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LAND USE GOALS
• A vibrant, balanced, and pedestrian-oriented community 

that provides residential, commercial, office, industrial, 
institutional, military, and civic uses. 

• Special districts and villages to highlight and foster the 
diverse character areas within the community. 

• A compatible mix of land uses that support active 
transportation and a healthy environment. 

• Stable base sector employment uses and supportive 
residential, commercial, and industrial uses. 

• A variety of housing types for all age, income, and social 
groups. 

INTRODUCTION
The Community Plan envisions a mix of land uses in Midway - Pacific 
Highway, organized into districts and villages to create distinct 
urban activity nodes. The nodes will be connected through a system 
pedestrian- and bicycle-oriented streets that link to parks within the 
community and to the recreational amenities at Mission Bay, the San 
Diego River, and San Diego Bay. The villages and districts, as shown in 
Figure 2-3, reflect history, location, and planned land uses. 

The Land Use, Villages & Districts Element identifies a vision for each 
district and village, as well as land use designations and policies to 
achieve this vision. The goals and policies for the village areas are 
guided by the General Plan “City of Villages” concept. Each village places 
an emphasis on certain types of uses while still promoting a mix of 
uses. The land use plan allows residential uses to be integrated with 
complementary uses to support vibrant activity nodes. Residential uses 
will provide activity outside of commercial business hours to provide 
eyes on the street and support employment development, commercial 
uses, parks, and transit. 

A key goal of the Community Plan is to improve mobility for all 
transportation modes by improving pedestrian, bicycle, and transit 
facilities and transforming existing large blocks within the community 
into smaller blocks through the creation of new interior streets that 
connect to the existing street system. Creation and improvement 
of public and private infrastructure and development that supports 
all modes transportation will help address existing concerns about 
community vitality, livability, safety, access, and traffic congestion. 

Policies for the districts and villages that relate to land use, as well 
as urban design, mobility, and parks, are included in this Element 
due to their importance and interrelation. Multimodal mobility and 
streetscape improvements are discussed further in the Mobility 

and Urban Design Elements. Additional policies regarding design of 
development and infrastructure to create a pedestrian-oriented public 
realm are found in the Urban Design Element, and policies regarding 
parks and recreation are found in the Recreation Element. 
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2.1 EXISTING LAND USE
Midway - Pacific Highway contains a variety of activities as reflected in 
the community’s existing land uses, which are described here.

COMMERCIAL
Retail is the largest commercial use in the community, and serves 
customers within the community and from adjacent communities. 
Midway-Pacific Highway also contains approximately 1,100 hotel rooms 
due to its proximity to the San Diego International Airport, military 
installations, beaches, Sea World, and Old Town San Diego.

INDUSTRIAL
Industrial businesses in Midway-Pacific Highway provide a wide variety 
of repair, processing, storage, warehouse, and logistics services.  

RESIDENTIAL
The community contains 1,982 housing units, of which 1,970 are 
multifamily and 12 are single-family. A significant portion of existing 
residents are military families that live in the 464-unit Gateway Village 
complex. The Orchard Apartments complex, built on City-owned land, 
provides 563 affordable housing units for seniors.

INSTITUTIONAL
Public and private institutional uses provide a variety of services 
and include utility substations, government offices and facilities, and 
educational facilities as described in the Public Facilities, Services, and 
Safety Element. 

MILITARY
Military properties represent the largest land use in the community. 
The U.S. Marine Corps Recruit Depot provides military training 
facilities. on approximately 400 acres adjacent to Barnett Avenue and 
Pacific Highway. The U.S. Navy’s sites in the community are under the 
command of Naval Base Point Loma (NBPL), and include the NBPL - 
SPAWAR complex which contains administrative and research facilities. 

TRANSPORTATION
Transportation uses include streets, freeways, and rail rights-of-way 
and occupy 311 acres.

VACANT
Approximately seven acres of land in the community is vacant.

Military uses, such as the U.S. Marine Corps Recruit Depot seen here in 1940, have been 
part of the community since the early 1900s. Photo courtesy of Library of Congress, Prints 
& Photographs Division, FSA/OWI Collection, LC-USF34-038230-D.
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2.2 LAND USE FRAMEWORK
The land use designations in this plan are based on the General Plan’s 
land use designations, and have been tailored as needed to guide 
development to achieve the overarching Community Plan vision and 
the vision for each village and district. The Land Use Map (Figure 2-1) is 
a visual representation of land use policies contained in the Community 
Plan and General Plan. Complementing the Land Use Element, the 
Community Plan and General Plan Urban Design Elements provide 
building and site design policies to guide future development design. 
The land use designation categories that are used in this plan are 
described in this section, and Table 2-1 summarizes the characteristics 
of specific land use designations found on the Land Use Map. Chart 
2-1 includes a description of the land use designations, as well as 
examples of the associated building typologies. The text and figures 
of the Community Plan and General Plan are of equal importance in 
communicating the intent of the plans’ land use policies.

The City’s Municipal Code implements the Community Plan and General 
Plan policies through zoning and development regulations pertaining 
to land use density and intensity, building massing, landscape, 
streetscape, and other development features. The Coastal Height Limit 
Overlay Zone limits the height of new buildings to protect coastal views.  

RESIDENTIAL

The residential designations provide for a range of multi-family housing 
types. Several commercial and business land use designations allow 
residential uses, including live/work quarters and shopkeeper units, 
as part of mixed-use or multiple-use developments. 

BOX 2-1: LAND USE FRAMEWORK
Community Plan Land Use Designations (Table 2-1)

The Community Plan Land Use Designations table summarizes 
the plan land uses and densities (dwelling units per acre or 
du/ac) for residential uses.

Land Use Map (Figure 2-1)

The Land Use Map designates the location, distribution, and 
extent of the plan land uses. Land use designations, shown 
as color/graphic patterns on the map, allow for a range of 
uses within each designation.

Community Commercial land uses provide goods and services for community residents 
and employees and will accommodate customers arriving by foot, bicycle, transit and car.
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COMMUNITY VILLAGE
The community village land use designation allows for a mix of uses, 
including residential and commercial uses that include retail sales, 
commercial services, personal services, entertainment, assembly, and 
visitor accommodation uses, which serve residents and workers in the 
community and adjacent communities.

NEIGHBORHOOD COMMERCIAL
The neighborhood commercial designation provides for a variety 
of convenient commercial uses such as retail shops, markets, and 
professional office to serve nearby residents and employees and 
reduce the need for driving. 

COMMUNITY COMMERCIAL
The community commercial land use designations provide for a variety 
of commercial uses, such as retail, office, and hotel. They provide space 
for shopping and services for residents and workers in the community 
and adjacent communities. 

HEAVY COMMERCIAL
The heavy commercial designation provides for retail sales, commercial 
services, office, wholesale, distribution, storage, and vehicular sales 
and service uses. 

MIXED COMMERCIAL RESIDENTIAL
The mixed commercial residential designations provide opportunities 
for infill development to create multiple-use areas. Single-use 
commercial; residential with ground floor shopkeeper units; or mixed 
residential and commercial use development is allowed.

BUSINESS PARK 
The business park designation provides for employment uses such 
as business/professional office and research and development, with 
limited commercial service, flex-space, and retail uses, as well as 
residential uses. Mixed business park/residential developments can 
create unique urban housing opportunities to support office, urban 
business, and high-tech research and development employment uses. 
Refer to the Economic Prosperity Element for related discussion.

URBAN INDUSTRIAL
The urban industrial designation provides for small and medium-size 
industrial and business activities.

PARK
The park designation provides for population-based parks and park 
equivalencies with passive and/or active recreational uses. The 
community plan identifies opportunity locations for parks as part of 
mixed-use or multiple-use developments, as shown on the Land Use 
Map. Refer to the Recreation Element for additional information.

INSTITUTIONAL
The institutional designation provides for public or semi-public facilities 
that provide services to the community and/or City. Refer to the 
Public Facilities, Services, and Safety Element for related policies. The 
Land Use, Villages and Districts Element provides secondary land use 
designations for institutional sites, to provide guidance in the case that 
existing institutional uses should be reconfigured, cease, or relocate. 
Supplemental environmental analysis may be required for infill 
development at institutional-designated sites where proposed new 
development is consistent with the secondary land use designation.
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POLICIES
LU-2.1 Provide adequate separation between areas designated 

for residential use and adult entertainment businesses. 

LU-2.2 Encourage residential mixed-use in areas designated 
Neighborhood Commercial - Residential Permitted to 
support pedestrian activity and livability. 

LU-2.3 Encourage residential mixed-use in areas designated 
Community Commercial - Residential Permitted. 

LU-2.4 Support live/work and shopkeeper units to allow space for 
arts and innovation.

LU-2.5 Allow ground-floor shopkeeper units to be incorporated 
on the primary street frontage in commercial areas in 
buildings where residential is the primary use. 

LU-2.6 Support the inclusion of on-site affordable housing units 
in residential developments.

LU-2.7 Support the development of workforce, affordable, senior, 
and military housing in proximity to transit stations.

LU-2.8 Support small lot development within residential areas. 

LU-2.9 Design mixed employment-residential use developments 
in areas designated Business Park - Residential Permitted 
with employment use as the primary use to maintain an 
employment base in the community. 

LU-2.10 Provide notice to the U.S. Navy for proposed development 
projects or public improvements consistent with state 
requirements. 

LU-2.11 Support the presence of the NBPL in the community. 

LU-2.12 Consider proposals to develop mixed use villages in 
areas designated Community Commercial – Residential 
Prohibited in order to support the economic viability and 
vitality of the community’s commercial areas. 

MILITARY
The military designation is applied to the U.S. Marine Corps Recruit 
Depot and properties that form part of Naval Base Point Loma (NBPL). 
The NBPL sites in Midway - Pacific Highway include the SPAWAR facility. 
Military land uses are vital for national defense and the local economy. 

PORT PROPERTIES

San Diego Unified Port District owns properties along the Pacific 
Highway corridor. The Port Master Plan guides land uses on these sites.  
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LAND USE TERMS DEFINED
Village: A mixed-use activity center where residential, 
commercial, employment, and civic uses are all present and 
integrated. Villages are pedestrian-friendly and characterized 
by inviting, accessible and attractive streets and public spaces. 
Over time, villages will connect to each other via an expanded 
regional transit system. 

Mixed-Use Development: A single development that 
integrates more than one land use, horizontally or vertically. 

Multiple-Use Development: An area made up of a variety 
of single-use developments that are related to each 
other through scale and site design to create a cohesive, 
horizontally mixed land use setting.

Live/Work Quarters: As defined in the Municipal Code, 
live/work quarters are studio spaces in buildings that were 
originally designed for industrial or commercial occupancy 
that have been converted to integrate living space into the 
work space. 

Shopkeeper Unit: As defined in the Municipal Code, a 
shopkeeper unit is a dwelling unit with both living quarters 
and commercial space, where the commercial use is located 
on the ground floor and operated by the resident of the 
dwelling unit.  
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FIGURE 2-1:  LAND USE MAP
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TABLE 2-1: MIDWAY - PACIFIC HIGHWAY COMMUNITY PLAN LAND USE DESIGNATIONS
GENERAL PLAN 
LAND USE CATEGORY

COMMUNITY PLAN 
LAND USE DESIGNATION

RESIDENTIAL DENSITY 
(DWELLING UNITS/ACRE)

Residential Residential - Low Medium 10 - 14

Residential - Medium 15 - 29

Residential - Medium High 30 - 54

Residential - High 45 - 73

Residential - Very High 74 - 109

Commercial, Employment, 
Retail, and Services

Neighborhood Commercial - Residential Permitted 0 - 54

Community Commercial - Residential Prohibited N / A

Community Commercial - Residential Permitted

0 - 44

0 - 54

0 - 73

Heavy Commercial - Residential Prohibited N / A

Multiple Use Community Village 0 - 72

Mixed Commercial Residential

0 - 44

0 - 73

0 - 109

Industrial Business Park - Residential Permitted 0 - 44

Urban Industrial Live/Work Only

Institutional Institutional N / A

Military N / A

Port Properties N / A

Park N / A
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CHART 2-1:  DEVELOPMENT TYPES AND LAND USE CLASSIFICATIONS

Residential - Medium devel-

opment is typically town-

homes and garden apart-

ments/condominiums, and 

can allow small-lot town-

homes. Buildings can be 

organized around a central 

courtyard with individual or 

shared open space areas. 

Parking is typically a mixture 

of garages and surface spaces 

accessed from the rear of the 

site or a central landscaped 

drive court.

Residential - Medium
(15-29 du/ac)

Residential - Low Medium  

allows for a mix of single-

family, townhome, and multi-

family units. This combination 

of residential types supports 

a pedestrian scale. Town 

homes or row homes are 

typically  clustered in groups 

of 4 to 6 units. Parking is inte-

grated into the ground-floor 

of the units.

Residential - Low Medium
(10-14 du/ac)

Residential - High allows for 

condominium/apartment 

buildings. Development typi-

cally consists of a large block 

of residential units where 

parking is usually provided 

underground or within a 

structure.

Residential - High
(45-73 du/ac)

Residential - Medium-High 

supports compact and com-

patible condominium/apart-

ment buildings that are typi-

cally designed with single or 

double-loaded access cor-

ridors. Parking is typically in-

tegrated into the ground level 

of the development or below 

grade. Private and shared 

open space is a key compo-

nent of the design, along with 

community amenities.

Residential - Medium High
(30-54 du/ac)
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Residential  -  Very High 

allows for condominium/

a p a r t m e n t  b u i l d i n g s . 

D e v e l o p m e n t  t y p i c a l l y 

consists of a large block 

of residential units where 

parking is usually provided 

underground or within a 

structure. Advantageous 

site conditions or smaller 

residential unit sizes can 

facilitate development at this 

density.  

Residential - Very High
(74-109 du/ac)

The Community Commercial -  

Residential Prohibited land 

use designation focuses 

o n  c o m m u n i t y - s e r v i n g 

commerc ia l  uses  whi le 

also allowing office and 

public uses and community 

gathering spaces. Pedestrian-

oriented development with 

a traditional “Main Street” 

character is encouraged, 

i n c o r p o r a t i n g  a c t i v e 

storefronts, pedestrian-

oriented design, and outdoor 

seating and social spaces.

Community Commercial -
Residential Prohibited 

CHART 2-1:  DEVELOPMENT TYPES AND LAND USE CLASSIFICATIONS (CONTINUED)

Neighborhood Commercial - 

Residential Permitted allows 

small-scale,  pedestrian-

o r i e n t e d  c o m m e r c i a l 

development that primarily 

provides neighborhood-

serving uses, such as retail, 

service, civic, and office 

uses .  Th is  des ignat ion 

promotes primarily 1- to 

2-story development with  

a c t i v e  g r o u n d - f l o o r 

commercial uses, and allows 

residential uses above or 

behind commercial uses. 

Neighborhood Commercial  
- Residential Permitted

(0-54 du/ac)

Community Commercial - 

Residential Permitted land 

use designations allow a vari-

ety of commercial uses, such 

as retail, personal services, 

office, and hotel, that serve 

residents and workers in 

the community and adjacent 

communities. Residential 

uses are allowed as part of 

mixed-use development that 

features ground floor com-

mercial uses.

Community Commercial - 
Residential Permitted

(0-44 du/ac)
(0-54 du/ac)
(0-73 du/ac)
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CHART 2-1:  DEVELOPMENT TYPES AND LAND USE CLASSIFICATIONS (CONTINUED)

Community Village

Community Vi l lage land 

use designation allows for 

a mix of uses which include 

commercial uses that include 

reta i l  sa les ,commercia l 

services, personal services, 

entertainment, assembly, 

and visitor accommodation 

uses that serve residents and 

workers in the community 

and adjacent communities. 

Residential uses are allowed 

as a primary use of mixed-use 

development that features 

ground floor commercial 

uses or development that 

provides a horizontal mix 

of uses connected by public 

space.

(0-72 du/ac)
Mixed Commercial 

Residential

Mixed Commercial Residential 

land use designations provide  

opportuni t ies  for  inf i l l  

development  to  create 

multiple-use areas. Single-use 

commercial; residential with 

ground-floor shopkeeper 

units; or mixed residential and 

commercial use development 

is allowed.

(0-44 du/ac)
(0-73 du/ac)

(0-109 du/ac)
Business Park - Residential 

Permitted focuses on employ-

ment-generating uses that will 

create jobs as well as pleas-

ant, pedestrian-oriented de-

velopment and streetscapes. 

Intended uses include office, 

research and development, 

and light manufacturing. 

Residential uses are allowed 

as part of mixed-use devel-

opment in which employ-

ment-generating uses are the  

primary use.

Business Park -
Residential Permitted

(0-44 du/ac)
Heavy Commercial areas  pro-

vide opportunities for devel-

opment that supports retail 

sales, commercial services, 

office, wholesale, distribu-

tion, storage, and vehicular 

sales and service uses that 

may not be compatible with 

residential uses.  

Heavy Commercial -
Residential Prohibited
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CHART 2-1:  DEVELOPMENT TYPES AND LAND USE CLASSIFICATIONS (CONTINUED)

Areas designated as Urban 

Industrial can accommodate 

small and medium-size in-

dustrial and business uses 

with an urban development 

character. Live/work quarters 

are permitted as a limited use 

in Urban Industrial areas; no 

other residential uses are 

allowed. 

Urban Industrial
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2.3 PLANNING HORIZON
The community plan policies provide a land use direction that covers a 
30-year planning horizon. Table 2-2 presents the potential development 
resulting from the application of the Community Plan land uses. These 
projections provide a reasonable assessment of Midway - Pacific 
Highway’s development potential. However, designation of site for a 
certain use does not mean that all of these sites will undergo change 
within the 30-year horizon of the community plan, or that other sites 
not included in this acreage will not undergo change.

For the purposes of calculating the future household population, it 
has been assumed that 2.46 2.56 persons reside in each household, 
and that there is a 95 89.1 percent occupancy rate for the community. 
The persons per household and vacancy rate are assumptions for 
calculating the residential population at the community plan horizon 
year.

New pedestrian-oriented development will help create an appealing community character. 

*A total of 4,254 Residential Dwelling Units are proposed by the Midway Rising Specific 
Plan which accounts for affordable housing density bonus units.
Data Source - Existing: SANDAG 2015 2023 Estimate
Data Source - Series 14 Regional Growth Forecast
Data Source - Horizon: City of San Diego Planning Department

EXISTING 
(2015 2023)

FUTURE 
CHANGE

HORIZON 
TOTAL

Household 
Population

4,600 

4,800

23,660 

26,000

28,260

30,800
Employment (Jobs) 15,200 4,370 19,570

Residential 
(Dwelling Units)

1,935

2,100

10,155

11,400*

12,090

13,500*
Non-Residential 
(Square Feet)

9.8 million 300,000 10.1 million

TABLE 2-2: MIDWAY - PACIFIC HIGHWAY 
POTENTIAL DEVELOPMENT
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2.4 VILLAGES AND DISTRICTS
Areas of the community have the potential to undergo development 
within the planning horizon of this Community Plan. Development 
opportunities range from infill development sites to larger scale sites. 
The combined size and scope these areas of potential change provides 
an opportunity to transform the community through the creation of 
cohesive new mixed- and multiple-use villages and districts, as shown 
in Figure 2-2, that include different types of parks, public spaces, and 
amenities to support community identity and livability. 

A compact land use pattern that focuses housing, public parks and 
plazas, jobs, and services along key points in the transit system 
will realize the community’s vision while minimizing impacts on 
the transportation system and the environment. This development 
approach supports sustainability, multiple modes of transportation, 
and active and healthy lifestyles by integrating a mix of uses including 
housing, offices, retail, restaurants, entertainment, and civic uses within 
a half-mile radius (10-minute walk) from a trolley or Rapid Bus station.

The vision and policies of the Land Use, Villages & Districts, Mobility, 
Urban Design, and Recreation Elements are strategically designed to 
foster a livable community that takes advantage of its access to transit 
and improves connectivity and infrastructure to support its pedestrians 
and bicyclists.  

This section includes land use and urban design policy guidance specific 
to each of the villages and districts. Additional information and policies 
related to urban design concepts shown in Figures 2-3 through 2-13 
are found in the Urban Design Element.  

Mixed- and multiple-use villages will incorporate housing, public spaces, jobs, and services 
along key points in the community’s transit system. 

Transit services, including bus routes and trolley lines, are available within a 10-minute 
walking distance of most locations in Midway - Pacific Highway. The Middletown/Palm 
Street trolley station is shown here.  
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FIGURE 2-2:  VILLAGES AND DISTRICTS MAP
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VILLAGE
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2.4.1 SPORTS ARENA COMMUNITY VILLAGE
The Community Plan envisions the Sports Arena Community Village 
as a vibrant, pedestrian- and transit-oriented entertainment area 
that is a landmark and attraction for Midway-Pacific Highway and 
surrounding communities, and that also provides a connection to the 
San Diego River Park and Mission Bay Park. It will incorporate a mix 
of entertainment, office, retail, residential, public, and park uses, as 
shown in Figure 2-3. The Sports Arena Boulevard streetscape will be 
improved to create an inviting gateway to the village that features a 
linear park and pedestrian and bicycle multi-use path. A rapid bus 
station will be integrated along Sports Arena Boulevard to create a 
strong transit connection to serve employees, residents, and visitors. 

Commercial and entertainment uses intermixed with residential 
uses will provide activity and vitality to the village. New uses can be 
integrated around the existing Sports Arena building, or a new arena or 
other entertainment attraction. A network of public and private streets 
and pedestrian and bicycle connections will break up the superblock 
to create a walkable block pattern for development while improving 
public north-south vehicular, pedestrian, and bicycle access. A main 
street within the village can provide a neighborhood focal point, 
pedestrian-oriented retail uses for shopping and dining, and spaces 
for social interaction and gathering. Public parks, plazas, and/or urban 
greens will provide active and passive recreation opportunities. A linear 
park promenade encircling the village and extending through it along 
the extension of Kemper Street and Frontier Drive, and potentially 
also along Frontier Drive and Greenwood Street, will connect to a 
pedestrian and bicycle connection across I-8 to the San Diego River 
Park. Public spaces including main streets can also accommodate 
an outdoor market. The vision for Sports Arena Community Village, 
including these elements, is illustrated in Figure 2-4. To ensure that 
the village is planned comprehensively, a specific plan or development 

plan with a Master Planned Development Permit will be required for 
the City-owned property.

Midway Rising Specific Plan 

The Midway Rising Specific Plan (“Specific Plan”) implements the 
vision of the General Plan and Community Plan for the Sports Arena 
Community Village. The Specific Plan contains more detailed direction 
and Supplemental Development Regulations to guide the development 
of approximately 49 acres of City-owned property. The Specific Plan 
Area is shown in Figure 2-3.

See Revised Figure 2-3
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POLICIES
LU-4.1 Prepare a specific plan or a development plan with a 

Master Planned Development Permit that is consistent 
with the Community Plan vision and General Plan’s 
City of Villages strategy to comprehensively guide the 
transformation of the City-owned property within Sports 
Arena Community Village.

Vision

A. Establish a pedestrian- and transit-oriented landmark 
entertainment destination.

Uses

B. Identify a mix of entertainment, office, retail, residential, 
recreational, public, and park uses. 

C. Include an entertainment venue which could consist 
of the existing Sports Arena building, a new arena, or 
another entertainment facility.

D. Encourage on-site affordable housing. 

E. Support the continuation of existing retail uses in the 
village, including a swap meet or other outdoor retail 
market use.  

Mobility

F. Incorporate a new street, pedestrian, and bicycle 
network within the superblock to create a walkable 
scale for new development and improve public north-
south access. 

G. Provide pedestrian paths that create connections 
between adjacent developments and/or properties. 

H. Coordinate with SANDAG and MTS to incorporate a 
future Rapid Bus station with a mobility hub into the 
village to create a strong transit connection. 

I. Encourage the use of shared structured parking serving 
multiple uses to efficiently meet parking needs.

J. Provide multi-modal access to the specific plan area.

Parks

K. J. Identify the type, size, and location of a mix of parks 
and/or park equivalencies that meet the population-
based park needs of residential uses located within the 
village, which can include plazas, urban greens, linear 
parks promenades, and other park and recreational 
amenities as addressed in the Recreation Element. 
Include a central green or square as a focal point for 
the village. 

L. K. Create a multi-use urban path and linear park 
promenades along Sports Arena Boulevard and the 
extension of Kemper Street, to enhance the public realm 
and provide a pedestrian and bicycle link to a future 
connection across I-8 as part of the Bay-to-Bay Link.

M. Provide continouous promenade facilities along 
Frontier Street and Kurtz Street. A mix of uses including entertainment, retail, office, and residential uses, public spaces, 

and a multimodal mobility network will be incorporated within the Sports Arena 
Community Village. Image provided by RRM Design Group. 

K.

J.

L.

M.
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Urban Design and Public Realm

N. L. Incorporate a main street with pedestrian-oriented 
retail uses. 

O. M. Provide active ground-floor uses in buildings with 
frontages along streets, public spaces, and parks. 

P. N. Incorporate space for an outdoor market, which 
can be on public right-of-way along main streets or at 
another public space.  

Q. O. Improve Sports Arena Boulevard as the gateway to 
the village with a multi-use urban path and linear park.

R. P. Consider raising the grade of new development to 
reduce the potential for future flooding. 

Coastal Access

S. Q. Provide a pedestrian and bicycle connection to 
the San Diego River Park and the Coastal Zone where 
feasible.

Implementation

T. R. Provide a development phasing and implementation 
program that considers the existing long-term city 
property leases and addresses the implementation 
of public facilities, including on-site parks to serve 
residential uses.

U. Consider amendments to the Specific Plan to include 
adjacent property.

N.

