the site that link parking areas, 

buildings, green  space, plazas, and streets.  

 

4.5-6 Incorporate energy saving technology in truck parking 

areas to reduce idling.  For example, incorporate 

electrical docking stations in parking lots.   

 

Business Park Design 

4.5-7 Design Business Parks to be visually appealing and 

pedestrian-friendly. 

a. Refer to General Plan Urban Design policies UD-

D.2 and UD-D.3 for further guidance. 

b. Orient Business Park buildings towards the street 

with parking located along the sides or rear of the 

site, or in screened structures.    

Heavy Industrial Design 

4.5-8 Create a visual buffer between Heavy Industrial 

sites and public streets, public facilities, and open 

space.   

a. Create a berm within the setbacks facing the 

public right of way.  

b. Place a masonry wall along the berm, with 

variation breaks for articulation. 

c. Include a landscape buffer between the 

sidewalk or street and the berm and wall for 

additional screening.  

d. Require street trees from Appendix B, the 

Street Tree Plan for Otay Mesa.   
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4.6 Institutional Design  
 

DISCUSSION 
 

Public facilities and institutions can help reinforce or establish 

community identity.  They are often the very hub of a 

neighborhood or activity center.  As such, design for public 

facilities that are intended for high levels of public inter action, 

such as libraries and community centers should be 

coordinated and integrated in to village areas to the extent 

possible. See Figure 6-1.  

 

POLICIES AND RECOMMENDATIONS 

 

4.6-1 Coordinate the development of new institutional 

buildings with public art projects.  

 

4.6-2 Locate public buildings in areas with transit access 

where possible, to enliven village centers and other 

public activity areas.  

 

4.6-3 Use distinctive architectural design and detail to 

enhance or to help create a design theme for the 

districts and neighborhoods where public facilities or 

institutions are sited.  

 

 

 

 

 

 

4.7 Public Spaces 
 

DISCUSSION 
 

Public spaces vary in size and are aimed to attract users 

from adjacent uses.  Residential public spaces, much like 

pocket parks, may include passive recreation amenities 

such as benches or recreation activities for children.  

Commercial public space may be used for café seating or 

resting areas for families and shoppers near retail 

commercial areas.  Employees may use public spaces 

near their business to break and eat lunch.  The use of 

public spaces may change throughout the day and should 

be designed with flexibility to accommodate a variety of 

users.   

 

POLICIES AND RECOMMENDATIONS 

 

4.7-1 Locate public spaces in prominent locations within 

Otay Mesa, including near vistas, as part of major 

development projects, and in areas which provide 

visual connections between uses. 

 

4.7-2 Activate public spaces with visual interest and 

community amenities. 

a. Allow sidewalk and corner vendors. 

b. Incorporate  public art, signs, fountains, street 

furniture, and banners on light standards. 

c. Program special events. 
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4.8  Street Trees 
 

DISCUSSION 
 

Tree-lined streets enhance a community and leave lasting 

impressions for anyone who lives, works, or visits the 

community.  Street trees are a significant and highly visual 

portion of the urban fabric, and are a vital part of the 

infrastructure system essential to the quality of life in an urban 

environment.  Street trees provide economic, environmental 

and aesthetic benefits.  Street trees can give a distinctive 

character to the community, establish visual harmony and 

continuity along the street, help to increase property values, 

enhance civic pride, absorb carbon dioxide,  produce oxygen 

and filter airborne particulates to help reduce air pollution  

and stormwater runoff .  

(Appendix B) provides species and planting guidelines for 

each of the districts to enhance the overall community 

and provide distinction between the districts . 

 

Community Corridors  

Principal thoroughfares will be consistently planted with 

selected theme trees, establishing strong, recognizable 

community-wide design elements. The selected species 

for the community corridor s within the Street Tree Plan 

will enhance and establish individualized streetscape 

concepts for major thoroughfares in the co mmunity.  The 

streetscapes act as linear gateways to the community and 

contain some significant commercial areas, villages, and 

employment centers .  Community corridors  include 

Airway Road, Beyer Blvd., Britannia Road, Caliente Road, 

La Media Road, Otay Mesa Road, and Siempre Viva Road.  

 

Village Areas 

The streetscape in the village area is perceived from 

either walking or driving down the street.  In order to 

provide a unifying element, street trees, street furniture 

and landscaping should be designed and implemented 

with the whole view of the streetscape in mind, not 

project by project.  
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Landscape Districts 

For purposes of neighborhood street tree selection, the 

community has been divided into the five previously 

mentioned districts  as shown in Figure 2.2. Each district will 

be distinguished by a unique selection of trees. Within each 

selection, there is not a dominant or theme tree; any of the 

listed trees can be established as the theme tree for a 

particular block, street or area. Consistent tree planting within 

neighborhoods will help to foster a cohesive sense of place. 

The following terms relate to the choic e of street trees 

and the perception of the streetscape:  

 

Theme trees form the dominant character of the street.  

There may be other minor plants and trees along a street, 

but they  do not form the dominant visual element.  It is 

the dominant species that typifies the character of the 

street.  New tree plantings should use this species to unify 

the street or, when not possible due to site conditions, 

the alternate tree or accent tree should be used.  

 

Alternate  trees are considered appropriate for the site, 

due to view corridors, orientation of the street to views, 

microclimate conditions, or slopes.  New tree planting 

should use these species when conditions for the theme 

tree species cannot be achieved, or when there is a need 

to separate the dominant speci es for disease prevention 

purposes. 

 

Accent trees  may be used on the street to compliment 

the theme tree while allowing for an appropriate variety.   

Accent trees can also provide distinctive foliage color or 

branch structure. 

 

POLICIES AND RECOMMENDATIONS 

 

4.8.1 Select street trees identified in Appendix B along 

all streets and roadways from the Street Tree Plan 

to create a unified theme for the street, provide 

effective canopy, and improve community 

aesthetics. 

 