O.

P.

Q.

R.

S.

T.

U.
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FIGURE 2-4:  SPORTS ARENA COMMUNITY VILLAGE DEVELOPMENT VISION

Sports Arena Community Village Conceptual Rendering

Development with active ground Development with active ground 
floor fronting linear parkfloor fronting linear park

Parking located behind buildings Parking located behind buildings 
to support pedestrian activity. to support pedestrian activity. 

Horizontal mixed-use, retail along main Horizontal mixed-use, retail along main 
street and residential fronting park/plaza.street and residential fronting park/plaza.

Development incorporating parking structures; Development incorporating parking structures; 
can accommodate shared parking arrangements.can accommodate shared parking arrangements.

Park or plaza centrally located within Park or plaza centrally located within 
village. Development facing park/plaza. village. Development facing park/plaza. 

Network of new streets provides Network of new streets provides 
connectivity within the superblockconnectivity within the superblock

Pedestrian spaces that can also Pedestrian spaces that can also 
support outdoor markets. support outdoor markets. 

Conceptual renderings have been developed to illustrate the vision and plan policies for the community villages.

SPORTS ARENA BLVD

KEM
PER ST

See Revised Figure 2-4
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Development with active ground Development with active ground 
floor fronting promenadefloor fronting promenade

Horizontal mixed-use, retail along main Horizontal mixed-use, retail along main 
street and residential fronting park/plaza.street and residential fronting park/plaza.

Development incorporating parking structures; Development incorporating parking structures; 
can accommodate shared parking arrangements.can accommodate shared parking arrangements.

Park or plaza centrally located within Park or plaza centrally located within 
village. Development facing park/plaza. village. Development facing park/plaza. 

Network of new streets provides Network of new streets provides 
connectivity within the superblockconnectivity within the superblock

Pedestrian spaces that can also Pedestrian spaces that can also 
support outdoor markets. support outdoor markets. 

Conceptual renderings have been developed to illustrate the vision and plan policies for the Sports Arena Community Village. 
Please refer to the Midway Rising Specific Plan for greater detail. 
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FIGURE 2-5:  DUTCH FLATS URBAN VILLAGE
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2.4.2 DUTCH FLATS URBAN VILLAGE
The Community Plan envisions Dutch Flats as an employment and 
residential-focused urban village, as shown in Figure 2-5. Office uses 
and flex and innovation space will support and complement the 
Naval Base Point Loma (NBPL) properties and provide opportunities 
for defense-related, research and development, other base sector 
industries to establish business locations in proximity to transit, 
Downtown, and San Diego International Airport. 

The integration of retail, park, public space, and residential uses within 
the village along new streets (Charles Lindbergh Parkway and Dutch 
Flats Parkway) and pedestrian and bicycle infrastructure will create a 
walkable, transit-oriented, mixed-use employment village.  Plazas or 
urban greens will function as focal points within the village by providing 
social and recreation opportunities for residents, employees, and 
visitors. The public spaces will be connected via the community’s green 
street and multi-use urban path networks to other parks, San Diego 

Bay, the San Diego River, and Mission Bay. To encourage pedestrian 
activity, buildings will front onto streets, pedestrian paths, and public 
spaces and incorporate active street-level uses. Improved pedestrian 
and bicycle facilities along Pacific Highway will facilitate access to the 
Old Town Transit Center, and the integration of a rapid bus station into 
the village will support transit use by employees, residents, and visitors. 
This vision for Dutch Flats Urban Village is illustrated in Figure 2-6. 

POLICIES
Vision

LU-4.2 Establish a pedestrian- and transit-oriented urban village 
with an employment emphasis and a mix of commercial 
and residential uses to complement the employment 
uses. 

LU-4.3 Support the continued use of the NBPL properties in the 
Dutch Flats Urban Village for military purposes.  

LU-4.4 Should the U.S. Navy elect to undertake development on 
its property in the village, encourage the Navy to consult 
the Community Plan’s vision of development that is 
integrated into the village while maintaining security, as 
well as policies on pedestrian-oriented urban design and 
mobility improvements.

Uses

LU-4.5 Provide employment uses which can include a mix of 
space for office, research and development, innovation, 
logistics, and technology uses.

LU-4.6 Encourage the integration of residential uses with the 
employment uses in the village.

LU-4.7 Encourage neighborhood-serving retail and dining uses 
within the business park-designated areas to reduce the 
need for employees and residents to drive.
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LU-4.8 Should private development occur on Navy properties 
in the Dutch Flats Urban Village, recommend the 
processing of a Master Planned Development Permit with 
a development plan to assure that the Community Plan’s 
vision and intent for the village, including urban design, 
mobility, and parks, is achieved.  

Mobility

LU-4.9  Incorporate new streets and pedestrian and bicycle 
facilities within the superblocks as new private 
development occurs to create a walkable scale for new 
development and improve north-south access. 

LU-4.10  Provide pedestrian paths that create connections between 
adjacent developments and/or properties. 

LU-4.11  Integrate a Rapid Bus station with a mobility hub into the 
village to create a strong transit connection. 

LU-4.12  Utilize shared structured parking serving multiple uses to 
efficiently meet the parking needs of the village.

Urban Design and Public Realm

LU-4.13  Improve Midway Drive as the gateway to the village with a 
multi-use urban path.

LU-4.14  Incorporate a main street with pedestrian-oriented retail 
uses into the village. 

LU-4.15  Provide active ground-floor uses in buildings with 
frontages along streets, public spaces, and parks. 

LU-4.16 Incorporate green street improvements along Midway 
Drive, Dutch Flats Parkway, Charles Lindbergh Parkway, 
and Barnett Avenue.

Parks

LU-4.17 Provide a mix of parks that meets the population-based 
park needs of residential uses located within the village, 
which can include plazas, urban greens, linear parks, and 
other park and recreational amenities as addressed in the 
Recreation Element.

LU-4.18 Provide public spaces as focal points for recreation, 
events, and outdoor eating for employees. 

LU-4.19 Improve Charles Lindbergh Parkway and a portion of 
Barnett Avenue with linear parks. 

LU-4.20 Create a linear park and multi-use urban path along 
Sports Arena Boulevard and Dutch Flats Parkway, and a 
multi-use urban path along Barnett Avenue, to serve as a 
pedestrian and bicycle connection for the Bay-to-Bay link.

LU-4.21  Provide a linear park and pedestrian walkway along the 
village’s southwestern boundary from Barnett Avenue 
to the Dewey Elementary School, and along its western 
boundary from Dewey Elementary to Midway Drive.  

Business park and other complementary uses will be developed with public spaces as focal 
points in the Dutch Flats Urban Village. 
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Dutch Flats Urban Village Conceptual Rendering

Development entrances Development entrances 
fronting linear parkfronting linear park

New streets will feature non-contiguous sidewalks, street trees, New streets will feature non-contiguous sidewalks, street trees, 
bicycle facilities, and can incorporate storm water infiltration features.bicycle facilities, and can incorporate storm water infiltration features.

Network of new streets provides Network of new streets provides 
connectivity within the superblocks.connectivity within the superblocks.

Linear parks provide recreation opportunities Linear parks provide recreation opportunities 
and connections to other parks.and connections to other parks.

Developments that incorporate active ground Developments that incorporate active ground 
floors and pedestrian nodes along main streets.floors and pedestrian nodes along main streets.

Park or plaza centrally located within Park or plaza centrally located within 
village. Development facing park/plaza. village. Development facing park/plaza. 

FIGURE 2-6:  DUTCH FLATS URBAN VILLAGE DEVELOPMENT VISION
Conceptual renderings have been developed to illustrate the vision and plan policies for the community villages.
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FIGURE 2-7:  KEMPER NEIGHBORHOOD VILLAGE

2.4.3 KEMPER NEIGHBORHOOD VILLAGE
The Community Plan envisions the Kemper Neighborhood Village 
as a pedestrian-oriented mixed-use neighborhood. The village will  
incorporate office, visitor, retail, residential, and institutional uses, as 
shown on Figure 2-7, with the San Diego Community College District’s 
Continuing Education Center serving as a focal point of the village. A 
walkway from Duke Street to Wing Street will provide a pedestrian 
link through the village. 

POLICIES
LU-4.22 Encourage the incorporation of a public space activity 

node in the village for passive recreation, events, and 
outdoor eating, such as a plaza, pocket park, or urban 
green, as part of an office, visitor-oriented commercial, 
and/or residential use development.

LU-4.23 Create a multi-use urban path along Midway Drive to 
serve as a pedestrian and bicycle connection for the 
Midway linear gateway.

LU-4.24  Retain the Continuing Education Center as a public 
educational use and strengthen it as a focal point of the 
village. 

A. Design development adjacent to the Continuing 
Education Center to provide enhanced sidewalks 
along Fordham Street and Kemper Street frontages 
and provide pedestrian connections to the Continuing 
Education Center site. 

B. Apply the Mixed Commercial Residential land use 
designation at a density of 0-44 dwelling units without 
a community plan amendment should the Continuing 
Education Center relocate or close.

LU-4.25 Encourage the construction of a walkway connecting Wing 
Street to Duke Street. 

LU-4.26 Encourage the integration of commercial uses fronting 
Midway Drive with the abutting uses by providing 
pedestrian access to a walkway connecting Wing Street to 
Duke Street.

LU-4.27 Encourage future development to provide a landscaped 
setback along the slope that abuts single family 
residences in the Peninsula Community Plan area.
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2.4.4 ROSECRANS DISTRICT
The Community Plan envisions the Rosecrans District as a pedestrian-
oriented commercial area, as shown on Figure 28. Large-format retail 
uses can be retained while incorporating infrastructure that provides 
improved pedestrian and bicycle access and smaller infill pedestrian-
oriented retail spaces fronting Rosecrans Street, Midway Drive, and 
Sports Arena Boulevard. Public spaces, such as plazas or an urban 
green, can be incorporated into shopping centers to function as 
community spaces for outdoor eating and events. 

The superblock between Midway Drive and Sports Arena Boulevard 
is envisioned to be retrofitted with a pedestrian-oriented commercial 
main street lined with smaller infill retail uses and public spaces. Public 
or private streets and internal drives within the superblock can frame 
new and existing commercial uses and provide additional north– 
south access between Midway Drive and Sports Arena Boulevard, 
as addressed in the Mobility Element. Refer to the Mobility, Urban 
Design, and Recreation Elements for additional discussion and policies 
regarding planned improvements to Rosecrans Street, Sports Arena 
Boulevard, and the Rosecrans Street/Camino Del Rio West/Sports 
Arena Boulevard intersection.

POLICIES
LU-4.28 Redesign existing commercial centers into pedestrian-

oriented shopping, dining, and entertainment areas with 
public spaces as focal points.

LU-4.29 Encourage active pedestrian-oriented streetfront retail 
uses for shopping, dining, and gathering along Sports 
Arena Boulevard, Midway Drive and Rosecrans Street.

LU-4.30 Apply the Community Commercial - Residential 
Prohibited land use designation without a community 
plan amendment should Fire Station No. 20 relocate to 
another site in the community.

LU-4.31 Encourage the transformation of the superblock bounded 
by Sports Arena Boulevard, Midway Drive, Kemper Street, 
and Rosecrans Street into to a pedestrian-, bicycle-, and 
transit-friendly commercial area. 

A. Provide a pedestrian design orientation that cohesively 
integrates a variety of active commercial uses along 
public and private streets and internal driveways.

B. Develop a network of public or private streets and 
internal driveways with pedestrian and bicycle paths to 
break up the superblock and create a pedestrian scale 
for new development. 

C. Encourage the development of parking structures to 
reduce the amount of surface parking.

D. Provide public spaces that serves as a focal point for 
passive recreation, events, and outdoor eating, such as 
plazas or urban greens.

LU-4.32 Create multi-use urban paths along Sports Arena 
Boulevard and the south side of Rosecrans Street.

FIGURE 2-8:  ROSECRANS DISTRICT
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FIGURE 2-9:  CAMINO DEL RIO DISTRICT2.4.5 CAMINO DEL RIO DISTRICT
The Community Plan envisions a mix of urban residential uses and 
small and mid-size businesses throughout the district with retail and 
visitor commercial uses along Camino Del Rio West and Rosecrans 
Street. The western portion of the district includes areas designated 
for business park use to support flex space as well as residential uses, 
as shown on Figure 2-9. Camino Del Rio West and Rosecrans Street 
are envisioned to be improved as major gateways into the community 
with enhanced streetscapes to provide a sense of arrival. 

POLICIES
LU-4.33 Support the development of a mix of office, commercial, 

artisan food and beverage manufacturing, and urban 
residential uses.

LU-4.34 Support of the development of flex space for business 
and light industry uses and complementary residential 
uses in the Business Park - Residential Permitted areas.

LU-4.35 Support the development of retail, office, and visitor-
oriented commercial uses along Camino Del Rio West and 
Rosecrans Street.

LU-4.36 Encourage renovation, reuse and infill development 
along Camino Del Rio West and Rosecrans Street that 
contributes to the improvement of these community 
gateways by incorporating notable architecture and 
building design and gateway architectural elements.

LU-4.37 Encourage streetscape treatments along Camino Del Rio 
West and Rosecrans Street to enhance the community’s 
visual identity and incorporate community gateway 
elements that could include gateway signs.

LU-4.38 Encourage development with varying building facades 
with a pedestrian scale, without a front setback or with a 
limited setback to form a defined street wall. 

Existing buildings in the Camino Del Rio District can be renovated or reused for 
commercial and live/work uses, and new pedestrian-oriented development can 
incorporate commercial uses along with residential and shopkeeper units. 
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2.4.6 CHANNEL DISTRICT
The Community Plan envisions the Channel District as a residential-
oriented area with complementary visitor and office commercial uses, 
as shown in Figure 2-10. The creation of a pedestrian and bicycle linkage 
along Sports Arena Boulevard to serve as a community gateway to the 
San Diego River Park and Mission Bay Park will enhance the public 
realm and support the development of pedestrian-oriented buildings.

POLICIES
LU-4.39 Maintain and consider increasing the supply of affordable 

housing residential uses on the City-owned land within 
the Channel District. 

LU-4.40 Support the development of residential, retail, office, 
and visitor-oriented commercial uses along Sports Arena 
Boulevard and Channel Way.

LU-4.41 Incorporate building and streetscape design along Sports 
Arena Boulevard that enhance the pedestrian and bicycle 
environment and incorporate community gateway 
elements to highlight the gateway from Mission Bay Park 
and San Diego River.

FIGURE 2-10:  CHANNEL DISTRICT

Residential uses including affordable housing, commercial uses, and notable architecture 
marking the community gateway at I-8 are envisioned for the Channel District. 
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FIGURE 2-11:  CAUBY DISTRICT
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2.4.7 CAUBY DISTRICT
The Community Plan envisions the Cauby District as a pedestrian-
oriented residential and commercial district, with pedestrian-oriented 
commercial uses along Midway Drive and Rosecrans Street as shown 
on Figure 2-11. The creation of a pedestrian and bicycle multi-use path 
along Midway Drive will connect Mission Bay Park and the San Diego 
River Park to San Diego Bay.

POLICIES
LU-4.42 Encourage distinct and varying building facades with 

a pedestrian scale and a landscaped setback along 
neighborhood streets.

LU-4.43 Support the use of excess right-of-way at Riley Street and 
Midway Drive to create a pedestrian plaza. 

LU-4.44 Create a multi-use urban path along Midway Drive to 
serve as a pedestrian and bicycle connection for the 
Midway link.

LU-4.45 Encourage the development of a walkway from the 
western end of Cauby Street to Midway Drive.

LU-4.46 Encourage the integration of the commercial uses fronting 
Midway Drive with the abutting residential uses by 
providing pedestrian access paths or walkways.

LU-4.47 Encourage development to provide a landscaped setback 
abutting the single family residences in the Peninsula 
Community Plan area. 

Existing and new residential development along neighborhood streets in the Cauby District 
can incorporate distinct and varying building facades with a landscaped setback. 
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2.4.8 KURTZ DISTRICT
The Community Plan envisions the Kurtz District as an employment 
area with military, institutional, office, research and development, 
and complementary residential uses, as shown on Figure 2-12, which 
support and complement the Naval Base Point Loma (NBPL) properties 
in the district. Infrastructure and design improvements along Rosecrans 
Street and Pacific Highway will enhance the pedestrian and bicycle 
environment and the links to Old Town and Downtown. Improvements 
at the intersections of Pacific Highway with Barnett Avenue and 
Witherby Street are also envisioned to improve pedestrian and bicycle 
access and safety. Refer to the Mobility and Urban Design Elements for 
additional discussion and policies regarding improvements to Pacific 
Highway and Rosecrans Street. 

POLICIES
LU-4.48 Incorporate building and streetscape design along 

Rosecrans Street and Pacific Highway that enhance the 
pedestrian and bicycle environment and incorporate 
community gateway elements to highlight the gateways 
from Old Town San Diego. 

LU-4.49 Work with property owners to improve the streetscape 
and pedestrian and bicycle environment along Pacific 
Highway and Witherby Street. 

LU-4.50 Encourage the U.S. Navy to consult the Community Plan’s 
vision of development that could serve as the district’s 
focal point while maintaining security, as well as policies 
on pedestrian-oriented urban design and mobility 
improvements.

LU-4.51 Apply the Business Park - Residential Permitted land use 
designation at a density of 0-44 dwelling units per acre 
without a community plan amendment should all or a 
portion of the County’s Health Services Complex site 
become available for repurposing.

A. Consider extending Hancock and Moore Streets 
through the site to improve mobility connections for 
vehicles, pedestrians and bicycles. 

B. Encourage new development to provide park space to 
serve any proposed residents. 

FIGURE 2-12:  KURTZ DISTRICT
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FIGURE 2-13:  LYTTON DISTRICT

2.4.9 LYTTON DISTRICT
The Community Plan envisions the Lytton District as a residential-
oriented district with mixed-use residential and neighborhood-serving 
commercial uses along Lytton Street and Rosecrans Street, as shown 
in Figure 2-13. Gateway Village, which comprises the majority of the 
District, provides housing for military families, and the Loma Theater 
on Rosecrans Street services as a community icon and gateway 
landmark. A pivotal component of the Community Plan is the creation 
of a pedestrian and bicycle linkages to NTC Park at Liberty Station and 
San Diego Bay along Lytton Street, Barnett Avenue, and Rosecrans 
Street. This pedestrian and bicycle linkage should be accommodated 
by new development in the district.  

POLICIES
LU-4.52 Encourage mixed-use neighborhood commercial uses 

along Rosecrans Street and residential uses along 
Rosecrans Place as part of single- or multiple-building 
developments.

LU-4.53 Encourage the adaptive reuse of the Loma Theater for 
residential and neighborhood-serving commercial uses 
while preserving the exterior form of the building.

LU-4.54 Encourage mixed-use neighborhood commercial and 
residential uses along Lytton Street and residential 
along Cadiz Street as part of single- or multiple-building 
developments that propose to consolidate properties 
between Lytton Street and Cadiz Street. 

LU-4.55 Encourage distinct and varying building facades with a 
pedestrian scale and a landscaped setback along Cadiz 
Street.

LU-4.56  Incorporate a pedestrian and bicycle connection between 
Rosecrans Street, Liberty Station, and Dutch Flats Urban 
Village via Lytton Street and Barnett Avenue. 

LU-4.57  Incorporate a pedestrian and bicycle connection between 
the Peninsula community and the Old Town Transit 
Center via Rosecrans Street. 

LU-4.58  Encourage incorporation of park space and pedestrian 
walkways to connect Shoup Drive and Dewey Elementary 
School to the conceptual linear park along the boundary 
between the Lytton District and Dutch Flats Urban Village. 

LU-4.59 Should Dewey Elementary School relocate, the site 
should be considered for use as a public space, park, or 
recreational facility. If development of a public space, park 
or recreational use is infeasible, apply a Residential land 
use designation at a density of 30-54 dwelling units per 
acre without a community plan amendment and require 
on-site public park space to meet population-based 
needs. 

LU-4.60  Apply a Residential land use designation at a density of 
30-54 dwelling units per acre without a community plan 
amendment should the St. Charles Borromeo Church, 
Convent, and Academy relocate.

!
!

!
!

!
!

!
!

!
!
!

!
!

!
!

!!!!!!!!!!!!!!!
!

!
!

!
!

!
!

!

! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! ! !

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
! !

!
!

!
!
!

!
!

!
!

!
!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!
!

!(BR

MARINE CORPS
RECRUIT DEPOT

ST. CHARLES 
BORROMEO 
CHURCH AND 
ACADEMY

DEWEY
ELEMENTARY

SCHOOL

!

!

MIDWAY DR

ENTERPRIS
E 

ST

ROSECRANS PL

CADIZ ST
W

IN
G

 S
TKENYON ST

CAUBY ST

G
AIN

ES 
ST

PENINSULA

DU
TC

H
FL

AT
S

P
KW

Y

NBPL

NBPL

ROSECRANS ST

BARNETT AV

LYTTON ST

!(BR

0 800400
Feeto

!(BR

!

! !
!

! !

!

!

! !
!

! !

!

Walkways (Conceptual)Proposed Parks

Linear Gateways

Green Street - Future Streets

Green Streets - Retrofitted Gateway Nodes

Recommended 
Rapid Bus Stops

!

! !

!

!
! !

Residential - Low Medium (10-14 du/ac)

Neighborhood Commercial - Residential Permitted (0-54 du/ac)

Institutional

LU-46



2Land Use, Villages & Districts

Midway - Pacific Highway Community Plan

DRAFT

2.4.10 HANCOCK TRANSIT CORRIDOR
The Community Plan envisions the Hancock Transit Corridor as a 
multiple-use and mixed-use corridor connected to the Washington 
Street Trolley Station and the historic Mission Brewery, with a diverse 
mix of residential, office, and retail uses as shown in Figure 2-14. 
Residential development which can include workforce and affordable 
housing will activate the area and take advantage of nearby access 
to trolley service. Active pedestrian-oriented retail uses along Pacific 
Highway and Hancock Street will complement residential and office 
uses. Pacific Highway will be transformed into a linear gateway 
providing an enhanced pedestrian and bicycle connection between 
Old Town, Midway-Pacific Highway and Downtown. This street 
enhancement includes the installation of a multi-use urban path along 
the frontage road on Pacific Highway, and is further described in the 
Mobility and Urban Design Elements. The vision for the Hancock Transit 
Corridor is illustrated in Figure 2-15. 

POLICIES
LU-4.61  Support the incorporation of residential and commercial 

uses within the historic Mission Brewery building while 
preserving the exterior form of the building.

LU-4.62  Support the construction of live/work quarters (for 
adaptive reuse of an existing building) and shopkeeper 
units (for new development) suitable for artists, 
innovators, craftspeople, and other businesses.

LU-4.63  Support the development of residential and/or office 
uses at the MTS storage yard property adjacent to 
Hancock Street should the property become available for 
development.

A. Incorporate a plaza or pocket park open to the public 
to provide a view corridor to Bandini Street. 

B. Encourage the site plan and building massing to 
maintain the grid block pattern.

C. Consider the construction of a new trolley station 
should MTS/SANDAG relocate the Washington Trolley 
Station to the potential Intermodal Transit Center.

LU-4.64 Encourage development with varying building facades 
and a pedestrian scale, without a front setback or with a 
limited setback to form a defined street wall. 

LU-4.65 Maintain the grid block pattern along Pacific Highway to 
promote pedestrian activity. 

LU-4.66  Support landscaping and walkways adjacent to the rail 
right-of-way that are compatible with rail operations 
to facilitate pedestrian connections to the Washington 
Trolley Station.

LU-4.67 Enhance the pedestrian and bicycle environment 
along Hancock Street and Pacific Highway to support 
connections to the Washington Street Trolley Station, Old 
Town San Diego, and Downtown.

FIGURE 2-14:  HANCOCK TRANSIT CORRIDOR
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LU-4.68  Encourage building and streetscape design along 
West Washington Street to enhance the pedestrian 
environment and community identity as gateway to the 
Pacific Highway Corridor and the Coastal Zone area. 

LU-4.69 Consider the development of pedestrian plazas and 
public or recreational space at unused right-of-way 
along Hancock Street, Pacific Highway, or at cross streets 
bisected by the rail corridor.

LU-4.70 Consider development of a park and ride facility adjacent 
to the Washington Street Trolley Station and Pacific 
Highway.

LU-4.71 Work with property owners along Hancock Street to 
provide a mini park at the former alignment of Bandini 
Street east of the rail corridor. 

LU-4.72 Apply a Community Commercial - Residential Permitted 
land use designation at a density of 45-74 dwelling units 
per acre without a community plan amendment to the 
Veterans Village of San Diego site should the facility close 
or relocate.

LU-4.73 Collaborate with neighborhood businesses on Hancock 
Street to identify and evaluate options to improve multi-
modal mobility and safety and increase and manage the 
supply of public parking, which could include the use of 
the City-owned parcel at Hancock and Witherby Streets 
for additional public parking. 

Commercial and residential development that takes advantage of transit access, and 
which can include shopkeeper and live/work units, is encouraged in Hancock Transit 
Corridor.

Pedestrian-oriented development that incorporates building facades with visual interest 
and a human scale will encourage and support pedestrian activity and neighborhood 
vitality in the Hancock Transit Corridor. 
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FIGURE 2-15:  HANCOCK TRANSIT CORRIDOR DEVELOPMENT VISION

Hancock Transit Corridor Conceptual Rendering Parking and semi-public Parking and semi-public 
space wrapped by buildings.space wrapped by buildings.

Mixed-use and multiple use Mixed-use and multiple use 
pedestrian-oriented development.pedestrian-oriented development.

Improvements to Pacific Highway Improvements to Pacific Highway 
and Frontage Road including multi-and Frontage Road including multi-
use urban path.use urban path.

Opportunities for park or park Opportunities for park or park 
equivalencies to serve village. equivalencies to serve village. 

Developments that incorporate Developments that incorporate 
active ground floors.active ground floors.

Conceptual renderings have been developed to illustrate the vision and plan policies for the community villages.

Residential and commercial development Residential and commercial development 
in proximity to trolley stationin proximity to trolley station

PACIFIC HIGHWAY
FRONTAGE RD
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2.4.11 KETTNER DISTRICT
The Community Plan envisions the Kettner District with a mix of 
residential, visitor, office, and commercial uses that benefit from 
access to transit at the Middletown Station and the Intermodal Transit 
Center (ITC), the San Diego International Airport (SDIA), and Downtown 
(see Figure 2-16). The Pacific Highway corridor will evolve into a linear 
gateway through infrastructure and urban design improvements to 
function as a community gateway and pedestrian and bicycle link 
to Downtown and the San Diego Bay. Limits on land uses, building 
intensities and residential densities, and structure heights in the 
Kettner District are required by the SDIA Land Use Compatibility Plan 
due to its proximity to the airport runway.

A portion of the Kettner District is within the Coastal Zone and is subject 
to the California Coastal Act. Also within the Coastal Zone area are 
tidelands and other properties within the jurisdiction of the San Diego 
Unified Port District. The policies of the Coastal Act are implemented 
by the Midway - Pacific Highway Local Coastal Program (incorporated 
into this Community Plan) and the Port of San Diego Port Master Plan. 
Not including street and rail right-of-way, the Coastal Zone includes 
10.5 acres of Port District property and 1.5 acres of private property 
within the Kettner District. The Port District has land use jurisdiction 
on Port Tidelands and Port District-owned property (denoted as Port 
Properties). The City, Port District, and Airport Authority integrate their 
planning efforts within the Coastal Zone consistent with the Coastal Act.  

The San Diego Association of Governments (SANDAG) is proposing 
the ITC as a major transit and passenger rail hub to serve the airport 
(see also the Mobility Element). The ITC will provide a focal point for 
the district, complemented by an enhanced pedestrian and bicycle 
environment and streetscape along Pacific Highway and Kettner 
Boulevard. As a gateway into San Diego, it has the potential to attract 
visitor and office commercial uses to the district.  

POLICIES
LU-4.74 Encourage residential and mixed commercial and 

residential development between West Washington Street 
and Vine Street north of the rail corridor.

LU-4.75  Encourage the development of office and industrial space 
suitable for technology, green, and innovative businesses 
within Urban Industrial designated areas. 

LU-4.76  Encourage office and visitor commercial uses adjacent to 
the Middletown Trolley Station. 

LU-4.77  Support business, visitor-oriented, and public land uses 
within the Port Tidelands consistent with the San Diego 
Port Master Plan.

FIGURE 2-16:  KETTNER DISTRICT
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LU-4.78  Ensure that future uses, building intensity, and structure 
heights are compatible with the safety zones, noise 
contours, and airspace protection surfaces identified in 
the Airport Land Use Compatibility Plan for San Diego 
International Airport. 

LU-4.79  Emphasize Pacific Highway as a linear gateway 
with streetscape, signage, pedestrian, and bicycle 
improvements.

LU-4.80  Enhance the pedestrian and bicycle environment and 
building frontages along Kettner Boulevard, Palm Street, 
Sassafras Street, and Pacific Highway.

LU-4.81 Encourage development with varying building facades 
and a pedestrian scale, without a front setback or with a 
limited setback to form a defined street wall. 

LU-4.82  Provide and emphasize physical access to San Diego Bay 
via Sassafras, Palm, and Laurel Streets, and maintain bay 
views from the public right-of-way at Kettner Boulevard 
and Redwood, Palm, and Olive Streets as feasible.

LU-4.83 Emphasize Laurel Street and Palm Street as connections 
between I-5 and San Diego Bay through streetscape 
enhancements. 

LU-4.84  Support the development of an Intermodal Transit Center 
as a major transportation hub for the region.

A. Encourage building and site design that creates a focal 
point for the district, which can including providing 
active frontages, limiting blank walls, and creating a 
street wall with varying facades. 

B. Enhance pedestrian and bicycle mobility within the 
district by supplementing planned multi-modal facilities.

C. Provide vehicle parking within a parking structure 
(above or below ground) and/or at a shared airport 
parking facility on airport property.

D. Provide public space that could include a plaza.

E. Provide view opportunities to San Diego Bay where 
feasible.

LU-4.85  Coordinate planning efforts with the San Diego Unified 
District Port District and the San Diego County Regional 
Airport Authority.

A. Encourage buildings and streetscape improvements 
that enhance the visual character along Pacific Highway. 

B. Encourage the installation of pedestrian and bicycle 
improvements along Pacific Highway.

C. Encourage the development of shared parking 
programs or solutions for Port tenants, visitors, and 
commercial and industrial businesses. 

Urban Industrial-designated areas in the Kettner District can provide space for technology, 
innovation, creative, and light industrial businesses. 
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2.4.12 MARINE CORPS RECRUIT DEPOT
The Community Plan envisions maintaining U.S. Marine Corps Recruit 
Depot San Diego as an active military installation and an iconic 
landmark of San Diego’s military history. The community plan includes 
the Marine Corps Recruit Depot area to identify and maintain its land 
use importance for national defense. 

The main focus of the United States Marine Corps Recruit Depot San 
Diego is the training and “the making of Marines.” Construction of 
the base took place from 1919 through 1926, primarily on reclaimed 
tidelands. Many of the Depot’s buildings have Spanish Colonial 
Revival style architecture. The overall site and specific building plans 
were developed the same architect who designed the buildings in 
San Diego’s Balboa Park for the 1915 Panama-California Exposition. 
Twenty-five of the Depot’s buildings are on the National Register of 
Historic Places. 

POLICIES
LU-4.86 Support and retain the U.S. Marine Corps Recruit Depot 

San Diego as a recruit training installation for national 
defense.

LU-4.87 Consult and coordinate with U.S. Marine Corps 
regarding any proposed development projects or public 
improvements adjacent to the U.S. Marine Corps Recruit 
Depot San Diego.

LU-4.88 Assure continuity and compatibility between the City 
and the U.S. Marine Corps through the coordination of 
planning efforts.

LU-4.89 Prepare a specific plan to address the reuse of the 
property should the U.S. Marine Corps Recruit Depot San 
Diego close and the federal government determines that 
the property is not needed for another military use.

2.5 AIRPORT LAND USE 
COMPATIBILITY

The Airport Influence Area for San Diego International Airport includes 
portions of the Midway - Pacific Highway Community. The Airport 
Influence Area serves as the planning boundary for the Airport Land 
Use Compatibility Plan, and is divided into two review areas. Review 
Area 1 is composed of the airport’s noise contours, safety zones, 
airspace protection surfaces, and overflight areas. Review Area 2 is 
composed of the airspace protection surfaces and overflight areas. 
The Airport Land Use Commission for San Diego County adopted 
the Airport Land Use Compatibility Plan for San Diego International 
Airport to establish land use compatibility policies and development 
criteria for new development within the Airport Influence Area to 
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 airport. The policies and criteria contained in 
the Airport Land Use Compatibility Plan are addressed in the General 
Plan (Land Use and Community Planning and Noise Elements) and 
implemented by the supplemental development regulations in the 
Airport Land Use Compatibility Overlay Zone of the San Diego Municipal 
Code. Refer also to the Kettner District section of this Element and to 
the Noise Element.

POLICY
LU-5.1 Ensure that planning efforts address airport land use 

compatibility issues consistent with land use compatibility 
policies and regulations in the Airport Land Use 
Compatibility Plan for San Diego International Airport and 
the Municipal Code.

LU-52



2Land Use, Villages & Districts

Midway - Pacific Highway Community Plan

DRAFT

2.6 COMMUNITY PLAN 
IMPLEMENTATION OVERLAY 
ZONE

The Community Plan Implementation Overlay Zone (CPIOZ) is applied 
within the boundaries of the Midway – Pacific Highway Community Plan 
per Chapter 13, Article 2, Division 14 of the Municipal Code, as shown 
on Figure 2-19, to provide supplemental development regulations that 
are tailored to implement the vision and policies of this Community 
Plan. Where there is a conflict between a CPIOZ supplemental 
development regulation in this section and the development regulation 
of the applicable base zone, the CPIOZ supplemental development 
requirement applies. 

As stated in the CPIOZ Municipal Code regulations, any development 
permit application within the boundaries of CPIOZ - Type A where the 
proposed development complies with the supplemental development 
regulations can be processed ministerially. Any development permit 
application within the boundaries of CPIOZ  - Type A that does not 
comply with the supplemental development regulations in this section 
requires a Process Three Site Development Permit. Any development 
within the boundaries of CPIOZ - Type B requires a Process Three 
Site Development Permit. Interior building improvements that 
do not involve a change of use or provide additional floor area or 
improvements that do not require a construction permit are not subject 
to CPIOZ, and exceptions to CPIOZ may be granted for proposed 
development that is minor, temporary, or incidental and is consistent 
with the intent of CPIOZ. 

SPORTS ARENA COMMUNITY VILLAGE CPIOZ - 
TYPE B
The intent of the Sports Arena Community Village CPIOZ - Type B is to 
require the preparation of a comprehensive specific plan or master 
plan for the City-owned parcels in the Sports Arena Community Village 
prior to significant new development within the village to implement 
the Community Plan’s vision, and to allow maximum permitted 
development density and/or floor area to be calculated based on site 
area before dedication of the right-of-way for planned new streets 
and/or area for new linear parks promenades, parks, and other park 
equivalencies. The CPIOZ also addresses greenhouse gas emissions 
from new development in the village by prohibiting the incorporation 
of wood and gas fireplaces in new dwelling units.  

SPORTS ARENA COMMUNITY VILLAGE CPIOZ - TYPE 
B SUPPLEMENTAL DEVELOPMENT REGULATIONS

Requirement
SDR-1 For any development within the boundaries of the 

Sports Arena Community Village CPIOZ that proposes an 
increase in floor area or the development of residential 
use(s), a specific plan or a development plan with a Master 
Planned Development Permit (PDP) shall be required. The 
decision of which type of plan is required (specific plan or 
development plan with a Master PDP) shall be made by 
the Development Services Director. For a specific plan, a 
community plan amendment initiation is not required if 
the proposed scope or objectives are consistent with the 
Community Plan’s vision regarding village development, 
mobility, parks, and urban design.   

SDR-2 Wood and gas fireplaces shall not be permitted in any 
new dwelling unit within the boundaries of the Sports 
Arena Community Village CPIOZ. Gas fireplaces are 
permitted in common amenity spaces. 
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Incentive
SDR-3 Allow development on properties within the Sports Arena 

Community Village CPIOZ to calculate maximum allowable 
residential density and/or floor area based on the entire 
parcel area including the public right-of-way provided for 
new streets and the area provided for new parks, linear 
parks, and other park equivalencies. 

SPORTS ARENA BOULEVARD STREETSCAPE 
CPIOZ - TYPE A
The intent of the Sports Arena Boulevard Streetscape CPIOZ - Type A 
is to create a streetscape along Sports Arena Boulevard that reflects 
its importance as part of the Bay-to-Bay connection and provides 
continuity between planned linear parks in the Sports Arena and Dutch 
Flats villages. The supplemental development regulations below either 
apply to a development’s front yard or street side yard, depending on 
its orientation to Sports Arena Boulevard. For additional information 
on the planned mobility and streetscape improvements for the Bay-to-
Bay multi-use path, refer to Mobility Element Sections 3.2 and 3.3 and 
Figure 3-15 and Urban Design Element Section 4.4. As an incentive for 
development on properties within this CPIOZ, SDR-7 allows proposed 
development to calculate maximum allowable residential density and/
or floor area based on the entire parcel area including the public right-
of-way provided for the enhanced streetscape.

SPORTS ARENA BOULEVARD STREETSCAPE 
CPIOZ - TYPE A SUPPLEMENTAL DEVELOPMENT 
REGULATIONS

Requirements
SDR-4 Development shall provide 20 feet of public right-of-way 

from the curb to the property line. Within the 20 feet of 
public right-of-way, development shall provide a multi-use 

FIGURE 2-17:  SPORTS ARENA BOULEVARD 
STREETSCAPE DIAGRAM

MAX. SETBACK (25 FT)

MIN. SETBACK (10 FT)

LANDSCAPING IN 
FRONT YARD OR
STREET SIDE YARD

TREES

CURB

BUILDING
ENTRANCE

10
'

STREET (SPORTS ARENA BOULEVARD)

15
'

PARKWAY / FURNISHING AREA 
(8 FT MIN WIDTH)

MULTI-USE PATH (12 FT MIN WIDTH)

PE
D

ES
TR

IA
N

 P
AT

H PLAZA
(OPTIONAL)

path with a minimum width of 12 feet and, between the 
curb and the multi-use path, a parkway / furnishing area 
with a minimum width of 8 feet that incorporates tree 
wells. 

SDR-5 Development shall provide street trees in the tree 
wells within the public right-of-way consistent with the 
Community Plan’s street tree palette for Sports Arena 
Boulevard (refer to Appendix A).

SDR-6 Development shall observe a minimum front setback 
or street side setback of 10 feet and a maximum front 
setback or street side setback of 25 feet along Sports 
Arena Boulevard (see Figure 2-17).

A. Within the front yard or street side yard along Sports 
Arena Boulevard, development shall provide a row of 
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trees parallel to the multi-use path, equal in number to 
the required street trees; and consistent with the street 
tree palette for Sports Arena Boulevard in Appendix A; 
and landscaping.  

B. Within the front yard or street side yard between 
the minimum setback and the maximum setback 
(if applicable), development may provide publicly 
accessible, privately owned pedestrian path(s), plaza 
space, and/or landscaping.

SDR-7 Development shall provide a pedestrian path from the 
sidewalk on Sports Arena Boulevard to the building 
entrance.

Incentive
SDR-8 Allow development on properties within the Sports Arena 

Boulevard Streetscape CPIOZ to calculate maximum 
allowable residential density and/or floor area based on 
the entire parcel area including the public right-of-way 
provided for the enhanced streetscape. 

DUTCH FLATS URBAN VILLAGE CPIOZ - TYPE A
The intent of the Dutch Flats Urban Village CPIOZ - Type A is to 
implement the Community Plan vision by ensuring the provision of 
space within the village to implement planned linear parks which will 
form a portion of the Bay-to-Bay connection, and to allow maximum 
permitted residential density and/or floor area to be calculated based 
on site area before dedication of the right-of-way for planned streets 
or area for planned linear parks, parks, and other park equivalencies. 
The planned linear parks and other parks are shown on Figure 2-1 
and described in Table 8-1, and will provide recreational space for 
residents and employees. 

Figure 2-18 illustrates the supplemental development regulations 
regarding planned linear parks. All public linear parks will be required 
to provide population-based park amenities and components as 

identified in General Plan Table RE-2, Park Guidelines. The amenities 
and components will be identified in a general development plan to 
be prepared in accordance with Council Policy 600-33, “Community 
Notification and Input for City-Wide Park Development Projects.” 
The area covered by pedestrian paths that cross the linear park area 
should be limited to ensure the continuity and usability of the planned 
linear parks. 

This CPIOZ also addresses greenhouse gas emissions from new 
development in the village by prohibiting the incorporation of wood 
and gas fireplaces in new dwelling units. 

Additionally, the CPIOZ also provides incentives for development on 
properties within the village which allow maximum floor area and/or 
residential density to be calculated on the parcel area including the 
area set aside for new streets, linear parks, and/or other parks and 
park equivalencies, and allow reduced setbacks along linear parks. 

FIGURE 2-18:  DUTCH FLATS URBAN VILLAGE 
LINEAR PARK DIAGRAM
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DUTCH FLATS URBAN VILLAGE CPIOZ - TYPE A 
SUPPLEMENTAL DEVELOPMENT REGULATIONS 

Requirements
SDR-9 Development on properties identified as Dutch Flats 

Urban Village CPIOZ - Type A shall dedicate in fee 
ownership or record a recreation easement for the public 
linear park area adjacent to the public right-of-way where 
a linear park is planned. The public linear park area 
dedicated or within the recreation easement shall be a 
minimum of thirty (30) feet in width measured from the 
public right-of-way. 

SDR-10 Walkways abutting proposed buildings shall be located 
outside of the linear park area.

SDR-11 Proposed buildings shall orient a primary façade or 
entrance to the public linear park.

SDR-12 The square footage of the pedestrian paths across the 
public linear park to proposed development shall not 
exceed 10 percent of the square footage of the public 
linear park.

SDR-13 The number of curb cuts and driveways across the public 
linear park shall not exceed the maximum number 
permitted by the Municipal Code.

SDR-14 The land reserved for a public linear park shall be 
exempt from the City’s Landscape Regulations. Minimal 
landscaping and groundcover shall be provided as an 
interim condition prior to park planning and development.

SDR-15 Wood and gas fireplaces shall not be permitted in any 
new dwelling unit within the boundaries of the Dutch 
Flats Urban Village CPIOZ. Gas fireplaces are permitted in 
common amenity spaces.  

Incentives
SDR-16 Allow development on properties within the Dutch Flats 

Urban Village CPIOZ to calculate maximum allowable 
residential density and/or floor area based on the entire 
parcel area including the public right-of-way provided for 
new streets and the area provided for new parks, linear 
parks, and other park equivalencies. 

SDR-17 Allow development on properties where land is reserved 
for a public linear park to reduce the minimum front 
setback and/or minimum side setback to zero feet 
abutting the planned public linear park. 
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FIGURE 2-19:  MIDWAY - PACIFIC HIGHWAY CPIOZ
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INTRODUCTION
The Community Plan envisions that the existing mobility system will 
evolve to allow all transportation modes to play a role in serving the 
travel needs of the community. Creative and thoughtful transportation 
improvements and technology will play a role in creating a balanced 
and well-integrated mobility system that facilitates efficient travel 
for all transportation modes. The planned mobility system will serve 
pedestrians, bicyclists, cars, and transit. Multimodal enhancements 
will be made to the existing mobility system, which include operational 
improvements, new streets, retrofitting existing streets with new 
pedestrian and bicycle facilities, intelligent transportation systems, 
and transportation demand management programs. 

The community has portions of an interconnected grid-like street 
network with small blocks, as well as arterial streets that form 
large blocks and serve both local traffic and traffic from adjacent 
communities. The superblocks limit north-south connectivity, which 
causes a majority of north-south vehicular traffic to use the Rosecrans 
Street/Camino Del Rio West corridor. As development occurs on 
these superblocks, new roadway connections and improvements will 
increase north/south interconnectivity for all modes and will increase 
network capacity. New streets and street extensions will be designed 
as “complete streets” (see Box 3-1) to enable safe, attractive, and 
comfortable access and travel for motorists, pedestrians, bicyclists, and 
transit riders. Improvements to existing streets will reflect complete 
streets principles as feasible, given right-of-way and design constraints.

Enhancing the operation and appearance of the community’s streets 
is integral to enhancing the overall image and experience of the 
community. As part of the planned mobility framework, Rosecrans 
Street, Pacific Highway, Midway Drive, Barnett Avenue/Lytton Street, and 
Sports Arena Boulevard will serve as multimodal corridors, providing 
connections between the San Diego River, Mission Bay, San Diego 

MOBILITY GOALS
• Complete, safe, and attractive pedestrian linkages to 

regional recreational amenities, community destinations, 
and adjacent communities.  

• A complete, safe, and efficient bicycle network that connects 
to community and regional destinations, surrounding 
communities, and the regional bicycle network.

• High-frequency transit service as a mode of choice for 
residents, employees, and visitors. 

• A mobility system that provides adequate capacity 
and improved regional access for vehicular traffic and 
incorporates complete streets features and facilities 
wherever possible.

• Enhancements to streetscapes and street functionality that 
support pedestrian, bicycle, and transit activity. 

• Efficient parking that is consistent with and supports the 
community’s desired character. 

• Safe and efficient truck routes for access to San Diego 
International Airport and community businesses that 
minimize the negative impacts associated with commercial 
truck traffic.     

Bay, and the Peninsula, Uptown, and Downtown communities. The 
right-of-way will incorporate feasible urban greening improvements, 
as discussed in the Urban Design Element. 

This Element provides a vision, goals, and policy guidance to improve 
multimodal mobility and meet future mobility needs in Midway – Pacific 
Highway. The Mobility Element of the City’s General Plan provides 
additional policy guidance as well as a Traffic Calming Toolbox. 



3Mobility

Midway - Pacific Highway Community Plan ME-61

DRAFT

Complete Streets include features to serve all travel modes 
(vehicular, transit, pedestrian, and bicycle). Source: NACTO 
Urban Street Design Guide 2013.

3.1 VISION 
The Community Plan envisions meeting the transportation demand 
in the community by improving major street corridors according to 
complete streets principles to accommodate multiple modes of travel; 
by creating new streets and freeway connections; and by optimizing 
the function and capacity of the community’s roads. Improving the 
appearance of Midway – Pacific Highway’s streets is also envisioned 
to enhance the image and experience of the community.

The mobility vision includes a public realm, consisting of the 
public right-of-way and public and semi-public areas within private 
development, which provides attractive and comfortable pedestrian 
and bicycle facilities throughout the community and connecting to 
adjacent communities and recreational resources. Multi-use urban 
paths along major streets, as shown in Figure 3-2, will serve as linkages, 
enhance the pedestrian environment, and provide a sense of place 
within districts and villages. The urban paths will allow for shared 
pedestrian and bicycle use. The public right-of-way will also incorporate 
urban greening improvements, through the planting of street trees and 
landscaping, to create a pleasant and attractive travel environment. 
Parkways with street trees and landscaping will provide a buffer from 
vehicular traffic wherever possible.

The vision for walkability includes development that incorporates 
pedestrian plazas, paths, and other pedestrian amenities to 
complement the urban paths and other pedestrian facilities and 
further encourage walking as a mode of transportation. Enhancing 
pedestrian facilities and designing buildings to encourage pedestrian 
activity will support pedestrian, bicycle, and transit activity. The vision 
for bicycling includes new and enhanced bicycle connections between 
transit and employment and residential areas, to the regional bicycle 
network; and to San Diego Bay, Mission Bay, and the San Diego River.

BOx 3-1:  COMPLETE STREETS 
IMPROVEMENTS 
Complete Streets are designed to enable safe access for all 
users, so that pedestrians, bicyclists, motorists, and transit 
users of all ages and abilities are able to safely move along 
and across the street. Complete streets improvements can 
include the following where needed and feasible: 

• Wider sidewalks with continental crosswalks
• Bicycle facilities
• Vehicular and pedestrian-scale lighting
• Street trees
• Landscaped center medians

• Reduction in curb cuts



Midway - Pacific Highway

Midway - Pacific Highway Community PlanME-62

DRAFTThe mobility vision includes improved access to regional transit and 
increased transit use to achieve sustainability goals. The Regional 
Plan includes future Rapid Bus service along Sports Arena Boulevard 
and Rosecrans Street, connecting to the Old Town Transit Center. The 
Community Plan envisions future Rapid Bus stations at the Sports 
Arena Community Village and Dutch Flats Urban Village to support 
planned residential and employment uses. Other transit options 
such as modern streetcars or community circulators, with a possible 
extension to Mission Beach or Ocean Beach, could be pursued. The 
planned complete streets improvements, further described in the 
Walkability and Bicycling sections and the Urban Design Element, will 
improve safety and comfort for pedestrian and bicyclists traveling to 
transit stops and stations.

Streets are the framework for the improvements and serve as 
conduits for pedestrians, bicycles, transit, and vehicles. They form the 
arteries of the community’s mobility system that connect it internally 
and to surrounding communities and freeways. The Community 

Improved intersections and bicycle and pedestrian infrastructure will support and 
encourage active transportation modes. 

Plan envisions enhancing Midway-Pacific Highway’s mobility system 
with new street and freeway connections, improved intersections, 
and new and improved pedestrian and bicycle infrastructure. New 
streets and street extensions will be designed according to complete 
streets principles. Intelligent Transportation Systems (ITS) tools and 
Transportation Demand Management (TDM) programs will help  
address the mobility needs of the community by maximizing existing 
roadway capacity and reducing congestion and parking demand in a 
cost-effective manner. The vision includes the management of parking 
to complement the planned mobility improvements. 

Enhanced transit stops and planned Rapid Bus service will improve access to regional 
transit and increase transit use. 
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3.2 WALKABILITY
The Community Plan envisions a public realm that provides attractive 
and comfortable pedestrian facilities that connect to adjacent 
communities and recreational resources, and that improve the 
community’s environment and image. Multi-use urban paths along 
major streets, as shown in Figure 3-2, will serve as linkages between 
San Diego Bay and Mission Bay, as well as other community and 
regional destinations; enhance the pedestrian and urban environment; 
and provide a sense of place within districts and villages. The urban 
paths will be wide enough to encourage pedestrian use and allow for 
share bicycle use, and will be buffered and shaded by street trees 
within the parkway where possible or on adjacent private property 
where necessary. Parkways with street trees and landscaping 
will buffer pedestrians from vehicular traffic wherever possible.  

BOx 3-2:  PEDESTRIAN ROUTE TYPES 
• District sidewalks support heavy pedestrian levels in 

higher density mixed-use areas.

• Corridor sidewalks support moderate pedestrian levels 
along commercial and mixed-use corridors.

• Connector sidewalks support low pedestrian levels and 
connect to corridor and district sidewalks.

• Neighborhood sidewalks support low to moderate 
pedestrian levels in residential areas.

• Ancillary pedestrian facilities include bridges over 
streets and paths, walkways, promenades, plazas and 
courtyards away from streets.

The incorporation of pedestrian plazas, paths, and other pedestrian 
amenities and pedestrian-oriented building design as part of 
development projects will complement the public sidewalks and urban 
paths and further encourage pedestrian, bicycle, and transit activity. 
Refer to the Land Use, Villages, and Districts Element for policies 
regarding recommended pedestrian walkways. 

Pedestrian facilities are shown in Figure 3-1, and are classified based 
on pedestrian facility type definitions in the citywide Pedestrian 
Master Plan as found in Box 3-2. The classifications relate to potential 
facility designs and design treatments to address pedestrian needs. 
Key pedestrian improvement locations are listed in Box 3-3, and 
improvement concept drawings are included in this Element. 

POLICIES
ME-2.1 Implement the multi-use urban path system, which 

includes the La Playa Trail Urban Path, the Bay-to-Bay 
Urban Path, Midway Urban Path, and the Highway 101 
Urban Path.

ME-2.2 Support and promote walkability and connectivity 
through the construction of sidewalk and intersection 
improvements throughout the community. Pedestrian 
improvement locations should include, but are not limited 
to, the locations listed in Box 3-3.

ME-2.3 Install missing sidewalks and curb ramps throughout the 
community. Prioritize improvements along the multi-use 
urban path system.  

ME-2.4 Seek additional right-of-way for pedestrian facilities.

ME-2.5 Remove accessibility barriers along pedestrian paths of 
travel in the public right-of-way, which may include the 
undergrounding of public utilities and relocation of transit 
shelters to widen the pedestrian pathways.
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ME-2.6 Provide ADA-compliant pedestrian ramps, high visibility 
continental crosswalks, advanced stop bar placement 
and pedestrian countdown timers at all signalized 
intersections.

ME-2.7 Improve the pedestrian environment adjacent to 
transit stops and schools through the installation and 
maintenance of signs, lighting, high-visibility crosswalks, 
and other appropriate traffic calming measures.

ME-2.8 Encourage the implementation of the pedestrian 
walkways to improve pedestrian route connectivity. 

ME-2.9 Install adequate street lighting along pedestrian routes 
throughout the community with priority on higher 
pedestrian/vehicle conflict areas.

ME-2.10 Coordinate with San Diego Association of Governments 
(SANDAG) and the California Department of 
Transportation (Caltrans) to facilitate the development 
of a bicycle and pedestrian connection from the Sports 
Arena Community Village to the San Diego River Park. 

ME-2.11 Coordinate with Caltrans to improve the pedestrian 
and bicycle environment, improve access to nearby 
communities, and reduce conflicts with motor vehicles at 
all freeway undercrossings and overcrossings.

ME-2.12 Coordinate with Caltrans to enhance the Palm Street/I-5 
pedestrian bridge to improve the pedestrian environment 
and facilitate the use of the Palm Street Trolley station. 
Consider complementary pedestrian improvements on 
Kettner Boulevard to improve the ease and safety of the 
connection between the pedestrian bridge and Palm 
Street. 

ME-2.13 Provide access to properties located along Rosecrans 
street at Kurtz Street, Hancock Street, and Moore Street to 
reduce curb cuts.

A system of multi-use urban paths will provide attractive and safe connections for 
pedestrians and bicycles within the community and to nearby regional recreational 
amenities. 

BOx 3-3:  KEY PEDESTRIAN 
IMPROVEMENT LOCATIONS
• Sports Arena Boulevard (Figure 3-8)
• Midway Drive (Figure 3-9)
• Pacific Highway (Figure 3-10)
• Rosecrans Street (Figures 3-11 and 3-12) 
• Camino del Rio West 
• Barnett Avenue / Lytton Street (Figure 3-13)
• Sports Arena Boulevard / W. Point Loma Boulevard / 

Midway Drive intersection (Figure 3-14)
• Sports Arena Boulevard / Rosecrans Street / Camino del 

Rio West intersection (Figure 3-15)
• Pacific Highway / Barnett Avenue / Witherby Street 

intersection (Figure 3-16)

ME-2.13
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FIGURE 3-1:  PLANNED PEDESTRIAN FACILITIES
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FIGURE 3-2:  MULTI-USE URBAN PATH SYSTEM
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ME-3.3 Coordinate with SANDAG and the Metropolitan Transit 
System (MTS) to provide secure and accessible bicycle 
parking at Rapid Bus stops and Trolley stations.

ME-3.4 Implement separated bicycle facilities as part of the multi-
use urban path system, as shown in Figure 3-2, along the 
following existing roadways:

• Rosecrans Street (Lytton Street to Pacific Highway)

• Sports Arena Boulevard (I-8 to Dutch Flats Parkway)

• Midway Drive (Sports Arena Boulevard to Barnett 
Avenue)

• Lytton Street / Barnett Avenue (Rosecrans Street to 
Pacific Highway)

• Pacific Highway (Taylor Street to Laurel Street)
ME-3.5 Encourage separated or buffered bicycle facilities along 

new streets where feasible.

ME-3.6 Provide an easement for a pedestrian and bicycle ancillary 
facility as an extension of Hancock Street between Sports 
Arena Boulevard and Midway Drive that will not be open 
to vehicular traffic (see Figure 3-14).

ME-3.7 Enhance safety, comfort, and accessibility for all levels of 
bicycle riders with improvements such as wayfinding and 
markings, actuated signal timing, bicycle parking, buffered 
bicycle lanes, and protected bicycle facilities.

3.3 BICYCLING
The Community Plan envisions the development of a safe, comfortable, 
and well-connected bicycle network that will make bicycling an 
attractive mode of transportation and help to meet sustainability 
goals. The community’s flat topography and moderate size makes it 
well suited for bicycling between residential areas, commercial areas, 
employment areas, and transit stops and stations. 

The planned bicycle network includes new and enhanced bicycle 
connections between transit and employment and residential areas; 
a Bay-to-Bay connection between San Diego Bay, the San Diego River, 
and Mission Bay; and connections to the regional bicycle network. 
The planned bicycle network includes separated and on-street bicycle 
facilities. Separated bicycle facilities enhance the comfort and safety 
of the bicycling environment, contribute to lower levels of rider stress, 
and promote increased bicycling rates. The multi-use urban path 
system shown in Figure 3-2 will provide joint-use paths for bicyclists 
and pedestrians that separate bicyclists from vehicles in locations 
with limited right-of-way. Existing (2017) and planned bicycle facilities 
are shown in Figure 3-3, and the bicycle facility types are described 
in Box 3-4.

POLICIES
ME-3.1 Provide and support a continuous network of safe, 

convenient, and attractive bicycle facilities that connect 
Midway - Pacific Highway to other communities and to the 
regional bicycle network, as recommended in Figure 3-3.

ME-3.2 Provide secure, accessible, and adequate bicycle parking 
along village and district main streets, within shopping 
centers, at concentrations of employment and education 
uses in the community, and at the future Intermodal 
Transit Center.
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BOx 3-4:  BICYCLE FACILITIES CLASSIFICATIONS

Class I - Bike Path
Bike paths, also termed shared-use 
or multi-use paths, are paved rights-
of-way for exclusive use by bicyclists, 
pedestrians, and those using non-
motorized modes of travel. They are 
physically separated from vehicular 
traffic and can be constructed in 
roadway right-of-way or exclusive 
right-of-way. Bike paths provide  critical 
connections where roadways are 
absent or not conducive to bicycle 
travel.

Class II - Bike Lane
Bike lanes are defined by pavement 
striping and signs used to allocate a 
portion of a roadway for exclusive or 
preferential bicycle travel. Bike lanes 
are one-way facilities on either side of 
a roadway. Bike lanes enable bicyclists 
to ride at their preferred speed without 
interference from prevailing traffic 
conditions. Bike lanes also facilitate 
predictable behavior and movements 
between bicyclists and motorists. 
Whenever possible, bike lanes should 
be enhanced with treatments that 
improve safety and connectivity by 
addressing site-specific issues, such as 
additional warning or wayfinding signs. 
Enhanced buffered bike lanes add 
additional striping and lateral clearance 
between bicyclists and vehicles, leading 
to lowered levels of stress for riders.

Class III - Bike Route
Bike routes provide shared use with 
motor vehicle traffic within the same 
travel lane. Designated by signs, bike 
routes provide continuity to other bike 
facilities or designate preferred routes 
through corridors with high demand. 
Whenever possible, bike routes should 
be enhanced with treatments that 
improve safety and connectivity, such 
as the use of “Sharrows” or shared lane 
markings to delineate that the road is a 
shared-use facility.

Class IV - Cycle Track
A cycle track is a hybrid type bicycle 
facility that combines the experience 
of a separated path with the on-street 
infrastructure of a conventional bike 
lane. Cycle tracks are bikeways located 
in roadway right-of-way but separated 
from vehicle lanes by physical barrier 
or buffers. Cycle tracks provide for 
one-way bicycle travel in each direction 
adjacent to vehicular travel lanes and 
are exclusively for bicycle use. Cycle 
tracks are not recognized by Caltrans 
Highway Design Manual as a bikeway 
facility. To provide bicyclists with the 
option of riding outside of the cycle 
track to position themselves for a left or 
right turn, parallel bikeways should be 
added adjacent to cycle track facilities 
whenever feasible.
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FIGURE 3-3:  EXISTING AND PLANNED BICYCLE FACILITIES
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Notes:
Facility alignments and classifications were developed at a planning level and may be
refined upon further analysis at the project level. 
* Class II facilities shall provide a buffer, unless otherwise approved by the City Engineer.
* Class III facilities shall provide bicycle sharrows, unless otherwise approved by the City Engineer.
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3.4 TRANSIT
The Community Plan envisions connecting transit and land use 
to create walkable, transit-oriented villages and districts. Box 3-5 
describes the existing transit system and Figure 3-5 shows the 
planned transit network. SANDAG’s Regional Plan identifies planned 
transit system improvements including trolley service and capacity 
upgrades and the implementation of Rapid Bus service in Midway – 
Pacific Highway. Rapid Bus will provide a higher-speed service along 
Sports Arena Boulevard, between the Old Town Transit Center and 
Ocean Beach, and along Rosecrans Street between Old Town and 
Point Loma. The Community Plan envisions future Rapid Bus stations 
at the Sports Arena Community Village and Dutch Flats Urban Village 
to support planned residential and employment uses. The complete 
streets improvements discussed in previous sections, as well as the 
implementation of transit priority measures and other intelligent 
transportation systems, will support efficient transit service and transit 
use as a transportation mode of choice. 

BOx 3-5:  TRANSIT SYSTEMS
• San Diego Trolley. The San Diego Trolley, operated by 

the Metropolitan Transit System (MTS), connects the 
Midway - Pacific Highway community to Downtown, 
Mission Valley, San Diego State University, El Cajon, 
Santee, National City, Chula Vista, and San Ysidro. By 
2020, the Trolley will be extended from Old Town to the 
University of California San Diego and the University 
community. Other future trolley extensions are identified 
in the Regional Plan. 

• Coaster. The Coaster, operated by North County Transit 
District (NCTD), is a commuter rail service connecting 
the Oceanside Transit Center, Carlsbad Village, Carlsbad 
Poinsettia, Encinitas, Solana Beach, Sorrento Valley, Old 
Town, and Downtown. 

• Rapid Bus. The Rapid Bus service operated by MTS will 
provide a higher-speed service along Rosecrans Street, 
Sports Arena Boulevard, and Pacific Highway with 
connections to the Old Town Transit Center. 

• Local Bus. Local bus routes are operated by MTS with 
stops throughout Midway-Pacific Highway.

Planned Rapid Bus service along Sports Arena Boulevard and Rosecrans Street, 
connecting to the Old Town Transit Center, will complement existing trolley service.
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The Regional Plan also includes the future development of an Intermodal 
Transit Center (ITC) along the rail corridor south of Washington Street to 
provide a regional transit hub connecting Amtrak, Coaster, Trolley, and 
bus service to the San Diego International Airport. The ITC could provide 
a pedestrian bridge to an airport shuttle or people-mover system that 
would transport passengers to the airport terminals. The ITC could 
evolve over time from initially accommodating improvements for the 
Trolley, Coaster, Amtrak, and local bus service, to becoming a station 
for High Speed Rail service. The California High Speed Rail Authority is 
planning a statewide, intercity high-speed passenger rail system with 
San Diego as the southern terminus. The proposed High Speed Rail 
alignment will follow the existing rail corridor, with options for track 
segments to be above, at, and below grade. Design guidelines for the 
future ITC are provided in the Land Use, Villages & Districts Element.

POLICIES
ME-4.1 Coordinate with MTS, SANDAG, and adjacent property 

owners to improve accessibility and the environment at 
transit stops through the installation of amenities such 
as ADA-compliant shelters and additional seating, bicycle 
parking, lighting, and landscaping, where appropriate. 

ME-4.2 Coordinate with MTS and SANDAG to provide enhanced 
station amenities at the trolley stations at Washington 
Street and Palm Street and at the recommended future 
Rapid Bus stations serving the Sports Arena Community 
Village and Dutch Flats Urban Village that reflect their 
importance and improve safety. These amenities can 
include unique shelter designs, bicycle lockers, artwork, 
real-time transit information, lighting, surveillance, and 
emergency call boxes. 

ME-4.3 Improve access to transit by prioritizing improvements to 
pedestrian and bicycle facilities that provide connections 
to transit stops, stations, and the Old Town Transit Center.

ME-4.4 Coordinate with MTS and SANDAG to implement transit 
priority measures such as queue jumpers and priority 
signal operations along current and future transit 
corridors such as Sports Arena Boulevard, Midway Drive, 
Rosecrans Street, and Pacific Highway.

ME-4.5 Encourage the implementation of Rapid Bus to serve 
areas of future residential and employment uses in the 
Sports Arena Community Village and Dutch Flats Urban 
Village. 

ME-4.6 Coordinate with MTS and SANDAG to provide Rapid 
Bus stations and mobility hubs at the Sports Arena 
Community Village and the Dutch Flats Urban Village. 

ME-4.7 Coordinate with MTS and public and private developers 
to ensure accessibility and compatibility between transit 
operations and future development plans.

ME-4.8 Coordinate with MTS and SANDAG for the installation 
of electronic arrival schedules where appropriate and 
implement real-time transit schedule updates to provide 
timely information and support efficient boarding.

ME-4.9 Coordinate with MTS, North County Transit District, and 
the California Public Utilities Commission to reduce trolley, 
train, vehicle, and pedestrian conflicts. Strategies may 
include elevated tracks and platforms, rail realignment, 
vehicular and pedestrian safety improvements at existing 
rail crossings, and aesthetic improvements to strengthen 
pedestrian access and walkability. At-grade rail crossings 
that may be targeted for improvement are Noell Street, 
Washington Street, Sassafras Street, and Palm Street.

ME-4.10 Coordinate with SANDAG to increase the length of the 
heavy-rail bridge at Witherby Street to create additional 
right-of-way for planned multimodal improvements.

ME-4.11 Coordinate with SANDAG to implement transit 
infrastructure and service enhancements in the Regional 
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FIGURE 3-4:  PLANNED TRANSIT FACILITIES
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Plan, including the construction of the future ITC located 
along the rail corridor.

ME-4.12 Coordinate with SANDAG and the California High Speed 
Rail Authority to support the statewide, intercity high-
speed passenger rail system with San Diego as the 
southern terminus. 

ME-4.13 Support the implementation of the Intermodal Transit 
Center (ITC), as planned in the Regional Plan. 

A. Coordinate with SANDAG, MTS, NCTD, Caltrans, San 
Diego County Regional Airport Authority, San Diego 
Unified Port District, and California High Speed Rail 
Authority during the planning, design and construction 
process for the ITC to address the needs of the Midway 
- Pacific Highway community.

B. Encourage engagement with the Midway - Pacific 
Highway community and affected business and 
property owners throughout the development process 
for the ITC.

C. Encourage the ITC design to provide adequate parking 
to meet the needs of transit passengers.

D. Encourage SANDAG and Caltrans to provide 
improvements to enhance vehicular access between 
I-5 and the ITC.

E. Support implementation of a pedestrian bridge or 
connection from the ITC to the west side of Pacific 
Highway. 

F. Support the use of regional transportation and state 
high speed rail funding to construct the facility and 
associated off-site improvements.

G. Support the construction of a new trolley station at 
the MTS property between Witherby Street and Noell 
Street should the Washington Street trolley station be 
relocated to the ITC to ensure ongoing transit service 
for the Hancock Transit Corridor village.

3.5 STREET AND FREEWAY SYSTEMS
To meet existing and future transportation demand, the Community 
Plan envisions improving and supplementing Midway – Pacific 
Highway’s existing mobility network of streets and freeway connections, 
pedestrian facilities, and bicycle facilities. As development occurs within 
the Sports Arena Community Village and Dutch Flats Urban Village, new 
public, complete streets will be constructed to enhance connectivity, as 
listed in Box 3-5. Figure 3-5 shows the existing (2017) functional street 
classifications, and Figure 3-6 shows the planned street classifications. 
New public or private streets may also be constructed in other areas 
of limited connectivity as part of private development projects. 

Focused street improvements, transportation systems management 
techniques, and traffic-calming measure can increase mobility 
network capacity, reduce congestion, reduce speeding, and improve 
neighborhood livability. Recommended physical and operational 
improvements that will assist in meeting existing and projected 
vehicular mobility needs, as shown in Figure 3-7, include street 
widening, improving signalization, adding turn lanes, restriping, 
modifying medians and intersections, removing on-street parking, 
and freeway access and signage improvements. Conceptual diagrams 
for some of the proposed street and intersection improvements 
are provided in Figures 3-8 through 3-16. New technologies and 
improvement concepts can also be considered to address Midway-
Pacific Highway’s mobility needs.

Existing streets will also be improved to incorporate the proposed 
multi-use urban path system and bicycle facilities within and alongside 
existing roadways, as described in the Walkability and Bicycling 
sections. Refer also to the General Plan’s Mobility Element, and Urban 
Design Element for policy guidance regarding the streetscape and 
urban greening components of complete streets design. 
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Improving access to the freeway system and reducing the amount of 
congestion on local streets, including Rosecrans Street/Camino Del Rio 
West, Sports Arena Boulevard, and Pacific Highway, are key objectives 
for Midway - Pacific Highway. The addition of I-8/I-5 east-to-north and 
south-to-west freeway connector ramps and improved connections 
between I-5 and Pacific Highway will improve interchange functionality 
and regional access in the area. Additionally, access improvements 
from the Camino Del Rio West interchange to I-5 south, access and 
capacity improvements at the Old Town Avenue interchange with I-5, 
and direct access from I-5 to the airport would help alleviate traffic 
congestion along local streets, including Pacific Highway, Hancock 
Street, and Laurel Street, that is exacerbated by airport traffic. 
Operational and intersection improvements on the Rosecrans Street/
Camino del Rio West corridor will help to address congestion in the 
near- to mid-term. The City and Caltrans may need to study long-term 
grade separation options as part of regional access improvements 
from Midway Drive to the I-5/I-8 interchange. 

POLICIES
ME-5.1 Provide a network of complete streets throughout the 

community that safely accommodates all travel modes 
and users of the right-of-way.

ME-5.2 Reconfigure existing right-of-way as appropriate to 
provide bicycle, pedestrian, and transit facilities while 
maintaining vehicular access.

ME-5.3 Implement focused intersection improvements to 
improve safety and operations for all travel modes. 

ME-5.4 Introduce new streets to break up the scale of existing 
superblocks to improve multimodal mobility and reduce 
vehicular congestion, including the new streets listed in 
Box 3-5.

ME-5.5 Incorporate balanced multimodal street design concepts 
into the planning, design, retrofit, and maintenance of 
streets.

Creating new complete street connections and improving existing streets to safely 
accommodate all modes of travel will help meet the community’s travel demand. 

BOx 3-6:  RECOMMENDED NEW 
ROADWAY CONNECTIONS 
• Kemper Street (Sports Arena Boulevard to Hancock 

Street / Kurtz Street intersection)

• Frontier Drive (Sports Arena Boulevard to Kurtz Street)

• Greenwood Street (Sports Arena Boulevard to Kurtz 
Street Midway Drive)

• Charles Lindbergh Parkway (Midway Drive to Kurtz 
Street)

• Dutch Flats Parkway (Sports Arena Boulevard to 
Barnett Avenue)
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ME-5.6 Consider innovative transportation improvements and 
emerging technologies to address regional and local 
transportation demand in Midway - Pacific Highway. 

ME-5.7 Support the implementation of modern roundabouts 
throughout the community, where appropriate, and 
evaluate roundabout intersection control for all new 
intersections. 

ME-5.8 Support an engineering feasibility study to analyze 
downgrading Pacific Highway to a 6-lane major arterial 
to improve multimodal safety, enhance multimodal 
connections between the community and Downtown, and 
create a community gateway. This improvement could 
potentially include removing grade-separations along 
Pacific Highway at Barnett Avenue, Witherby Street, and 
Washington Street (see conceptual plan in Figure 3-16).

ME-5.9 Consider a public road connection between Sports 
Arena Boulevard and Midway Drive to connect to the 
Greenwood Street extension in order to improve the 
mobility system. 

ME-5.10 Coordinate with SANDAG and Caltrans to recommend a 
future ramp connection between northbound Camino 
del Rio West and I-5 South to enhance regional access for 
Midway - Pacific Highway and adjacent communities. 

ME-5.11 Coordinate with SANDAG, Caltrans, and the California 
Coastal Commission for the implementation of the I-8 East 
to I-5 North and I-5 South to I-8 West connector ramps 
to enhance regional access and reduce congestion for 
Midway - Pacific Highway and adjacent communities. 

A. Coordinate with SANDAG and Caltrans to support 
the initiation of a project study report to evaluate the 
engineering feasibility of the connector ramps. 

B. Coordinate with SANDAG to program the connector 
ramps in the Regional Plan and prioritize their 
completion. 

ME-5.12 Coordinate with SANDAG, Caltrans, San Diego County 
Regional Airport Authority, San Diego Unified Port 
District, and California Coastal Commission to reduce 
congestion on community streets from vehicles traveling 
to and from San Diego International Airport through the 
implementation of airport- and/or regionally-funded 
transportation improvements, which could include: 

• Direct access connection from I-5 to the San Diego 
International Airport. 

• Connector ramp from northbound Pacific Highway to 
I-5 North

• Connector ramp from I-5 South to southbound Pacific 
Highway 

ME-5.13 Coordinate with SANDAG, Caltrans, and the U.S. Navy to 
study the feasibility of an extension of Barnett Avenue to 
the Old Town Avenue/I-5 interchange to enhance regional 
access and reduce congestion for Midway - Pacific 
Highway and adjacent communities. Consider potential 
impacts to the Old Town San Diego community in the 
feasibility study.  

ME-5.14 Support an engineering feasibility study to analyze 
potential grade separation of Camino del Rio West from 
Rosecrans Street to the I-5/I-8 interchange to separate 
regional traffic from local traffic. 

ME-5.15 Support implementation of traffic control improvements 
at the Hancock Street/Old Town Avenue/I-5 Southbound 
Ramps intersection and the Old Town Avenue/Moore 
Street intersection. Improvements could include 
intersection reconfiguration and/or alternative traffic 
control (e.g. roundabouts) at these closely spaced 
intersections. 

ME-5.16 Ensure efficient movement and delivery of goods to 
commercial and industrial uses while minimizing impacts 
on residential and mixed-use neighborhoods.
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FIGURE 3-5:  EXISTING (2017 2024) STREET CLASSIFICATIONS
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FIGURE 3-6:  PLANNED STREET CLASSIFICATIONS
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FIGURE 3-7:  RECOMMENDED STREETS AND FREEWAYS IMPROVEMENTS 
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3.6 INTELLIGENT 
TRANSPORTATION SYSTEMS 

Intelligent transportation systems (ITS) are technologies that are applied 
to transportation systems such as vehicles, roadways, intersections, 
transit, and payment systems to improve their function. The goal of 
ITS implementation is to maximize efficiency of these transportation 
systems, increase vehicle throughput, reduce congestion, and provide 
useful information to the commuting public. Information may be 
relayed or reflected through flashing messaging boards, allowing 
travelers to make informed travel mode and route decisions, and self-
adjusting traffic signals during peak traffic hours. The use of ITS tools 
will be instrumental to addressing the community’s mobility needs.

POLICIES
ME-6.1 Facilitate implementation of ITS and emerging 

technologies to help improve public safety, reduce 
collisions, optimize traffic signal timing, minimize traffic 
congestion, maximize parking efficiency, manage 
transportation and parking demand, and improve 
environmental awareness and neighborhood quality.

ME-6.2 Prioritize ITS strategies such as dynamic message signs, 
transit signal priority measures, and adaptive traffic signal 
coordination systems to reduce congestion on Sports 
Arena Boulevard, Midway Drive, Rosecrans Street, and 
Pacific Highway.

ME-6.3 Encourage implementation or accommodation of 
infrastructure for electric vehicles including vehicle 
charging stations as part of residential, commercial, 
industrial, and infrastructure development projects based 
on future demand and changes in technology.

ME-6.4 Support infrastructure to accommodate connected and 
autonomous vehicles. 

Real-time information, such as parking spots available and next-bus information, will 
help travelers make more efficient travel choices.

Incorporating emerging technologies such as electric vehicle charging stations as part 
of infrastructure and development projects will encourage and support sustainable 
travel choices.



Midway - Pacific Highway

Midway - Pacific Highway Community PlanME-86

DRAFT

3.7 TRANSPORTATION DEMAND 
MANAGEMENT

Transportation Demand Management (TDM) combines marketing 
and incentive programs to encourage use of a range of transportation 
options, including public transit, bicycling, walking and ride-sharing, and 
to reduce dependence on automobiles. TDM strategies are another 
important tool to help reduce congestion and parking demand in 
Midway - Pacific Highway. 

POLICIES
ME-7.1 Encourage new residential, office, and commercial 

developments, as well as any new parking garages, to 
provide spaces for car-sharing.

ME-7.2 Encourage large employers and institutions in Midway 
- Pacific Highway, such as the U.S. Navy and U.S. Marine 
Corps, to provide transit passes at reduced rates to 
employees/students and to allow for flexible work and 
school schedules in order to shift trips to off-peak periods.

ME-7.3 Encourage the implementation of an employee shuttle 
between the Dutch Flats Urban Village and the Old Town 
Transit Center during morning and afternoon peak travel 
periods as a TDM measure prior to the start of Rapid Bus 
service. 

ME-7.4 Encourage new multifamily residential development to 
provide discounted transit passes to residents.

ME-7.5 Encourage new commercial, office, and industrial 
development to provide discounted transit passes to 
employees.

ME-7.6 Encourage employers to participate in and inform 
employees about SANDAG’s Transportation Demand 
Management programs.

ME-7.7 Encourage participation in active transportation programs 
to and from schools, in conjunction with Safe Routes to 
School programs, to help promote physical activity and 
healthier lifestyles for students.

ME-7.8 Implement bike share and car share programs where 
appropriate to reduce the necessity for automobile 
ownership and use in the community.

ME-7.9 Encourage the implementation of a shuttle between the 
Sports Arena and the Old Town Transit Center during 
events as a TDM measure. 

ME-7.10 Coordinate with SANDAG, MTS, and the U.S. Navy to 
reduce congestion in Midway - Pacific Highway and 
adjacent communities from vehicles traveling to and 
from Naval Base Point Loma facilities through the 
implementation of a federal- and/or regionally funded 
employee shuttle between Naval Base Point Loma, 
SPAWAR, and the Old Town Transit Center during morning 
and afternoon peak travel periods and provision of 
parking for Naval Base Point Loma employees at SPAWAR. 

Transportation Demand Management efforts can include installation of bike sharing 
stations throughout the community. 
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3.8 PARKING MANAGEMENT
The achievement of many of the goals of the Community Plan depends 
on thoughtfully planning and effectively managing parking in the 
community. These goals include reduced congestion and vehicle trips, 
increased sustainability, improved pedestrian and bicycle facilities, 
improved transit use and transit service, revitalized employment and 
residential districts, and enhanced community character. 

POLICIES
ME-8.1 Support reducing minimum parking requirements 

for mixed-use development, which could include the 
utilization of tandem parking. 

ME-8.2 Encourage public parking structures and surface parking 
to utilize shared parking arrangements as part of new 
development to efficiently meet parking demands.

ME-8.3 Implement parking management strategies and enforce 
existing parking regulations and restrictions in order to 
more efficiently use on-street parking spaces, increase 
turnover and parking availability, and reduce on-street 
overnight parking of oversized vehicles. 

ME-8.4 Encourage shared driveways where feasible to reduce 
curb cuts.

3.9 GOODS MOVEMENT AND 
FREIGHT CIRCULATION

Within Midway - Pacific Highway, medium to large trucks make 
deliveries to industrial, commercial, and institutional land uses in the 
community including the Post Office on Midway Drive, the Marine 
Corps Recruitment Depot (MCRD), the Naval Base Point Loma - 
SPAWAR complex, and the San Diego International Airport (SDIA). The 
community does not have any designated truck routes. Trucks are 
allowed to use major roadways to access the industrial and commercial 
sites. As Midway - Pacific Highway evolves and grows, steps can be 
taken in order to minimize potential impacts from truck activity within 
the community. 

POLICIES
ME-9.1 Ensure efficient movement and delivery of goods to 

retail, commercial and industrial uses while minimizing 
congestion impacts to roadways by encouraging delivery 
during non-peak and non-congested traffic hours. 

ME-9.2 Provide adequate loading spaces internal to new non-
residential development to minimize vehicle loading and 
minimize truck storage spillover on adjacent streets.

ME-9.3 Provide adequate short-term, on-street curbside loading 
spaces for existing developments where off-street loading 
is not accommodated.

ME-9.4 Coordinate with Caltrans, the San Diego Unified Port 
District, the San Diego County Regional Airport Authority, 
and the California Public Utilities Commission to improve 
truck access to and from the San Diego International 
Airport and I-5.
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FIGURE 3-8:  SPORTS ARENA BOULEVARD IMPROVEMENTS

Figure 3-8
Sports Arena Boulevard with Bay to Bay Trail -

North of Rosecrans Street

Midway-Pacific Highway and 
Old Town Community Plan Update
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This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.

See Revised Figure 3-8
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NOTE: THE PROPOSED CONCEPTS ARE
PLANNING-LEVEL ONLY, AND NOT TO BE
USED FOR  DESIGN OF IMPROVEMENTS.
CROSS-SECTIONS CALLED OUT CAN BE
FOUND ON SHEETS 13-15.

 Improvement Feasibility Concept

Midway Rising
June 7, 2024
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This graphic is for conceptual purposes only. Further engineering study would be required at the project level prior to implementation. 
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FIGURE 3-9:  MIDWAY DRIVE IMPROVEMENTS

Figure 3-9
Midway Drive with Midway Trail -

North of Rosecrans Street

Midway-Pacific Highway and 
Old Town Community Plan Update

This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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FIGURE 3-10:  PACIFIC HIGHWAY IMPROVEMENTS

Midway - Pacific Highway

Midway - Pacific Highway Community Plan DRAFT April 2017ME-72

FIGURE 3-10:  PACIFIC HIGHWAY IMPROVEMENTS
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FIGURE 3-11:  ROSECRANS STREET IMPROVEMENTS (WEST OF MIDWAY DRIVE)

Figure 3-6
Rosecrans Street with La Playa Trail -

West of Midway Drive

Midway-Pacific Highway and 
Old Town Community Plan Update
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FIGURE 3-12:  ROSECRANS STREET IMPROVEMENTS (EAST OF SPORTS ARENA BOULEVARD)

Figure 3-7
Rosecrans Street with La Playa Trail -

East of Sports Arena Boulevard

Midway-Pacific Highway and 
Old Town Community Plan Update

This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.
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This graphic is for conceptual purposes only. Further engineering study would be required at the project level prior to implementation. 
Access to properties on the southeast side of Rosecrans Street should be provided from intersection improvements at Hancock Street and Moore Street. Refer to policy ME-2.13.
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FIGURE 3-13:  BARNETT AVENUE / LYTTON STREET IMPROVEMENTS 
3Mobility

Midway - Pacific Highway Community PlanDRAFT April 2017 ME-75

FIGURE 3-13:  BARNETT AVENUE / LYTTON STREET IMPROVEMENTS 
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FIGURE 3-14:  SPORTS ARENA BOULEVARD / W. POINT LOMA BOULEVARD / MIDWAY DRIVE 
INTERSECTION IMPROVEMENTS

Figure 3-10
Sports Arena Boulevard / West Point Loma Boulevard / Midway Drive -

Proposed Pedestrian Improvements

Midway-Pacific Highway and 
Old Town Community Plan Update

This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, Getmapping, Aerogrid, IGN, IGP, swisstopo, and the GIS
User Community
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FIGURE 3-15:  SPORTS ARENA BOULEVARD / ROSECRANS STREET / CAMINO DEL RIO WEST 
INTERSECTION IMPROVEMENTS

Figure 3-11
Sports Arena Boulevard / Rosecrans Street / Camino Del Rio West -

Proposed Pedestrian Improvements

Midway-Pacific Highway and 
Old Town Community Plan Update

This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.
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See Revised Figure 3-15
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Midway Rising
June 7, 2024
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This graphic is for conceptual purposes only. Further engineering study would be required at the project level prior to implementation. 
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FIGURE 3-16:  PACIFIC HIGHWAY / BARNETT AVENUE / WITHERBY STREET INTERSECTION 
IMPROVEMENTS

Figure 3-3
Barnett Avenue and Witherby Street / Pacific Highway

at-Grade Intersection Concepts

Midway-Pacific Highway and 
Old Town Community Plan Update

This graphic is for conceptual purposes only.  Further engineering study would be required at the project level prior to implementation.
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INTRODUCTION
Urban	design	 addressess	 the	defining	 features	 and	 relationships	
of	buildings,	groups	of	buildings,	development	sites,	public	spaces,	
and	public	infrastructure	in	a	communitiy.	Midway	–	Pacific	Highway	
is currently an urban community with commercial and industrial 
buildings	and	developments	from	various	eras	of	the	20th	century	and	
pockets	of	residential	development.	The	composition	of	land	uses	in	the	
community	has	created	a	fragmented	sense	of	place.	The	community	
is	centrally	located	and	attracts	people	from	many	areas	of	the	City	for	
jobs	and	shopping	during	the	day,	but	community	vitality	diminishes	
after	business	hours.	The	community’s	auto-dominated	streets	provide	
minimal	space	for	pedestrians,	bicyclists,	and	public	activity.	Existing	
developments	 feature	 large	parking	areas	 that	are	adjacent	 to	 the	
sidewalk	 and	 lack	 connections	and	 spaces	 for	pedestrians.	 These	
development characteristics discourage pedestrian and bicycle activity 
and	 further	 reduce	vitality.	 The	vision	and	policies	 in	 this	element	
build	on	efforts	undertaken	over	the	last	20	years	by	Midway	-	Pacific	
Highway	stakeholders	to	improve	and	enhance	its	character.	

VISION
The	 vision	 for	Midway	 -	 Pacific	Highway	 is	 a	 community	with	 an	
enhanced	sense	of	place	and	improved	building,	site,	and	streetscape	
design	focused	on	walkability	and	livability.	The	development	of	vibrant,	
pedestrian-friendly,	and	distinctive	districts	and	villages	will	bring	new	
character	and	vitality	to	the	community.	Transit-oriented	development	
that incorporates residential uses will create a balanced community 
and	support	the	goals	of	the	Climate	Action	Plan.	Also,	revitalization	
of	employment	areas	with	complementary	residential	uses	and	public	
spaces will allow people to live and work within the community. 

New complete streets and pedestrian and bicycle connections will 
divide	existing	superblocks	 into	smaller	blocks	 to	 improve	mobility	

URBAN DESIGN GOALS
• A	 framework	 of	 streets	 and	 blocks	 that	 support	 a	

pedestrian-oriented	pattern	and	scale	of	development.

• Pedestrian-oriented,	human-scaled,	high-quality,	 and	
sustainable development projects and site design. 

• An	enhanced,	expanded,	and	connected	public	realm	of	
attractive	streets,	pedestrian	spaces,	and	public	spaces	
within the community. 

• An	 upgraded	 publ ic 	 realm	 with	 streetscape	
improvements,	 gateway	 nodes,	 amenities,	 street	
trees,	 landscaping,	 and	wayfinding	 signs	 to	 support	
multimodal transportation and enhance community 
character. 

• Linear gateways and urban paths that connect to 
Mission	Bay,	San	Diego	River	Park,	and	San	Diego	Bay.
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for	pedestrian,	bicyclists,	and	motorists.	An	enhanced	public	realm,	
including	 attractive	 and	 safe	 pedestrian	 and	bicycle	 connections	
through	 the	 community,	will	 encourage	active	 transportation	and	
transit	use	and	improve	the	flow	of	vehicles.	These	connections	will	
also	capitalize	on	the	community’s	unique	location	near	regional	open	
space and recreational resources. New parks and public spaces will 
help	create	an	outdoor-focused	community	character	that	encourages	
pedestrian	activity,	social	gatherings,	and	community	events.	

The	comprehensive	Urban	Design	Framework	for	the	community	is	
illustrated	in	Figure	4-1.	For	village-	and	district-specific	urban	design	
policies,	refer	to	the	Land	Use,	Villages	&	Districts	Element.	

4.1 URBAN FRAMEWORK
The	community	contains	superblocks	in	the	Sports	Arena	Community	
Village,	Rosecrans	District,	Dutch	 Flats	Urban	Village,	 and	Kettner	
District.	The	Community	Plan	envisions	transforming	the	superblocks	
into	a	walkable	grid	block	pattern	with	new	streets,	“main	streets”	which	
could	be	private	drives	or	public	streets,	and	pedestrian	walkways.	
Main	 streets	will	 serve	 as	 pedestrian	 spines	within	 villages	 and	
superblocks	and	can	feature	office,	retail	and	residential	uses	as	part	
of	future	development.	These	streets	and	walkways	(see	Figure	4-1) 
will	break	up	 larger	blocks,	 improving	connectivity	and	 introducing	
opportunities	for	pedestrian-oriented	development.	Related	policies	
regarding	street,	pedestrian,	and	bicycle	connections	can	be	found	in	
the	Mobility	Element.	

POLICIES
UD-1.1 Maintain	and	expand	grid	street	patterns	with	walkable	

block	sizes	(perimeter	of	1,500	feet	or	less)	to	support	
pedestrian-oriented	development.	

UD-1.2 Consider	street	vacations	that	support	the	development	
of	park	and	public	spaces	and	do	not	reduce	pedestrian	
and bicycle access.

UD-1.3 Develop	a	pedestrian-oriented	urban	framework	within	
villages as well as in districts that contain superblocks. 

A. Incorporate	pedestrian-oriented	public	streets,	public	
or	private	“main	streets,”	and	other	pedestrian	routes	
to improve pedestrian connectivity and encourage 
pedestrian-oriented	development.	

B. Establish	walkable	block	lengths	to	support	pedestrian-
oriented	block	sizes	and	development.	

C. Avoid	creating	cul-de-sacs	and	dead-end	streets	where	
possible.  

D. Incorporate	smaller	streets	and/or	alleys	behind	street-
front	commercial	uses	and	through	residential	blocks	
to	allow	 for	 rear	parking	and	 loading	and	minimize	
sidewalk	curb	cuts	along	primary	street	frontages.		

E. Provide	sidewalks	and	street	trees	along	both	sides	of	
drives to support connectivity and walkability.

A walkable urban framework that includes “main streets” will support pedestrian activity 
and village development. 
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Distinctive Mixed-Use Villages. Villages	with	their	own	distinct	range	of	uses,	character,	streetscapes,	places,	urban	form	and	
building	design	as	an	integral	aspect	of	Midway	-	Pacific	Highway’s	identity	and	character.	Access	to	transit	is	an	integral	feature	
of	villages.	(See	Section	2.4	in	the	Land	Use,	Villages	and	Districts	Element	and	Section	4.6	of	the	Urban	Design	Element.)

New Streets and Green Streets.	Network	of	new,	complete	streets	 that	provide	 increased	pedestrian,	bicycle,	and	vehicle	
connectivity	within	existing	superblocks.	New	streets	and	existing	streets	identified	as	green	street	will	incorporate	elements	to	
enable	safe,	attractive,	and	comfortable	travel	for	all	users	and	features	to	manage	storm	water	and	urban	runoff.	(See	Sections	
4.1	to	4.3	of	the	Urban	Design	Element,	and	Sections	3.2	and	3.5	of	the	Mobility	Element.)

A System of Connected Parks. Planned	parks	and	recreational	facilities	will	be	located	along	linear	gateways	and	green	streets	
that	offer	connections	to	community	amenities	as	well	as	regional	recreational,	open	space,	and	cultural	destinations.	 	 (See	
Sections	4.3	and	4.4	of	the	Urban	Design	Element	and	the	Recreation	Element.)

Linear Gateways. Linear gateways will be streets that encourage active transportation and enhance community character by 
incorporating	elements	that	create	a	more	comfortable	and	attractive	public	realm.	They	will	connect	the	villages	and	districts	
to	destinations	within	the	community	as	well	as	to	Mission	Bay,	the	San	Diego	River,	and	San	Diego	Bay.	(See	Sections	4.3	and	
4.4	of	the	Urban	Design	Element.)

Pedestrian and Bicycle Gateways and Gateway Nodes. Pedestrian	and	bicycle	gateways	will	provide	attractive	and	safe	
connections	between	Midway	-	Pacific	Highway	and	adjacent	communities.	Gateway nodes at key entrances to the community 
will	enhance	the	sense	of	arrival	and	urban	character	for	pedestrians,	bicyclists,	and	vehicles.	(See	Sections	4.4	and	4.5	of	the	
Urban	Design	Element.)

Additional Mobility Connectivity. Main	streets	(public	or	private)	will	serve	as	pedestrian	spines	within	villages	and	superblocks	
creating	a	walkable	grid	block	pattern	that	will	feature	active	ground	floor	uses	and	pedestrian	nodes.	Pedestrian	and	bicycle	
connections	and	walkways	will	improve	connectivity;	facilitate	bicycling,	walking,	and	transit	use;	and	encourage	public	interaction.	
(See	Sections	4.1	and	4.2	of	the	Urban	Design	Element.)	

FIgURE	4-1:		URBAN	DESIgN	FRAMEWORK	MAP	KEY
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4.2 STREETSCAPE AND PUBLIC 
REALM

The	public	realm	is	the	space	where	public	interaction	occurs.	It	includes	
streets,	walkways,	and	public	or	civic	space	such	as	plazas	or	greens.	
Public realm and streetscape design can improve the pedestrian 
experience,	 create	a	 sense	of	place,	help	 support	 activity	 centers,	
and increase connectivity within the community and to adjacent 
communities.	Development	can	expand	the	public	realm	by	including	
public	and	semi-public	spaces	as	part	of	building	and	site	design.	Public	
and	private	projects	 can	provide	wider	non-contiguous	 sidewalks	
with	parkway	landscaping	shade	trees,	pedestrian-oriented	lighting,	
and median landscaping to contribute the pedestrian environment. 
Streetscape	enhancements	can	be	incorporated	into	existing	streets	
either	through	the	redesign	of	existing	right-of-way	or	the	acquisition	
of	additional	right-of-way.

POLICIES
General
UD-2.1 Incorporate	public	spaces	(e.g.	plazas,	pocket	parks,	or	

greens)	as	an	integral	aspect	of	site	and	building	design	
within	villages	and	where	feasible	within	residential/
commercial	mixed-used	districts.	(Refer	also	to	the	
Recreation	Element.)

UD-2.2 Activate	public	spaces,	including	streets,	sidewalks,	and	
parks	with	City-permitted	special	events	and	park	uses	
that	provide	cultural	enrichment,	promote	economic	
vitality,	enhance	community	identity	and	pride,	and	
provide	fundraising	opportunities	for	the	community’s	
nonprofit	agencies.

UD-2.3 	Integrate	pedestrian	connections	(such	as	walkways,	
pathways,	sidewalks,	passageways,	or	arcades)	and	

spaces	into	site	designs	within	villages	and	where	feasible	
within	residential/commercial	mixed-used	districts,		to	
encourage	public	interaction	and	to	facilitate	walking.

UD-2.4 	Provide	streetscapes	that	incorporate	a	frontage	area,	a	
pedestrian	walkway	with	non-contiguous	sidewalks,	and	a	
furnishing	area	with	street	trees	between	the	street	curb	
and	sidewalk	within	villages	and	where	feasible	within	
districts. 

UD-2.5 Utilize	pop-outs,	bulb-outs,	and/or	building	setbacks	
where appropriate to create pedestrian nodes along 
streets and at street corners within villages; where 
feasible	within	residential/commercial	mixed-used	
districts;	and	along	linear	gateways,	main	streets,	and	
green streets. 

UD-2.6 	Provide	pedestrian-oriented	lighting	along	linear	
gateways,	main	streets,	and	green	streets,	as	well	as	
on	pedestrian	paths,	at	transit	stops,	and	at	pedestrian	
plazas,	to	enhance	the	safety	and	comfort	of	the	
pedestrian environment.

Incorporating public spaces and pedestrian and bicycle connections into site design will 
support activity centers. 
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Walkway Area
UD-2.7 Incorporate wider sidewalks in the pedestrian walkway 

area	(clear	path	of	travel)	within	villages	and	on	linear	
gateways,	main	streets,	and	green	streets.

UD-2.8 Minimize	the	number	of	driveways	that	interrupt	the	
pedestrian walkway. 

UD-2.9 Avoid	placing	obstructions	within	the	pedestrian	walkway	
area,	such	as	transformers	and	utility	boxes,	to	the	
maximum	extent	possible.	

Frontage Area
UD-2.10 	Design	the	frontage	area	between	buildings	and	the	

public	right-of-way	to	be	active	in	areas	of	high	pedestrian	
activity,	or	a	mixture	of	active	and	passive	in	areas	with	
moderate	to	lower	levels	of	pedestrian	activity,	to	support	
walkability. 

UD-2.11 Create	active	frontage	areas	for	buildings	by	incorporating	
ground-floor	retail	or	office	uses	or	entrances	to	
residential lobbies within villages and residential/
commercial	mixed-used	districts	and	along	linear	
gateways,	main	streets,	and	green	streets.	

UD-2.12 Incorporate	active	frontage	areas	with	outdoor	seating	
adjacent to parks and public spaces within villages and 
residential/commercial	mixed-used	districts	to	create	
pedestrian-oriented	activity	centers.	(Refer	also	to	the	
Recreation Element.)

Furnishing Area
UD-2.13 Provide	a	furnishing	area	between	the	curb	and	the	

sidewalk,	with	street	trees	and	plantings	within	parkway	
planting	areas,	bioswales,	or	tree	wells,	to	enhance	the	
pedestrian	environment	and	capture	urban	runoff	where	
feasible.	(Refer	also	to	the	Urban	greening	section.)

Sidewalks with an accessible walkway area, active public space in the frontage area, and 
pedestrian amenities and landscaping in the furnishing area encourage pedestrian activity. 

Sidewalks with a furnishing area that incorporates street furniture, street trees, and 
landscaping help create a comfortable and attractive pedestrian environment. 

The Frontage Area: The 
area between the Walkway 
and the building facade 
available for outdoor dining, 
sidewalk signs, street furni-
ture, non-affixed planters, 
and outdoor merchandising. 

The Furnishing Area: The area  
between the face of the curb and 
the Walkway utilized for street 
light standards, utility poles, street 
furniture, outdoor dining, planting 
areas, and tree planting.  

The Walkway: A continuous,  
unobstructed, accessible, paved area 
dedicated to pedestrian movement 
along the private frontage. Walkways 
are required on all public frontages. 
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4.3 URBAN GREENING
Urban greening integrates storm water management and treatment 
with	the	planting	of	trees	and	landscaping	in	the	public	right-of-way	
and private development areas. Urban greening improvements in 
Midway	-	Pacific	Highway	will	support	walkability,	clean	the	air,	clean	
storm	water,	 cool	 the	pavement,	and	calm	 traffic.	Street	 trees	and	
landscaping	are	vital	parts	of	the	envisioned	urban	character	as	well	as	
the	urban	greening	infrastructure	system.	The	community	street	tree	
plan	(see	Figure	4-2	and	Appendix	A)	establish	street	tree	themes	for	
primary	street	corridors	and	each	district	and	village.	Midway-Pacific	
Highway	can	experience	flooding	during	rain	events	and	from	periodic	
high	tides.	Bioretention	and	bioinfiltration	facilities	in	the	public	right-
of-way	along	green	streets	and	linear	gateways	can	supplement	the	
storm	drain	system	and	help	cleanse	storm	water	of	contaminants.	

GREEN STREETS
green	streets,	as	identified	in	Figure	4-1,	will	link	people	to	parks,	public	
spaces,	and	adjacent	communities.	These	streets	will	 incorporate	a	
bicycle	and	pedestrian	orientation,	storm	water	improvements,	canopy	
shade	street	trees,	pedestrian	lighting,	and	other	pedestrian	amenities.	
Other	suitable	streets	may	also	receive	green	street	improvements	to	
help meet storm water pollution reduction goals.  

POLICIES
UD-3.1  Design green streets to incorporate enhanced pedestrian 

and	bicycle	facilities,	canopy	street	trees,	and	storm	
water	features	that	increase	absorption	of	storm	water,	
urban	runoff,	pollutants,	and	carbon	dioxide.	Consider	
operational	and	maintenance	needs	for	green	street	
elements when designing improvements. 

UD-3.2 Design and construct all new public streets with green 
street	features	to	the	extent	feasible.	

Urban greening with street trees, landscaping, and storm water improvements enhances 
walkability, calms traffic, and provides environmental benefits. 

Green streets create improved pedestrian and bicycle connections between parks and 
public spaces and improve sustainability with shade-producing street trees and storm 
water management features. 
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BOX 4-1: SHADE AND PASSIVE COOLING 
LANDSCAPING TECHNIQUES
• Place	 trees	 strategically	 for	 their	benefits	 in	building,	

window,	and	outdoor	space	shading.

• Plant	deciduous	trees	on	the	south	side	of	buildings	to	
shade	the	south	face	and	roof	during	the	summer	while	
allowing sunlight to reach buildings in the winter.

• Plant	vegetation	to	shield	exposed	east-	and	west-facing	
walls.

• Plant	 groundcovers	 that	prevent	 ground	 reflection	of	
solar	heat	and	keep	the	surface	cooler.

• Build	 roof	gardens,	eco-roofs,	or	other	 vegetated	 roof	
systems	to	help	reduce	the	solar	heat	gain	and,	where	
possible,	to	serve	as	functional	passive-use	space.

LANDSCAPING
Landscaping	 in	 the	public	 right-of-way	and	development	 sites	 can	
capture	and	infiltrate	storm	water	into	the	ground,	reduce	the	urban	
heat	island	effect,	and	shade	buildings	from	solar	heat.	Landscaping	in	
parkways can also create a physical barrier between pedestrian areas 
and	vehicular	areas	to	increase	pedestrian	comfort.	

POLICIES
UD-3.3 Incorporate	drought-tolerant	and	native	species	for	

landscaping	in	parkways,	medians,	other	public	spaces,	
and private development. 

UD-3.4 Minimize	the	use	of	impervious	surfaces	and	surfaces	
that have large thermal gain to promote storm water 
infiltration	and	reduce	the	urban	heat	island	effect.

UD-3.5 Maximize	the	use	of	landscaping	to	provide	shade	and	
passive	cooling	to	buildings,	outdoor	recreational	spaces,	
and	paved	surfaces.	(Refer	to	Box	4-1.)

UD-3.6 Preserve	existing	mature	trees	in	landscaping	areas	
wherever	possible,	as	they	are	providing	the	greatest	
environmental	benefits	to	the	community.	

UD-3.7 Incorporate low impact development landscaping 
techniques	within	surface	parking	areas,	such	as	inverted	
planting	strips,	turf-crete,	and	tree	wells	with	shade	trees.

UD-3.8 Incorporate	green	features	in	the	design	of	parking	
structures,	such	as	cascading	vines,	rooftop	landscaping	
visible	from	the	public	right-of-way,	and	planting	features	
along the deck edges.

UD-3.9 Encourage	development	of	linear	parks	identified	in	the	
Recreation Element by allowing development projects 
that incorporate a linear park to count the landscaping 
area	in	the	linear	park	toward	the	project’s	landscaping	
requirements.	

Drought-tolerant and native landscaping placed strategically will shade buildings.
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BOX 4-2: STREET TREE PLANTING 
GUIDELINES
• Choose	tree	species	from	tree	palettes	to	avoid	potential	

conflicts	with	overhead	or	underground	utilities,	signs,	
and	nearby	structures.	The	ultimate	tree	size	and	form	
should	fit	within	the	parkway	and	aerial	space	allocated.	

• Utilize	tree	root	barriers	along	sidewalks	and	walkways	
in	order	to	minimize	pavement	upheaval.

• Utilize	a	structural	soil	medium	or	suspended	pavement	
technology	that	extends	from	the	street	curb	to	the	full	
width	of	the	adjacent	property	line	or,	if	narrower,	the	
extent	of	the	mature	canopy.	

• Plant	 trees	whose	 size	at	planting	does	not	generally	
exceed	 15	 gallons,	 since	 younger	 specimens	 will	
acclimate	to	the	site	and	surpass	older,	larger	container	
specimens	in	size	and	health	within	a	few	years.	

• Utilize	tree	grates	or	alternative	techniques	to	protect	
trees,	 allow	 for	 trunk	growth,	 and	 reduce	pedestrian	
safety	hazards	in	areas	with	high	pedestrian	activity.	

• Coordinate	tree	grate	design	and	materials	with	overall	
character	of	the	street.

• Utilize	small	plants	and	bulbs	that	will	not	compete	with	
the	tree	roots	for	water,	space,	and	nutrients	if	additional	
landscaping is incorporated into tree pits.

STREET TREES
Street	trees	improve	community	appearance,	reduce	the	urban	heat	
island	effect,	 create	 shade	within	 the	public	 realm,	 and	provide	a		
barrier between pedestrian and vehicular areas. Street trees are also 
a	tool	for	managing	storm	water,	due	to	their	ability	to	absorb	water	
through	 their	 root	 systems	and	 transpire	water	 vapor	and	oxygen	
back	to	the	atmosphere.	The	Community	Plan	establishes	street	tree	
themes	for	primary	street	corridors	and	districts	and	villages,	as	shown	
in	Figure	4-2,	to	contribute	to	sense	of	place.	The	street	tree	palettes	
are	found	in	Appendix	A.

POLICIES
UD-3.10 Incorporate street trees consistent with the street tree 

palettes	to	create	strong,	recognizable	themes.	(Refer	to	
Appendix	A.)

UD-3.11 Preserve	existing	mature	trees	in	the	public	right-of-way	
wherever possible. Replace each removed tree with two 
new	trees	where	feasible.	

Street trees in commercial corridors create pleasant shopping and dining environments. 
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BOX 4-3: TREE MAINTENANCE AND 
WATERING PLAN COMPONENTS
• Raising the tree canopy as needed in order to address 

hazards	and	provide	visibility	of	traffic	signals	and	other	
traffic	control	devices	for	pedestrians	and	motorists.

• Addressing	 tree	growth	 that	obstructs	building	 signs	
while	maintaining	the	tree	in	place,	through	actions	such	
as raising the tree canopy or temporarily repositioning 
signs.  

• Removing dead trees or trees deemed to be an immediate 
hazard	within	the	public	right-of-way.

• Watering	for	street	trees	based	on	how	large	the	trees	
are,	to	ensure	maximum	use	of	water	provided.

• Eliminating	weeds	 from	street	 tree	pits	 to	 reduce	 the	
amount	of	stress	placed	on	the	tree.

• Removing	 trash	 from	 street	 tree	 pits	 to	 reduce	 the	
amount	of	stress	placed	on	plants.

• Loosening	 the	 top	 2	 to	 3	 inches	 of	 soil	 to	 alleviate	
compaction	and	help	water	and	air	reach	the	roots,	and	
application	of	a	three-inch	layer	of	mulch	to	the	tree	pit	
to	facilitate	growth.

UD-3.12 Consider	implementing	the	street	tree	planting	guidelines	
in	Box	4-2	to	ensure	trees’	long-term	health	and	success.	

UD-3.13 Space	trees	to	have	sufficient	canopy	to	provide	shading	
to	the	pedestrian	zone	in	order	to	create	a	comfortable	
pedestrian	environment.	Spacing	of	trees	should	be	
dependent	on	species	selected	(20	to	50	feet	on	center),	
and should be based on the ability to reasonably achieve 
shading	of	at	least	50	percent	of	the	public	right-of-way	
within	ten	years	of	planting.

UD-3.14 Encourage	the	development	and	implementation	of	a	tree	
maintenance	and	watering	plan	for	village	areas	and	large	
development	to	maintain	the	long-term	health	of	street	
trees	that	includes	the	activities	listed	in	Box	4-3.

UD-3.15 Consider	placing	signs	at	a	height	that	will	allow	visibility	
under shade trees. 

Street trees create an attractive streetscape and provide shade within the public realm. 
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FIgURE	4-2:		STREET	TREE	PLAN
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4.4 GATEWAYS
Community	 gateways,	 as	 shown	 in	 Figure	4-1,	will	 enhance	 sense	
of	place	and	 indicate	entrance	 to	a	unique	 location	by	providing	a	
notable	visual	experience	for	pedestrians,	bicyclists,	and	motorists.	
Signage,	monuments,	public	realm	improvements,	and	architectural	
and	site	design	will	define	the	gateways.	Linear	gateways	will	provide	
connections	within	the	community,	to	adjacent	communities,	and	to	
adjacent regional parks and open space. Gateway nodes will be points 
along these linear gateways and other key streets that mark entrances 
to	the	community.	The	Public	Facilities,	Services	and	Safety	Element	
discusses	 funding	mechanisms	 for	 installation	and	maintenance	of	
gateway	landscaping	and	lighting	that	exceeds	basic	City	services.

LINEAR GATEWAYS
Linear	 gateways	 will	 have	 a	 bicycle-	 and	 pedestrian-friendly	
environment,	with	wider	sidewalks	and	bicycle	facilities	where	feasible.	
The	Bay-to-Bay,	La	Playa	Trail,	Highway	101,	and	Midway	Drive	linear	
gateways	will	include	street	tree	themes,	wayfinding	signage	designs,	
and	multi-use	 urban	paths	 that	 facilitate	 pedestrian	 and	bicycle	
mobility	 as	 further	described	 in	 the	Mobility	 Element.	Camino	Del	
Rio West and Washington Street also serve as linear gateways that 
will	 include	 community	 identity	 features	 such	as	 landscaping	and	
community	entry	signs	that	enhance	the	sense	of	arrival.

BAY-TO-BAY LINEAR GATEWAY

The	Community	Plan	envisions	the	establishment	of	a	Bay-to-Bay	linear	
gateway	connecting	San	Diego	Bay	with	Mission	Bay,	connecting	the	
community	to	the	Coastal	Zone,	and	linking	public	spaces	and	linear	
parks.	The	route	of	the	linear	gateway	will	be	defined	through	urban	
design,	public	space,	and	wayfinding	improvements,	including		a	multi-
use urban path and enhanced streetscape and landscaping.

Two	routes	have	been	identified	for	the	Bay-to-Bay	connection.	The	
near-term	 route	will	 connect	 to	Mission	Bay	 along	 Sports	 Arena	
Boulevard	under	the	I-8	interchange,	and	from	Sports	Arena	Boulevard	
to	Barnett	Avenue	along	Enterprise	Street.	The	long-term	route	includes	
the	provision	of	a	pedestrian	and	bicycle	connection	from	the	Sports	
Arena	Community	Village	to	the	San	Diego	River	Park	across	I-8	and	
from	Sports	Arena	Boulevard	 to	Barnett	Avenue	along	Dutch	Flats	
Parkway.	Each	segment	of	the	link	is	described	below.	

Sports Arena Boulevard	–	The	Community	Plan	envisions	buildings	
along	 the	boulevard	 that	 front	 the	 street	 to	encourage	pedestrian	
activity,	 along	with	 enhancement	of	 the	 existing	 right-of-way	 and	
removal	 of	 on-street	 parking	 to	 provide	 opportunities	 for	wider	
sidewalks,	the	multi-use	urban	path	lined	with	street	trees,	landscaped	
medians,	and	bicycle	lanes.	The	intersection	of	Sports	Arena	Boulevard	
and	Midway	Drive	 serves	 as	 a	 gateway	 into	 the	 community	 from	
Mission	Bay	Park	and	the	Ocean	Beach	and	Peninsula	communities.	

Linear gateways provide a bicycle- and pedestrian-friendly environment with wider 
sidewalks, street trees, benches, and bicycle parking. 
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Kemper Street –	The	extension	of	Kemper	Street	from	Hancock	Street	
to	Sports	Arena	Boulevard	will	be	a	designed	as	a	green	street	with	
wider	sidewalks	and	a	double	row	of	street	trees	on	each	side	of	the	
street to promote pedestrian activity. 

Dutch Flats Parkway	–	Dutch	Flats	Parkway	will	be	a	new	street	within	
the	Dutch	Flats	Urban	Village,	connecting	Sports	Arena	Boulevard	to	
Barnett	Avenue.	As	a	green	street,	it	will	incorporate	wider	sidewalk	
widths,	landscaping,	and	street	trees.	Enterprise	Street	will	serve	as	
the	near-term	route	for	this	segment	of	the	Bay-to-Bay	linear	gateway	
until	the	construction	of	Dutch	Flats	Parkway.

Barnett Avenue –	Barnett	Avenue	will	 link	to	Liberty	Station	in	the	
Peninsula	community,	which	provides	pedestrian	and	bicycle	paths	
to	 San	Diego	Bay.	 Sidewalks	with	 a	 landscaped	buffer	 zone	 and	
street	trees,	along	with	a	multi-use	urban	path	and	bicycle	lanes,	will	
provide	an	enhanced	environment	for	pedestrians	and	bicyclists.	The	
intersection	of	Barnett	Street	and	Truxtun	Road	will	serve	as	a	gateway	
node	into	and	from	the	community	at	Liberty	Station.

Lytton Street –	Lytton	Street	will	serve	as	a	connection	between	two	
major	linear	gateways,	the	Bay-to-Bay	and	the	La	Playa	Trail.	Reducing	
curb	cuts,	enhancing	the	sidewalks	to	include	a	buffer	zone	with	street	
trees,	a	multi-use	urban	path,	and	active	building	frontages	at	the	street	
will support a pedestrian orientation. 

LA PLAYA TRAIL LINEAR GATEWAY
La	Playa	Trail	was	the	main	link	between	San	Diego	Bay,	Old	Town	San	
Diego,	and	the	Mission	San	Diego	de	Alcalá	in	the	1700s	and	1800s.	
The	La	Playa	Trail	 generally	 corresponds	 to	present-day	Rosecrans	
Street	(see	the	Introduction	and	the	Historic	Preservation	Element).	
The	incorporation	of	historic	markers	and	signage	along	Rosecrans	
Street	will	acknowledge	the	significance	of	La	Playa	Trail	as	the	oldest	

European	trail	on	the	Pacific	Coast	and	an	ancient	Kumeyaay	path.	
Rosecrans	Street	will	also	commemorate	 the	historic	La	Playa	Trail	
with landscaped medians and a street tree theme. 

Removing	on-street	parking	will	provide	space	for	enhancing	existing	
right-of-way	with	wider	 sidewalks,	 street	 trees,	 a	multi-use	urban		
path,	and	bicycle	lanes.	Rosecrans	Street	will	reinforce	the	connection	
between	 the	Old	 Town	 San	Diego,	Midway-Pacific	Highway,	 and	
Peninsula	 communities,	 and	 to	 regional	 assets	 including	Presidio	
Park,	Old	Town	San	Diego	State	Historic	Park,	and	Liberty	Station.	The	
underpass	at	 the	 intersection	of	 I-5	and	Rosecrans	Street	will	have	
wider	 sidewalks	and	artistic,	pedestrian-oriented	 lighting	 to	 create	
a	comfortable	connection	to	Old	Town	San	Diego	and	the	Old	Town	
Transit	Center.	The	intersection	of	Rosecrans	Street	and	Lytton	Street	
will be enhanced as a gateway node with improvements that could 
include landscaping and signage. 

Linear gateway enhancements on Rosecrans Street north of Sports Arena Boulevard will 
include parkway bioswales with street trees, an urban path, bike lanes, and a planted 
median.
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HIGHWAY 101 LINEAR GATEWAY
Pacific	Highway	serves	as	a	point	of	access	to	Midway-Pacific	Highway,	
San	Diego	International	Airport,	and	Old	Town	San	Diego.	Historically,	
Pacific	Highway	was	part	of	Highway	101	and	served	as	a	 regional	
conduit	for	vehicular	traffic	to	Downtown	and	to	destinations	to	the	
north.	Pacific	Highway’s	bridges,	underpasses,	and	frontage	road	are	
reminders	of	 its	history	as	a	 former	highway,	and	pose	difficulties	
for	the	creation	of	a	pedestrian-	and	bicyclist-friendly	environment.	
Redesigning	the	Pacific	Highway	and	frontage	road	right-of-way	will	
transform	the	road’s	character	into	a	linear	gateway	accommodating	
pedestrians	 and	bicyclists	 along	with	 vehicles.	 Retrofitting	Pacific	
Highway	will	include	the	incorporation	of	wider	sidewalks,	cycle	tracks,	
a	multi-use	urban	path,	street	trees,	and	landscaped	medians.	

MIDWAY DRIVE LINEAR GATEWAY
Midway	 Drive	 provides	 a	 linear	 gateway	 between	 the	 coastal	
communities	of	Peninsula,	Ocean	Beach,	Mission	Beach,	and	Pacific	
Beach	 to	Downtown	San	Diego	 via	 the	Pacific	Highway	101	 linear	
gateway.	This		linear	gateway	will	incorporate	a	multi-use	urban	path		
that provides an enhanced pedestrian and bicycle connection to the 
coastal	communities.	Acorn	street	lighting	will	provide	a	pedestrian-
oriented	character	as	part	of	a	unique	design	theme	for	Midway	Drive.	
Removing	on-street	parking	and	enhancing	existing	right-of-way	will	
allow	for	wider	sidewalks	with	street	trees.	

CAMINO DEL RIO WEST LINEAR GATEWAY
Camino	del	Rio	West	serves	as	a	vehicular	gateway	to	the	community	
from	 I-5	 and	 I-8,	 and	 also	 connects	 to	Rosecrans	 Street/La	Playa	
Trail	 and	Sports	Arena	Boulevard/Bay-to-Bay.	 The	median	will	 be	
enhanced	with	landscaping	and	signage,	and	sidewalks	will	incorporate	
landscaping	and	 street	 trees	 to	help	beautify	 the	entrance	 to	 the	
community. 

WASHINGTON STREET LINEAR GATEWAY
Washington	Street	provides	a	 connection	 to	and	 from	 the	Uptown	
community,	to	the	Hancock	Transit	Corridor	and	Kettner	District,	to	
the	Washington	Street	Trolley	Station,	and	to	the	Pacific	Highway	linear	
gateway. Washington Street will incorporate improved sidewalks with 
street trees. 

POLICIES
UD-4.1 Incorporate	linear	gateway	improvements	into	existing	

and	future	right-of-way	to	emphasize	pedestrian	and	
bicycle	mobility	wherever	feasible.

UD-4.2 Incorporate	the	linear	gateway	concepts	as	the	basis	for	
the	design	of	improvements	(public	and	private)	along	the	
linear	gateways	wherever	feasible.

This rendering shows what Pacific Highway could look like after implementation of linear 
gateway improvements.  
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GATEWAY NODES
gateway	nodes	are	entry	points	 into	Midway-Pacific	Highway	 (see	
Figure	4-1)	that	will	highlight	community	identity.	A	gateway	node	can	
consist	of	a	landmark	feature	(structure,	architectural	treatment,	sign,	
or	sculpture),	streetscape	enhancements,	lighting,	community	marker,	
and/or	unique	landscape	theme	to	create	a	ceremonial	entryway.	

POLICIES
UD-4.3 Incorporate	gateway	node	features	at	key	entrances	to	

the	community	that	enhance	the	sense	of	arrival	and	
urban	character	for	pedestrians,	bicyclists,	and	vehicles.	

UD-4.4 Incorporate	lighting,	signage,	community	markers,	and/or	
unique	landscape	themes	to	emphasize	gateway	nodes.

UD-4.5 Design buildings located at gateway nodes to be oriented 
to the gateway corner and to incorporate pedestrian 
spaces	and	iconic	architectural	features.	

UD-4.6 Encourage	the	installation	of	public	art	of	various	types	at	
gateway nodes as a means to enhance the public realm.

4.5 WAYFINDING SIGNS
Installation	of	a	wayfinding	sign	system	will	support	pedestrian	and	
bicyclist	activity	and	enhance	the	urban	character.	Wayfinding	signs	at	
key	locations	will	indicate	pedestrian	and	bicycle	routes,	guide	vehicle	
traffic,	and	support	the	use	of	transit.	Concepts	for	wayfinding	signs	
specific	to	the	planned	multi-use	urban	paths	were	prepared	as	part	
of	the	Midway-Pacific	Highway	Urban	greening	Plan.	A	maintenance	
assessment district may be needed to install and maintain the signs.  

POLICIES
UD-5.1 Encourage	the	design	and	installation	of	wayfinding	signs	

to	define	pedestrian,	bicycle,	and	vehicular	gateways	and	
linkages.

A. Incorporate	wayfinding	signs	at	gateways.

B. Incorporate	wayfinding	signs	along	linear	gateways,	in	
particular at intersections with other linear gateways.

C. Incorporate historic markers and signs along Rosecrans 
Street	to	acknowledge	its	significance	as	La	Playa	Trail.

Gateway nodes at and around prominent intersections will welcome activity. Wayfinding signs and markers will highlight community character and support mobility. 
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4.6 BUILDING AND SITE DESIGN
Buildings	will	 incorporate	varying	 form,	mass,	 scale,	and	materials,	
as	well	as	active	building	design	principles	to	help	define	the	distinct	
character	and	appeal	of	the	villages	and	districts.	Active	building	design	
will encourage pedestrian activity and pedestrian interaction with active 
ground	floor	spaces	by	creating	interesting	and	welcoming	building	
frontages.	 Buildings	will	 incorporate	modulations,	 articulations,	
stepbacks,	and	different	transparencies,	and	use	contemporary	and	
high-quality	materials	with	 varying	 colors	and	 textures	 to	 create	a	
pedestrian	 scale	 and	 visual	 appeal.	 Pedestrian-oriented	areas	 for	
outdoor	dining,	shopping,	and	passive	recreation	or	cultural	events	
will be integrated into buildings and development sites to provide 
additional vitality to the public realm. 

POLICIES
Pedestrian-Oriented Design (Districts and Villages)
UD-6.1 Orient	buildings	and	primary	entrances	to	the	primary	

street	frontage	to	connect	to	the	public	realm.	

UD-6.2 Design	buildings	with	active	frontage	elements	such	as	
enhanced	windows,	storefront	treatments,	and	public	
spaces	that	front	on	to	the	public	realm	to	enliven	the	
streetscape and provide eyes on the street.

UD-6.3 Encourage public realm enhancements such as increased 
setbacks,	public	spaces,	and	pedestrian	nodes	(see	Box	
4-4)	in	conjunction	with	active	building	frontages	to	help	
create	a	sense	of	place	and	community,	where	feasible.

BOX 4-4: PEDESTRIAN NODES DEFINED
Elements	of	a	pedestrian	node	include:

1.				Increased	space	for	pedestrians,	such	as:	

• Sidewalk	bulb-outs	

• Widened sidewalks 

• Plazas	

• Courtyards

2.				Pedestrian-oriented	enhancements,	such	as:	

• Special paving 

• Seating	and	other	street	furniture	

• Outdoor	dining	

• Outdoor	shopping	

• Shade trees 

• Accent	landscape	planting	

• Public art 

Active frontages with seating and entrances facing the street encourage pedestrian activity.
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Pedestrian-Oriented Design (Villages and Superblocks)
UD-6.4 Orient	primary	building	entries	toward	public	sidewalks,	

plazas,	and	public	or	private	pathways	that	connect	to	the	
public	sidewalk,	rather	than	to	parking	lots,	to	encourage	
an active public realm.

UD-6.5 Design	commercial	and	mixed-use	buildings	with	ground	
floors	that	face	streets,	courtyards,	gardens,	plazas,	
paseos,	or	greens	to	create	active	building	frontages.	

UD-6.6 Integrate	pedestrian	connections	(walkways,	pathways,	
paseos,	arcades,	and/or	passageways)	and	pedestrian-
oriented public spaces into site design. 

UD-6.7 	Provide	pedestrian	connections	or	utilize	main	streets	and	
green spaces to divide superblocks into smaller blocks. 

UD-6.8 	Incorporate	pedestrian-oriented	public	spaces	(e.g.	pocket	
parks,	greens,	gardens,	promenades,	plazas,	courtyards,	
tot	lots)	to	expand	and	add	interest	to	the	public	realm	
and	to	serve	as	community	gathering	spaces.	(Refer	also	
to	the	Recreation	Element.)

Building Frontages and Facades 

UD-6.9 	Locate	and	design	commercial	and	mixed-use	buildings	to	
activate the public realm.

UD-6.10 Create	a	strong	sense	of	edge	along	streets	by	providing	
consistent building setbacks. 

UD-6.11 	Design	buildings	with	a	pedestrian-oriented	sense	of	
scale	by	differentiating	the	mass	and	scale	of	buildings,	
varying	rooflines,	incorporating	vertical	and	horizontal	
modulations,	and	using	color	or	architectural	elements.

UD-6.12 	Articulate	all	façades	that	are	adjacent	to	sidewalks	and	
pedestrian paths to create visual interest and avoid 
long	stretches	of	uninterrupted	blank	walls.	Means	to	
accomplish	articulation	include	plane	changes,	upper	
story	stepbacks,	projecting	bays,	balconies,	and	other	
architectural	elements,	and	by	varying	materials,	colors,	
textures,	and/or	transparencies.

UD-6.13 Encourage	differentiation	of	first	floor	frontages	adjacent	
to	the	public	realm	from	the	upper	floors	by	incorporating	
a	greater	degree	of	street-level	material	texture,	detail,	
articulation,	and/or	transparency.

Pedestrian-oriented public spaces in villages will enhance the public realm. Variations in articulation, massing, rooflines, colors, and materials creates visual interest.
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Parking structures that are consistent in architectural treatment to the building(s) that they 
serve creates visual harmony and minimizes the visual prominence of parking.  

UD-6.14 	Design	live-work	or	shopkeeper	units	located	along	a	
street	frontage	to	appear	like	a	commercial	storefront.

UD-6.15 	Encourage	the	use	of	non-reflective	vision	glass	on	all	
ground	floor	street	frontages	for	retail,	commercial,	and	
office	uses.

UD-6.16 Define	the	edges,	boundaries,	and	transitions	between	
private	and	public	space	areas	with	landscaping,	grade	
separations,	covered	patios,	low	garden	walls,	low	gates,	
etc. 

UD-6.17 Encourage	necessary	fences	and	gates	to	be	semi-
transparent and incorporate artistic elements and/or 
landscaping. 

UD-6.18 	Incorporate	Crime	Prevention	Through	Environmental	
Design	(CPTED)	concepts	within	developments,	along	
sidewalks	and	walkways,	at	transit	stops,	and	in	
conjunction	with	pedestrian	nodes	to	enhance	the	safety	
and	comfort	of	the	pedestrian	experience.	

UD-6.19 Install	pedestrian	lighting	along	building	frontages.	

UD-6.20 Discourage	the	installation	of	ground-mounted	or	pole-
mounted	business	signs	within	the	Coastal	Zone	along	
Pacific	Highway.	

Parking

UD-6.21  Design and locate parking areas in relation to buildings to 
minimize	the	visibility	of	parked	vehicles	from	the	street.	

A. Incorporate	active	uses	and	frontages	(residential,	retail,	
or	commercial)	to	wrap	parking	structures.

B. Utilize	buildings,	architectural	features,	or	landscaped	
buffers	to	screen	parking	areas.

UD-6.22 Locate	surface	parking	and	structured	parking	entryways	
to	minimize	disruption	to	the	pedestrian	right-of-way.	

A. Facilitate	access	to	parking	generally	from	side	streets	
or	secondary	streets,	where	feasible.	

B. Consolidate,	to	the	extent	feasible,	parking	for	multiple	
properties	 to	minimize	 the	number	of	curb	cuts	and	
facilitate	pedestrian	and	bicycle	circulation.	

UD-6.23 Encourage structured parking wherever possible to 
minimize	the	site	area	dedicated	to	automobile	parking.

UD-6.24 	Incorporate	pedestrian	pathways	in	surface	parking	and	
parking structure design to provide linkages between 
commercial	uses,	parking	areas,	and	the	public	right-of-
way. 

UD-6.25 Design	parking	structures	that	serve	a	group	of	buildings	
to be consistent in architectural treatment to the buildings 
that they serve. 
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Service Areas and Utilities

UD-6.26 	Locate	service	and	loading	access	at	the	rear	of	buildings.	
If	this	is	not	possible,	then	screen	these	areas	with	
building	elements	that	integrate	living	walls,	landscaping,	
public	art,	and	lighting	design.	

UD-6.27 Locate	utilities,	storage,	and	refuse	collection	areas	at	side	
or	rear	of	buildings,	away	from	the	public	realm.	

UD-6.28 Locate	mechanical	equipment,	including	ground,	building,	
and	roof-mounted	equipment,	away	from	the	public	view.	

UD-6.29 	Screen	mechanical	equipment	from	the	public	view	with	
building elements and landscaping that are consistent 
with	the	character	and	design	of	the	building	facades.	

UD-6.30 	Locate	utility	boxes	and	ground-level	utility	access	panels	
out	of	the	public	right-of-way	to	prevent	pedestrian	
impediments	and	to	ensure	ample	planting	space	for	
landscaping	and	street	trees	in	the	buffer	zone.	

4.7 LIGHT ENVIRONMENT
Finding	a	balance	between	nighttime	lighting	for	safety	and	visibility	
and	 intrusive	 lighting	 is	 important	 in	urban	 communities.	 Careful	
building and site design can result in lighting that enhances community 
ambiance and deters crime without disrupting residents at night. 

POLICIES
UD-7.1 Design signage to incorporate illumination that is 

adequate	for	sign	visibility	but	does	not	create	glare.	

UD-7.2 Avoid	use	of	signs	that	include	blinking	text	or	video	clips	
or	other	forms	of	animation,	electronic	message	boards	
or	displays,	and	electronic	display	systems.	

UD-7.3 Utilize	adequate,	uniform,	and	glare-free	lighting,	such	
as	dark-sky	compliant	fixtures,	to	avoid	uneven	lighting,	
harsh	shadows,	and	light	trespass	on	adjacent	properties.		

UD-7.4 Utilize	adjustable	lighting	fixtures	to	redirect	lighting	to	
where it is needed in varying conditions.  

UD-7.5 Utilize	landscaping	such	as	trees	and	shrubs	to	block	light	
spillage,	where	appropriate.

UD-7.6 Utilize	materials	in	new	development	that	will	reduce	light	
reflection	and	glare.	

UD-7.7 Encourage	project	lighting	plans	and	specifications	to	be	
energy-efficient,	incorporating	technology	such	as	energy-
efficient	lighting	types,	solar-powered	lights,	removal	of	
existing	but	unneeded	lighting,	use	of	automatic	light	
turn-off	systems,	and	use	of	non-lighting	alternatives	such	
as clear signage and clearly painted roadway lines. 

UD-7.8 Consider	the	use	of	artists	for	projects	that	involve	lighting	
as	a	visual	element	on	a	building,	or	the	inclusion	of	light-
based public art. 

The use of green walls on parking structures will minimize their visibility from the street 
and help create an attractive urban environment. 
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4.8 SUSTAINABLE DESIGN
Sustainability	concepts	are	woven	throughout	the	community	plan,	
including	the	Land	Use	Element,	Mobility	Element,	and	Conservation	
Element.	 Sustainable	development	 is	 a	priority	 for	 the	City	of	 San	
Diego	 as	 a	whole.	 The	 Climate	 Action	 Plan	 identifies	 strategies	
and	 actions	 to	meet	 specific	 citywide	 greenhouse	 gas	 reduction	
targets	 including	 strategies	 related	 to	building	and	 site	design.	 To	
improve	 sustainability,	building	 retrofits	and	new	construction	will	
need	 to	utilize	 environmentally	 conscious	building	practices	 and	
materials,	 increase	 energy	 and	water	 efficiency,	 increase	on-site	
energy	 generation,	 reduce	waste	 generation,	 and	 support	 active	
modes	of	 transportation	 in	 addition	 to	 automobiles.	Appendix	C,	
the	 Sustainability	 and	Conservation	 Toolbox,	 provides	 additional	
information	on	development	design	features	which	can	help	projects	
meet sustainability goals. 

POLICIES
UD-8.1 	Encourage	the	adaptive	reuse	of	existing	buildings,	

in conjunction with improvements to increase energy 
efficiency	and	building	longevity.

UD-8.2  Design buildings and sites to incorporate passive solar 
design.

UD-8.3 	Design	buildings	and	landscaping	to	minimize	building	
heat gain. 

A. Employ trees and landscaping strategically in site design 
for	 their	 benefits	 in	building,	window,	 and	outdoor	
space shading. 

B. Choose	cool	roofing	materials	or	designs.	

C. Utilize	window	sunshades,	extended	roof	eaves,	and	
low	emissivity	 (“low-e”)	window	glass	to	control	solar	
exposure	for	building	interiors.

UD-8.4 Maximize	natural	and	passive	cooling	that	builds	on	the	
proximity	of	San	Diego	Bay,	Mission	Bay,	and	the	Pacific	
Ocean	by	employing	building	design	that	incorporates	
vents oriented to capture prevailing winds; ceiling vaults; 
thermal	chimneys,	etc.	to	facilitate	air	movement.

UD-8.5 Maximize	the	use	of	solar	energy	through	installation	of	
photovoltaic	panels,	solar	water	heating	systems,	and	
other technologies. 

UD-8.6 Encourage	the	installation	of	solar	energy	generation	
systems	where	large	roof	surfaces,	surface	parking	areas,	
or parking structures are present or proposed. 

UD-8.7 Encourage	the	implementation	of	wind	energy	
generation systems that are compatible with surrounding 
development. Design that maximizes natural and passive cooling complements the local climate. 
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UD-8.8 Utilize	drought-tolerant	and	native	species	in	landscaping	
and	parkway	design	to	minimize	water	usage	while	
providing attractive streets and environments. 

UD-8.9 Discourage	the	use	of	turf	in	new	ornamental	landscaping	
areas,	and	strongly	encourage	the	replacement	of	
ornamental	turf	with	water-wise	landscaping	in	existing	
landscaping areas.

UD-8.10 Implement	drip	irrigation	and	weather-based	irrigation	
control systems in landscaping areas.  

UD-8.11 Design	and	retrofit	buildings	to	capture	and	utilize	
rainwater	for	landscape	irrigation.

UD-8.12 Encourage	the	uses	of	graywater	reuse	systems	for	
landscape irrigation to supplement potable water 
supplies.

UD-8.13 Integrate	storm	water	and	urban	runoff	capture	and	
treatment	facilities	into	landscaping	and	parking	areas.

UD-8.14 Minimize	on-site	impermeable	surfaces,	such	as	concrete	
and asphalt. 

A. Utilize	permeable	paving	materials	such	as	permeable	
pavers,	porous	asphalt,	reinforced	grass	pavement	(turf-
crete),	cobblestone	block	pavement,	etc.	where	possible	
to	allow	storm	water	and	urban	runoff	infiltration.

B. Choose	 the	 permeable	 paving	material	 that	 best	
suits	 the	 location	 of	 implementation,	 taking	 into	
consideration	maintenance	 needs	 for	 the	 type	 of	
permeable paving which could include street sweeping. 

Drought-tolerant landscaping and storm water features can enhance sites while furthering 
sustainability goals.  

The West City Continuing Education Center is an excellent example of site design for storm 
water management and features porous concrete and bioswales in its parking lot. 
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INTRODUCTION
The Public Facilities, Services and Safety Element addresses the  
provision of public facilities and services within Midway - Pacific 
Highway and health and safety issues affecting the community. 
Additional discussion and policies related to public facilities and 
services are found in other Community Plan elements, including the 
Land Use, Villages and Districts, Recreation, and Economic Prosperity.

PUBLIC FACILITIES, SERVICES, AND 
SAFETY GOALS
• Provision of public facilities to serve the residents and 

employees of Midway - Pacific Highway.

• Diversity of semi-public facilities to support the community.

• Provision of maintenance, landscaping, and lighting to 
serve the residents and employees of Midway - Pacific 
Highway.

• Dispersion of human services facilities within Midway - 
Pacific Highway and throughout the City and region.

• Compatibility between human services facilities and 
adjacent uses.

• Integration of health care facilities near transit that 
provide a range of services to Midway - Pacific Highway 
and the coastal area communities.

• Creation of a safe and livable environment by ensuring 
new development reduces and avoids risks posed by 
geologic, seismic, and hazardous materials conditions.

• Reduction of risks associated with sea level rise and a rise 
in the community’s water table.

6.1 PUBLIC, SEMI-PUBLIC, AND 
COMMUNITY FACILITIES AND 
SERVICES

An essential component for achieving the vision of Midway-Pacific 
Highway becoming a vibrant community and employment center is 
a framework of public facilities and amenities. Parks, public spaces, 
and schools are vital to support a growing population, and police and 
fire and rescue services and facilities are essential for public safety. 

Generally, the City does not have land use jurisdiction over land 
with institutional uses owned by other government agencies. The 
Community Plan policies provide guidance for public agencies 
when considering new and enhanced institutional facilities. When a 
government agency decides to close or relocate a facility, alternative 
land use and proposed non-institutional uses are subject to the City’s 
land use jurisdiction.

POLICE, FIRE, AND RESCUE
The facilities serving Midway-Pacific Highway, as identified in Table 
6-1, are sufficient to meet the community’s police, fire, and rescue 
services needs. As the community grows, identifying opportunities 
for new and/or expanded fire-rescue facilities can further enhance 
emergency response operations. The Urban Design Element provides 
direction for the design of buildings and public spaces that can help 
deter unlawful behavior. While building design measures can reduce 
the demands on emergency service providers and help to make the 
community safe, they will not reduce the need for adequate police, 
fire, and rescue service capabilities.
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EDUCATION AND LIBRARY FACILITIES
San Diego Unified School District provides public education services 
for the community, as shown in Table 6-1. Dewey Elementary School 
is the only public school located in Midway-Pacific Highway. Public 
school students in the fifth to twelfth grades attend schools outside 
the community. Saint Charles Borromeo Academy is a private school 
located in the community that serves students from pre-kindergarten 
to eighth grade.

To serve the community’s future education needs, smaller public 
charter schools may provide an alternative to the construction of 
larger non-charter public schools. Also, Dewey Elementary may have 
the opportunity to be retrofitted and expanded with a second story 
to make efficient use of land, increase classroom space, and maintain 
outdoor play areas. The Recreation Element addresses the potential 
for enhancing the court and field areas at Dewey Elementary as a joint 
use recreational facility for the community during non-school hours. 

The San Diego Community College District provides job training and 
adult education services at the West City Continuing Education Center 
on Kemper Street. With its capacity for additional development, the 
community has potential to increase the presence of higher learning 
vocational establishments or satellites of the major universities. 

The Point Loma/Hervey Library in the Peninsula community and the 
Mission Hills Library in the Uptown community provide library services 
to the Midway - Pacific Highway community.

SEMI-PUBLIC FACILITIES
Semi-public facilities are public-serving but not owned or operated by a 
public agency, and include places of worship, child care facilities, senior 
centers, and space for community and civic organization meetings. As 
Midway - Pacific Highway evolves, community spaces will contribute to 
the vitality and livability of the community when designed to enhance 
the public realm and support pedestrian activity and transit use.

TABLE 6-1: COMMUNITY-SERVING FACILITIES
TYPE NAME LOCATION
Police Western Division Station Linda Vista

Fire and 
Rescue 

Fire Station No. 20

Fire Station No. 22

Fire Station No. 15

Fire Station No. 3

Fire Station No. 8

Midway - Pacific Highway

Peninsula

Ocean Beach

Uptown

Uptown

Schools Dewey Elementary School

Dana Middle School

Correia Middle School

Point Loma High School

Grant Elementary School

Roosevelt Middle School

San Diego High School

Midway - Pacific Highway

Peninsula

Peninsula

Peninsula

Uptown

Balboa Park

Downtown

Libraries Point Loma/Hervey Library

Mission Hills Library

Peninsula

Uptown
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POLICIES RELATED TO PUBLIC, SEMI-PUBLIC 
AND COMMUNITY FACILITIES AND SERVICES
PF-1.1 Support the operation of a police storefront within 

Midway - Pacific Highway.

PF-1.2 Maintain sufficient fire and rescue services to serve the 
Midway-Pacific Highway community. 

PF-1.3 Consider opportunities for new and/or expanded fire-
rescue facilities within the community, including but not 
limited to City-owned property.

PF-1.4 PF-1.3 Coordinate with the San Diego Unified School 
District to explore options, including but not limited to 
City-owned property, for the provision of pre-kindergarten 
to 12th grade educational facilities to serve future 
students within Midway - Pacific Highway as needed.

PF-1.5 PF-1.4 Encourage the establishment of public charter 
schools in the community’s villages. 

PF-1.6 PF-1.5 Encourage the efficient use of land at Dewey 
Elementary by increasing the number of classrooms while 
still maintaining outdoor playground and field areas.

PF-1.7 PF-1.6 Ensure that new or expanded buildings and public 
or semi-public uses on designated institutional land are 
compatible with the surrounding land uses.

PF-1.8 PF-1.7 Support a process to allow the public to have the 
opportunity to guide long-term uses of publicly owned 
community-serving facilities.

PF-1.9  PF-1.8 Consider alternative land uses for institutional uses 
that close or relocate.

PF-1.10 PF-1.9 Encourage location of community facilities in 
mixed-use buildings and in villages to enhance the public 
realm and support pedestrian activity and transit use.

6.2 MAINTENANCE, LANDSCAPING, 
AND LIGHTING

The City provides standard street lighting, trash removal, street 
sweeping and maintenance efforts within the public right-of-way. 
Maintenance Assessment Districts provide property owners with the 
opportunity to assess themselves to pay for enhanced improvements, 
maintenance, services and activities beyond City standard services in a 
defined area or the entire community. The Urban Design and Mobility 
Elements contain policies to enhance the public realm with landscaped 
streets, medians, pedestrian-oriented lighting, and wayfinding and 
gateway signs. Pedestrian oriented lighting gives pedestrians a safer 
environment, promotes night use of commercial shopping areas 
and transit, and increases citizen perception of safety from crime. 
Wayfinding and gateway signs can guide vehicle, pedestrian, and 
bicycle traffic, support transit use, and highlight community identity. Enhanced lighting, street landscaping, and wayfinding signs can be installed and 

maintained through a Maintenance Assessment District. 

PF-1.3

PF-1.4

PF-1.5

PF-1.6

PF-1.7

PF-1.8

PF-1.9

PF-1.10
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POLICIES RELATED TO MAINTENANCE, 
LANDSCAPING AND LIGHTING
PF-2.1 Provide adequate lighting to ensure that commercial and 

industrial areas have an increased level of street lighting 
to enhance security and safety.

PF-2.2 Consider the establishment of a Maintenance Assessment 
District to install and maintain landscaping, lighting, and 
wayfinding and gateway signs and provide maintenance 
services beyond City standard services.

6.3 HEALTH AND HUMAN SERVICES
Within the community are facilities that assist those with extreme 
needs and others that target more independent populations in need 
of specialized services such as counseling, education, and job training. 
Additional health care and human services providers serving  people 
living in the community and adjacent coastal communities may locate 
in Midway - Pacific Highway in the future.

HUMAN SERVICES
Midway - Pacific Highway is home to human service facilities that 
provide shelter, meals, counseling, job training, youth programs, and 
mental and public health services to help improve the quality of life 
for San Diegans. Human services providers play an essential role in 
assisting the prevention and reduction of homelessness. However, 
facilities that lack comprehensive care services, such as shelter, 
restrooms and on-site counseling, can result in individuals engaging 
in behaviors off-site that affect the community. The human services 
facilities in the community that provide comprehensive  services and 
proactively manage external impacts should be looked to as models.

Health care and human services facilities in Midway - Pacific Highway provide services to 
many San Diegans and can incorporate design elements and operational activities that 
ensure compatibility with the community. 

HEALTH CARE
Health care facilities within the Midway - Pacific Highway that provide 
a range of services will help to reduce the need to travel outside of the 
community for essential care. Medical care facilities with clinics and 
urgent care services within Midway - Pacific Highway could be beneficial 
for regular health care and accessibility purposes for community 
residents and employees as well as adjacent communities. The Kemper 
Neighborhood Village, with existing medical office uses, or the Dutch 
Flats Urban Village, with larger parcels, could provide locations for 
future medical care facilities.

POLICIES
PF-3.1 Consider future human services facilities within areas 

designated for heavy commercial and urban industrial.

A. Minimize effects on adjacent land uses and the 
community while balancing the provision of services 
to populations in need of assistance. 
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B. Evaluate operations, facilities, and protocols to avoid 
off-site impacts from clients such as litter, outdoor 
toileting, loitering, camping, and outdoor lining up. 

C. Encourage homeless facilities that provide a continuum 
of care approach or a collaboration whereby multiple 
services are provided on site such as meals, shelter, 
education, job training, and counseling services.

PF-3.2 Encourage health care facilities within community 
commercial, mixed residential commercial, and business 
park areas that provide a range of services to meet the 
needs of residents, visitors, and employees, such as a 
small hospital, urgent care facilities, and clinics. 

6.4 HEALTH AND SAFETY
Reducing or avoiding risks associated with seismic and geological 
hazards and hazardous materials will ensure health and safety. Figure 
6-1 illustrates the community’s geological and seismic conditions, and 
Box 6-3 summarizes regulations related to health and safety concerns. 
For airport land use compatibility and noise compatibility, see the Land 
Use, Villages and Districts and Noise and Light Elements respectively.

SEISMIC
The most prominent fault in the community is the Rose Canyon Fault 
Zone, which crosses southern portion of the Pacific Highway corridor 
in a complex pattern of active and potentially active fault traces. 

GEOLOGICAL
Artificial fill placed decades ago without any or with minimal engineering 
controls underlies a majority of the Midway area, which has a higher 
potential for liquefaction. Liquefaction occurs when soil loses strength 
and stiffness in response to applied stress.

BOX 6-1: DEVELOPMENT REGULATIONS 
RELATED TO HEALTH AND SAFETY
Seismic:

The City requires a geologic study for proposed developments 
in earthquake fault zones (extending 200-500 feet on both 
sides of known potentially or recently active fault traces). 
The State prohibits the construction of buildings for human 
occupancy across active fault traces or within 50 feet on 
either side, unless geological investigation proves there are 
no traces present.

Liquefaction:

The City requires development projects to provide geologic 
investigations within high liquefaction hazard zones and 
appropriate mitigation measures.

Hazardous Materials:

The City requires documentation of on-site hazardous 
materials, addressing site and building conditions, as part 
of the development review process for properties that have 
operated with industrial or heavy commercial uses. Site 
remediation, when required as part of the project approval 
based on the proposed use and the property’s condition, will 
reduce issues associated with potential ground contamination 
for new residential uses and other uses considered sensitive 
receptors. Conditions for site remediation will take into 
consideration the type of pollutants.
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FIGURE 6-1:  GEOLOGIC AND SEISMIC HAZARDS 
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HAZARDOUS MATERIALS
New development could encounter isolated soil and/or water 
contamination on properties with past uses that include, but are not 
limited to: heavy industrial, manufacturing, or related commercial uses, 
gas stations, dry cleaners, auto repair facilities, or fuel tanks. 

POLICIES
PF-4.1 Consider the incorporation of passive public space and 

landscaped areas as part of development projects where 
active faults preclude the construction of new buildings.

PF-4.2 Seek State and Federal funding, incentives, and other 
assistance for hazardous materials site remediation.

6.5 SEA LEVEL RISE
The Community Plan considers the potential effect of sea level rise on 
the community’s infrastructure and built environment (see Box 6-2). 
Located on former tidal wetlands and adjacent to the San Diego River 
and San Diego Bay, Midway - Pacific Highway has a high water table and 
experiences periodic flooding during storms and unusually high tides. 

Scientific information and predictive techniques regarding sea level 
rise are still evolving. In 2012, analyses were conducted for San Diego 
Bay and surrounding communities to predict potential effects from 
future sea level rise under varying planning scenarios. These scenarios 
include an assumption of a 20 inch rise in sea level by 2050 and a 59 
inch rise in sea level by 2100 for typical daily conditions. Also anayzed 
were scenarios for 20-inch and 59-inch rises in sea level under extreme 
(100-year) high water events including such factors as El Nino, storm 
surge, and unusually high tides. According to these analyses, portions 
of Midway - Pacific Highway have potential, although low, for flooding 
due to sea level rise by 2050. Greater portions of the community 
have a higher potential for flooding by 2100 under daily conditions or 

during extreme tide and/or weather events as described in Table 6-2. 
For related policies and information, refer also to the Appendix B, the 
Conservation Element, and the Urban Design Element. 

The possibility of a rise in the water table due to sea level rise also poses 
risks. Concerns related to a rising water table include the structural 
integrity of surface infrastructure, maintenance of buried infrastructure, 
and groundwater infiltration into buried pipes. Subsurface structures 
could experience flooding from groundwater, creating a potential need 
for dewatering facilities. Considering vulnerabilities while planning 
and designing development and infrastructure projects during the 
planning horizon of the Community Plan will help the community be 
well-positioned for the potential for future sea level rise. 

BOX 6-2: POTENTIAL EFFECTS FROM 
FUTURE SEA LEVEL RISE
• Building and structure damage

• Safety risks for vulnerable populations such as the 
elderly, medical and nursing home patients, and the 
homeless

• Impairment of street and freeway function

• Infrastructure damage, including storm water facilities, 
sewer mains, potable water distribution, electricity and 
natural gas distribution, and streets and freeways

• Hazardous materials storage tanks and equipment 
damage, associated with gas stations and commercial 
and industrial businesses
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POLICIES
PF-5.1 Utilize best available scientific information to assess 

sea level rise vulnerability for existing and planned 
infrastructure and development.

Streets and Freeways
PF-5.2 Encourage the incorporation of sea level rise adaptation 

measures in the design of streets and street infrastructure 
improvements where feasible including, but not limited 
to, streets that experience flooding during storm and high 
tide events, provide access to/from emergency response 
facilities, or provide community ingress/egress.

PF-5.3 Work with SANDAG and Caltrans to evaluate the sea level 
rise vulnerabilities of freeways, freeway access facilities, 
and freeway underpasses.  

Hazardous Materials Storage Sites & Contaminated Sites
PF-5.4 Design hazardous materials storage sites (including 

underground storage tanks and above-ground storage 
sites) to minimize equipment failure or a discharge or 
spillage of hazardous materials from sea level-related 
flooding or a rising water table where feasible. 

Storm Water Facilities
PF-5.5 Consider sea level rise adaptation in the design of new 

storm water facilities and improvements to existing 
infrastructure where feasible to account for sea level rise-
related challenges such as flooded San Diego Bay or San 
Diego River outfalls.

PF-5.6 Encourage private development and public improvement 
projects to incorporate storm water facilities to address 
sea level-related flooding or a rising water table where 
feasible. 

Wastewater Facilities
PF-5.7 Elevate wastewater pump stations and emergency 

generators as they are rehabilitated or in new 
construction depending on facility design, feasibility, and 
vulnerability to flooding or a rising water table. 

PF-5.8 Consider sea level rise adaptation in the design of new 
wastewater mains and manholes and improvements 
to existing infrastructure where feasible including, but 
not limited to sealing against floodwater inflow and 
groundwater infiltration. 

Potable Water Facilities
PF-5.9 Consider sea level rise adaptation in the design of new 

potable water mains and improvements to existing 
infrastructure where feasible including, but not limited 
to sealing against floodwater inflow and groundwater 
infiltration. 

Energy Facilities
PF-5.10 Work with SDG&E to evaluate site-specific vulnerabilities 

of energy infrastructure related to flooding and a rising 
water table due to sea level rise, and to design new 
facilities to be resilient to sea level rise.

Emergency Response Facilities
PF-5.11 Consider sea level rise adaptation in the design of new 

emergency response facilities and improvements to 
existing facilities where feasible including, but not limited 
to Fire Station 20. 

Buildings
PF-5.12 Encourage the development of buildings in areas 

vulnerable to sea level rise-related flooding to be designed 
and constructed to resist and be resilient to flooding. 
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sea level rise can incorporate adaptation features such as raised grades.
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TABLE 6-2: PROJECTED SEA LEVEL RISE VULNERABILITY AREAS FOR THE MIDWAY - PACIFIC 
HIGHWAY COMMUNITY

VULNERABILITY AREA PLANNING 
SCENARIO(S)

PRIMARY COMMUNITY VULNERABILITIES

Streets and Freeways 59 inches of sea level rise 
with extreme high water 
event

Streets in the Midway area of the community are highly vulnerable to flooding, including 
Midway Drive, Barnett Avenue, Pacific Highway, Rosecrans Street, Sports Arena Boulevard, 
Camino del Rio West, Lytton Street, Hancock Street, Witherby Street, and Channel Way. 

Commercial and Industrial 
Buildings

20 inches of sea level rise 
under daily conditions 
and with extreme high 
water event

Low vulnerability to flooding and inundation.

59 inches of sea level rise 
under daily conditions 
and with extreme high 
water event

Highly vulnerable to flooding and inundation in the Midway area, particularly east of 
Rosecrans Street. 

Residential Buildings 20 inches of sea level rise 
under daily conditions 
and with extreme high 
water event

Low vulnerability to flooding and inundation.

59 inches of sea level rise 
under daily conditions 
and with extreme high 
water event

Highly vulnerable to flooding and inundation as exposure expands to large portions of 
residential neighborhoods, including the multi-family residential neighborhood in the 
Lytton District.

Emergency Response 
Facilities

59 inches of sea level rise 
with extreme high water 
event

Moderately vulnerable to flooding impacts. Flood exposure is limited to temporary 
impacts. Potentially affected facilities include Fire Station 20 on Kemper Street. In addition 
to building damage, the station could be impaired by damage to equipment and flooding 
of streets accessing the facility during the flooding event.

Source: Sea Level Rise Adaptation Strategy for San Diego Bay, 2012
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INTRODUCTION
The Recreation Element supports the implementation of the General 
Plan and the Parks Master Plan and provides a parks strategy to 
meet the community’s park needs with goals and policies to guide 
the development of parks and recreational facilities. Planning for 
specific park uses, components and amenities will occur through the 
preparation of a General Development Plan for each park through 
a community input process, as parks are scheduled for design and 
construction.

7.1 VISION
The Community Plan envisions a system of parks and recreational 
facilities that provides opportunities for social interaction and spaces 
for passive and active recreation for residents and employees, and 
enhances the community character.  The vision for the parks and 
recreational facilities system is to connect them to the regional 
recreational, open space, and cultural destinations by utilizing linear 
gateways and green streets. Linear parks Promenades along these 
connections can provide recreation facilities and serve as gateways 
providing a sense of arrival into the community. 

The Recreation Element and the Parks Master Plan policies complement 
the Urban Design and  Mobility Elements in that they seek to enhance 
the public realm by incorporating linear parks promenades along key 
community corridors, emphasizing walking and bicycling, providing 
recreation facilities, and developing linkages within the community 
and to adjacent communities. The Community Plan aims to capitalize 
on the unique advantages afforded by the community’s location by 
supporting outdoor-focused gathering places that enhance livability 
and pedestrian activity. The planned  parks and recreation facilities 
will be focal points within the villages and districts, serve as building 

RECREATION ELEMENT GOALS
• A sustainable parks and recreation system that meets the 

needs of the diverse variety of users in the community, 
of all ages and abilities.

• Provision of parks and recreation facilities that keeps 
pace with the population growth through timely land 
acquisition and the development of recreational value.

• A network of parks and recreational facilities that are 
accessible by multiple modes of transportation and 
connect to regional recreation and open space areas.

A system of parks and recreational facilities, including linear parks promenades 
and enhanced streetscape along key corridors, will meet the community’s park 
needs and enhance its livability. 
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blocks for future mixed- and multiple-use developments, and support 
pedestrian-oriented land use pattern. 

7.2 STRATEGY
The parks and recreation strategy focuses on the following types of 
population-based parks: neighborhood parks, mini parks, pocket 
parks, and special activity parks and plazas. These types of parks, 
along with other innovative park equivalencies typologies, will provide 
population-based park acres recreational value to serve the future 
community population.

The strategy is to provide a mix of recreational uses and facilities that 
meet the needs of residents and employees. Neighborhood parks, 
mini-parks and plazas can serve as focal points within village areas. 
Infill development outside of village areas provides the opportunity 
to include mini parks, special activity parks and pocket parks to meet 
the Parks Master Plan population-based park standards and enhance 
the livability of the districts.

As Midway - Pacific Highway is a developed community, strategic park 
placement and development is essential to maximize accessibility and 
use of limited land resources. Figure 7-1 shows the potential location 
and size of future parks within the community, which have been 
placed and sized based on opportunity for future development and 
residential capacity. The park locations, configurations, and sizes may 
change as a result of future private and public project development 
and the residential population associated with future development. 

The Urban Design Element provides policies that guide new 
development near parks to incorporate active ground floors and 
outdoor uses adjacent to the proposed parks and plazas. Active ground 
floors and outdoor uses provide natural surveillance of the parks and 
plazas which can enhance safety. Pedestrian activity will attract more 
users to the recreational facilities and to the uses that surround it 

A mix of recreational facilities including neighborhood parks, mini parks, pocket 
parks, and special activity parks will serve the population of Midway - Pacific 
Highway. 

Parks may be constructed through future public and private development 
projects. This park is integrated into a residential area and benefits from natural 
surveillance from the residences facing the park. 
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that can result in economic benefits to businesses. Parks may also 
incorporate storm water retention and/or infiltration infrastructure. 
See the Conservation Element for storm water management policies. 

7.3 POPULATION-BASED PARKS 
AND RECREATION FACILITIES

The community is anticipated to have a household population of 
28,260 30,800 people by the plan horizon year. Box 7-1 describes the 
parks and recreational facilities needs for the community based on 
the General Plan Parks Master Plan standards for population-based 
parks recreational value and recreation facilities. To meet these needs, 
population-based parks, innovative park typologies equivalencies, and 
recreation facilities that are accessible to the public are proposed. 

POPULATION-BASED PARKS
Neighborhood parks, mini parks, pocket parks, special activity parks, 
and plazas will benefit new residential development, commercial, 
employment, and mixed-use developments and help these 
developments become vibrant activity centers. 

RECREATION CENTER
A recreation center will be provided within the community on City-
owned property within the Camino del Rio District. The recreation 
center could provide a gymnasium, indoor courts, multi-purpose 
rooms, kitchen and other community-serving facilities. Also, a portion 
of the community’s recreation center needs will be met with a shared 
recreation center to be located at the NTC Park at Liberty Station. 

AQUATIC COMPLEX
An aquatic complex to be located at the NTC Park at Liberty Station 
and shared with Old Town, Ocean Beach, and Peninsula will meet a 
portion of the community’s aquatic recreation needs, and a second 

BOX 7-1: PARKS MASTER PLAN GENERAL 
PLAN PARK AND RECREATION FACILITIES 
NEEDS
The General Plan Park and Recreation Facilities Guidelines 
Parks Master Plan requires the following acreage for 
population-based parks recreational value, and recreation 
centers and aquatic complexes standards based on the 
total residential population of the community (based on 
the planning horizon), including the Gateway Village military 
population.

Population-Based Parks

• A minimum of 2.8 usable acres 1,000 recreation value 
points per 1,000 residents.

• A total household population of 28,260 30,800 results 
in a need for 79.13 acres 3,080 recreation value points 
of population-based parks to meet the standards of the 
Parks Master Plan for Parks General Plan standards for 
Community and Neighborhood Parks.

Recreation Center

• A minimum of 17,000 square feet per recreation center 
to serve a population of 25,000.

• A total household population of 28,260 30,800 results 
in the need of a 19,220 20,944 square foot of recreation 
center space to meet the standards of the Parks Master 
Plan General Plan standards.

Aquatic Complex

• An aquatic complex serves a population of 50,000.

• A total household population of 28,260 30,800 results 
in the need for 57 62 percent of an aquatic complex to 
meet Parks Master Plan General Plan standards.

Page RE-4
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shared aquatic complex (location to be determined) will meet the 
remainder. The Aquatic Complexes will provide a 25 to 50 meter pool 
and supporting facilities that include a pool building with a reception 
area, restrooms, showers, meeting rooms, lockers and storage. 

7.4 INNOVATIVE PARK 
EQUIVALENCIES TYPOLOGIES

Midway – Pacific Highway is an urbanized community where innovative 
park typologies equivalencies are appropriate for satisfying some of 
the community’s population-based park needs. The community and 
City identified and evaluated population-based park and recreation 
opportunities, as well as potential non-traditional park equivalency 
sites, for their recreational value, possible uses and functions, public 
accessibility, consistency with Parks Master Plan General Plan policies 
and guidelines, and other land use policy documents. The proposed 
parks equivalencies for the community are outlined in Table 7-1. 
Table 7-2 summarizes the recreational value acreage of the proposed 
population-based parks and park equivalencies.

JOINT-USE FACILITIES
Recreational facilities can be jointly shared between the City and 
other public agencies, such as the San Diego Unified School District, 
and not-for-profit private entities. Joint-use facilities require a City 
Council-approved long-term joint use agreement with the other agency 
or entity. 

PORTIONS OF RESOURCE-BASED PARKS 
Community-oriented parks can be located in a portion of a 
resource-based park typically contiguous to the community, if 
consistent with the applicable resource-based park master plan. 

INNOVATIVE & NON-TRADITIONAL PARKS
Non-traditional park sites, such as linear parks, promenades, and 
privately-owned parks, make efficient use of land by providing 
opportunities for recreational facilities with other compatible private 
and public developments. 

Linear Parks and Promenades are typically longer than they are wide, 
and can be adjacent to feature tree-lined green streets that provide 
people with a place for relaxation and social interaction. Recreation 
Aamenities can include public art, water features, fitness stations, 
enhanced paving, seating walls, site furniture, jogging trails and bike 
paths separated from the primary pedestrian sidewalk. Linear Parks 
primarily serve recreation needs and are envisioned on privately-
owned and/or city-owned property property that is adjacent to the 
public right-of-way. Promenades primarily serve transportation-related 
needs for walking and biking and are envisioned within the public right-
of-way. These parks could be developed on city owned property or 
through the acquisition of additional right-of-way adjacent to streets. 

Privately-Owned Parks provide outdoor and/or indoor recreational 
facilities that allow for public use through agreements, public use 
easements, and/or other applicable legal instruments that remain in 
effect in perpetuity. Park amenities would be similar to neighborhood 
parks. Indoor facilities can include exercise rooms or fitness facilities, 
multi-purpose courts, and/or meeting rooms. Recreational uses can 
be incorporated on the rooftops of buildings or the top of parking 
structures, and can include multi-purpose courts or landscaped seating 
areas with site furniture for social interaction or passive recreation. 
Privately-owned parks can enhance the community character by 
providing public spaces for social interaction. Private open space 
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TABLE 7-1: POPULATION-BASED PARKS AND RECREATION FACILITIES INVENTORY AND 
RECOMMENDATIONS

SITE  
(FIGURE 7-1)

PARKS/
RECREATION 
FACILITIES

EXISTING 
USABLE 
ACREAGE

FUTURE 
USABLE 
ACREAGE/
SQ. FT.

EXISTING 
REC.
VALUE 
POINTS

FUTURE 
REC. 
VALUE 
POINTS

PARKS AND RECREATION 
FACILITIES LOCATIONS 
AND DESCRIPTIONS

PARKS AND 
RECREATION FACILITIES 
RECOMMENDATIONS

POPULATION-BASED PARKS:
Neighborhood Parks, Mini Parks, and Pocket Parks
C Sports 

Arena Green 
(Neighborhood 
Park)

3.30

4.65

463 Proposed park site located 
within the Sports Arena 
Community Village (Midway 
Rising).

Design and construction 
of plazas, children’s play 
area, multi-purpose courts, 
multi-purpose turf areas, 
site furniture, picnic areas, 
comfort station, restrooms, 
walkways, and landscaping.

The Green at 
Midway Rising 1

D Sports Arena 
Square (Mini Park)

2.80

3.47

350 Proposed park site located 
within the Sports Arena 
Community Village (Midway 
Rising).

Design and construction of 
plazas, multi-purpose turf 
areas, picnic areas, paths 
and landscaping for cultural 
and community events.

The Square and 
The Plaza at 
Midway Rising 1

G Dutch Flats Green 
(Neighborhood 
Park)

3.70 182 Proposed park site located 
within the Dutch Flats Urban 
Village.

Acquisition, design and 
construction of multi-
purpose turf areas, picnic 
area, children’s play area, 
comfort station restroom, 
small multi-purpose courts, 
walkways, and landscaping.
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SITE  
(FIGURE 7-1)

PARKS/
RECREATION 
FACILITIES

EXISTING 
USABLE 
ACREAGE

FUTURE 
USABLE 
ACREAGE/
SQ. FT.

EXISTING 
REC.
VALUE 
POINTS

FUTURE 
REC. 
VALUE 
POINTS

PARKS AND RECREATION 
FACILITIES LOCATIONS 
AND DESCRIPTIONS

PARKS AND 
RECREATION FACILITIES 
RECOMMENDATIONS

PARK TYPOLOGIES EQUIVALENCIES:
Innovative & Non-Traditional Park Sites
E Sports Arena 

Linear Park
7.30 77 Proposed linear park, 

approximately 30 feet 
wide, along Sports Arena 
Bboulevard and Hancock 
Street located on city owned 
property.

Design and construction 
of a group picnic area, 
shade structure, plaza or 
amphitheater, Enhanced 
streetscapes with a 
jogging trails or bike paths 
separated from the primary 
pedestrian sidewalk, comfort 
station, multi-purpose 
hardcourt, children’s play 
area or a skateboard 
area, site furniture, fitness 
stations, game tables, art 
elements,  drinking fountain, 
interpretive signage, and 
landscaping. Private property 
(4.16 acres) would need to 
be acquired. 

H Dutch Flats Linear 
Park

4.16 166 Proposed linear park, 
approximately 30 feet wide, 
on private property along 
Sports Arena Boulevard, 
and along the proposed 
Dutch Flats Parkway, 
Barnett Avenue and Charles 
Lindbergh Parkway.

I Kurtz Street Pocket 
Park

0.25 56 Proposed park site on MTS 
owned property, located in 
the 2100 Block of Hancock 
Street.

Design and construction 
of a children’s play area, 
multi-purpose turf area, 
multi-purpose courts, site 
furniture, picnic areas, 
walkways and landscaping. 
Project may require a 
lease agreement from 
Metropolitan Transit System.

TABLE 7-1: POPULATION-BASED PARKS AND RECREATION FACILITIES INVENTORY AND 
RECOMMENDATIONS (CONTINUED)
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SITE  
(FIGURE 7-1)

PARKS/
RECREATION 
FACILITIES

EXISTING 
USABLE 
ACREAGE

FUTURE 
USABLE 
ACREAGE/
SQ. FT.

EXISTING 
REC.
VALUE 
POINTS

FUTURE 
REC. 
VALUE 
POINTS

PARKS AND RECREATION 
FACILITIES LOCATIONS 
AND DESCRIPTIONS

PARKS AND 
RECREATION FACILITIES 
RECOMMENDATIONS

B San Diego River 
Mini Park

1.80 100 Proposed park site on 
Caltrans right-of-way, located 
on the north side of I-8 
east of the West Mission 
Bay Drive/Sports Arena 
Boulevard off-ramp.

Design and construct 
picnic areas, seating and 
exercise equipment along 
the San Diego River Pathway 
consistent with the San 
Diego River Park Master 
Plan.

Joint Use Facility
F Dewey Elementary 

Joint Use Facility
1.50 105 Proposed joint use facility at 

Dewey Elementary School. 
Design and construct multi-
purpose fields, hardcourts, 
children’s play area, and 
walking track. Project 
will require a joint use 
agreement with San Diego 
Unified School District. 

Portions of Resource-Based Parks
A San Diego River 

Park Pathway 
within Mission Bay 
Park

3.30 163 Proposed pathway 
improvements along the San 
Diego River within Mission 
Bay Park and Caltrans right-
of-way.

Design and construct 
interpretive signs, picnic 
areas, seating, and exercise 
equipment along the 
San Diego River Pathway 
consistent with the San 
Diego River Park Master 
Plan.

TABLE 7-1: POPULATION-BASED PARKS AND RECREATION FACILITIES INVENTORY AND 
RECOMMENDATIONS (CONTINUED)
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SITE  
(FIGURE 7-1)

PARKS/
RECREATION 
FACILITIES

EXISTING 
USABLE 
ACREAGE

FUTURE 
USABLE 
ACREAGE/
SQ. FT.

EXISTING 
REC.
VALUE 
POINTS

FUTURE 
REC. 
VALUE 
POINTS

PARKS AND RECREATION 
FACILITIES LOCATIONS 
AND DESCRIPTIONS

PARKS AND 
RECREATION FACILITIES 
RECOMMENDATIONS

Recreation Center
Orange 
Asterisk

Midway - Pacific 
Highway 
Recreation Center

1.75

21,000 sq. 
ft.

N/A N/A Proposed shared recreation 
facility to be located on City-
owned property within the 
Camino del Rio District or 
another location identified 
within the community. 

Design and construct 
approximately 21,000 17,000 
square foot recreation 
center which could include 
a gymnasium, community 
meeting and multi-purpose 
rooms, arts and crafts, and 
fitness rooms.
Design and construct 
approximately 19,650 
square foot recreation 
center which could include 
a gymnasium, community 
meeting and multi-purpose 
rooms, arts and crafts, and 
fitness rooms.

Orange 
Asterisk

NTC/Liberty Station 
Recreation Center

N/A N/A N/A Proposed shared recreation 
center located at NTC/
Liberty Station, in adjacent 
Peninsula community, 
shown graphically due to its 
proximity.

Aquatic Complex
Blue 
Asterisk

NTC/Liberty Station 
Aquatic Complex

N/A TBD N/A N/A Proposed shared aquatic 
complex located at NTC/
Liberty Station. 

Design and construct an 
aquatic complex which 
could include a swimming 
pool, universal access and 
water amenities such as 
a children’s pool and a 
therapeutic pool, and a 
pool house including locker 
rooms, staff offices, and 
equipment storage facilities.

TBD Aquatic Complex N/A TBD N/A N/A Proposed shared aquatic 
complex located within 
the Peninsula or Midway - 
Pacific Highway community 
communities, at a site to be 
identified.

1 Refer to the Midway Rising Specific Plan.
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FIGURE 7-1:  PARKS AND RECREATION FACILITIES
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Population-Based Parks

Copyright 2012 SanGIS - All Rights Reserved. Full text of this legal
notice can be found at: http://www.sangis.org/Legal_Notice.htm
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Feeto

A. San Diego River Park Pathway

B. San Diego River Mini Park

C. Sports Arena Green

D. Sports Arena Square

E. Sports Arena Linear Park 

F. Dewey Elementary Joint Use Facility

G. Dutch Flats Green 

H. Dutch Flats Linear Park

I. Kurtz Street Pocket Park

Note: 
Park locations, configurations, and sizes shown may change 
as part of the development process. 

See Revised Figure 7-1
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A. San Diego River Park Pathway

B. San Diego River Mini Park

C. Sports Arena Green

D. Sports Arena Square

E. Sports Arena Linear Park 

F. Dewey Elementary Joint Use Facility

G. Dutch Flats Green 

H. Dutch Flats Linear Park

I. Kurtz Street Pocket Park

Note: 
Park locations, configurations, and sizes shown may change 
as part of the development process. 
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TABLE 7-2: SUMMARY OF PROPOSED 
POPULATION-BASED PARKS AND 
RECREATION FACILITIES

POPULATION-BASED PARKS USABLE ACREAGE
Proposed Population-Based Parks and Park 
Equivalencies

29.86

Population-Based Parks Needs at  
Full Community Development

79.13

Population-Based Park Deficit at  
Full Community Development

49.27

RECREATION CENTER SIZE (SQUARE FEET)
Midway - Pacific Highway Recreation Center* 17,000
NTC Recreation Center* 19,650

Recreation Center Needs at  
Full Community Development

19,220

Recreation Center Deficit at  
Full Community Development

0

AQUATIC COMPLEXES SIZE
NTC/Liberty Station Aquatic Complex* N/A
Proposed Aquatic Complex* N/A

Aquatic Complex Needs at   
Full Community Development 

 (% of Aquatic Complex)

57%

Aquatic Complexes Deficit at  
Full Community Development 

(% of Aquatic Complex)

0%

*Facility will be shared by multiple communities based on population-based 
need. Facility size may be adjusted in the future according to need.

POPULATION-BASED PARKS REC. VALUE POINTS
Existing Recreational Value 0
Proposed Recreational Value 1,662

Recreational Value Needs at Full Community 
Development (100 recreational value points 

per 1,000 residents)

3,080

RECREATION CENTER SIZE (SQUARE FEET)
Existing Recreation Centers 0
Proposed Recreation Centers 34,000*

Recreation Center Needs at  
Full Community Development

20,944

AQUATIC COMPLEXES SIZE
Existing Aquatic Complex(es) 0
Proposed Aquatic Complex* 1**

Aquatic Complex Needs at   
Full Community Development 

 (% of Aquatic Complex based on 1 
complex/50,000 residents)

62%

*Facility will be shared by multiple communities based on population-based 
need. Facility sizes may be adjusted in the future according to need. 
**Facility at Liberty Station in Peninsula Community Planning Area is shown 
for reference due to proximity. 

See Revised Table 7-2
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required of development, such as balconies, setbacks, and courtyards, 
are not a park equivalency do not qualify as a park. 

POLICIES
RE-4.1 Pursue land acquisition for the creation of public 

parks and recreational value, with an effort to locate 
parkland on sites within villages or districts that promote 
connectivity, accessibility, safety, public health, and 
sustainability.

RE-4.2 Encourage new infill developments throughout the 
community to satisfy Parks Master Plan recreational value 
population-based park requirements by incorporating 
parks or non-traditional park opportunities equivalencies 
on site (either privately or publicly owned).

A. Establish the size of population-based parks based on 
the proposed number of residential units through the 
development review process. 

B. Provide flexibility in the placement of population-based 
parks while ensuring their public accessibility and 
visibility from the public right-of-way.

RE-4.3 Pursue the creation of linear parks, promenades, 
and enhanced streetscape as a components of the 
community’s park and recreational system. 

RE-4.4 Consider special activity parks on a case-by-case basis 
including, but not limited to, skateboard parks, off-leash 
dog parks, and other non-traditional unique uses. 

RE-4.5 Increase recreational opportunities by acquiring and 
developing land through street vacations, where 
appropriate, to provide public parks.

RE-4.6 Consider opportunities to increase population-
based parks and non-traditional park opportunities 
equivalencies in a manner consistent with the Community 

Plan and Parks Master Plan goals and policies that may 
arise through the development process.

RE-4.7 Coordinate with the San Diego Unified School District to 
explore opportunities to provide joint-use recreational 
space at the Dewey Elementary School.

RE-4.8 Coordinate with the Federal Government to explore 
opportunities to create a pathway from Barnett Avenue to 
the Dewey Elementary Joint-Use Facility.

RE-4.9 Coordinate with MTS or a future property owner to 
explore opportunities to create Kurtz Street Pocket Park 
generally in alignment with Bandini Street.

RE-4.10 Provide park opportunities equivalencies along the San 
Diego River Pathway that are consistent with the San 
Diego River Park Master Plan.

RE-4.11 Coordinate with Caltrans to explore opportunities to 
develop a mini-park adjacent to the San Diego River 
Pathway near Sports Arena Boulevard and I-8.

RE-4.12 Coordinate with the Federal Government or a future 
property owner to explore opportunities to create park 
space to serve uses on the NBPL - SPAWAR complex and/
or Regional Plant Equipment Office sites.

RE-4.13 Coordinate with the San Diego Unified Port District to 
explore opportunities to provide a public park on Port 
District property along Pacific Highway for the use of 
Midway - Pacific Highway residents and Port visitors. 

RE-4.14 Collaborate with the community and interest groups to 
explore opportunities to relocate the private skateboard 
park at Washington Street to a new location within 
the community should the Pacific Highway bridge at 
Washington Street be reconfigured to an at-grade 
intersection.
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areas, and will serve as neighborhood focal points.  

Public plazas and mini parks will help meet recreational needs, complement 
active commercial uses, and foster pedestrian-oriented activity centers. 

RE-4.15 Encourage commercial, office, and residential 
development to incorporate active ground floors 
and outdoor seating and cafes around or adjacent to 
proposed parks and recreational facilities to create 
pedestrian-oriented activity centers.

RE-4.16 Design parks to incorporate the City’s “Crime Prevention 
Through Environmental Design” (CPTED) measures.

RE-4.17 Incorporate wayfinding signage that provides information 
on the parks and recreation facilities in and adjacent to 
Midway - Pacific Highway. 

RE-4.18 Recommend that property owners consider the formation 
of Community Facilities Districts, guided by the Mello-
Roos Community Facilities Act, to maintain future linear 
parks, promenades, squares, pocket parks, and plazas.
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INTRODUCTION
The	purpose	of	the	City	of	San	Diego	General	Plan	Historic	Preservation	
Element	 is	 to	preserve,	protect,	 restore	and	 rehabilitate	historical	
and	cultural	resources	throughout	the	City	of	San	Diego.	It	is	also	the	
intent	of	the	element	to	improve	the	quality	of	the	built	environment,	
encourage	appreciation	 for	 the	City’s	history	and	culture,	maintain	
the	 character	 and	 identity	of	 communities,	 and	 contribute	 to	 the	
City’s	economic	vitality	through	historic	preservation.	The	element’s	
goals	for	achieving	this	include	identifying	and	preserving	historical	
resources,	and	educating	citizens	about	the	benefits	of,	and	incentives	
for,	historic	preservation.

The	Midway	-	Pacific	Highway	Historic	Preservation	Element	contains	
specific	goals	and	recommendations	to	address	the	history	and	cultural	
resources	unique	to	Midway	-	Pacific	Highway,	in	order	to	encourage	
appreciation	of	the	community’s	history	and	culture.	These	policies	
along	with	the	General	Plan	policies	provide	a	comprehensive	historic	
preservation	 strategy	 for	Midway	 -	 Pacific	Highway.	 The	Midway	 -	
Pacific	Highway	Historic	Preservation	Element	was	developed	utilizing	
technical	studies	prepared	by	qualified	experts,	as	well	as	extensive	
outreach	and	collaboration	with	Native	American	Tribes,	community	
planning	groups	and	preservation	groups.

A	 Prehistoric	 Cultural	 Resources	 Study	 and	 a	Historic	 Resources	
Survey	Report	were	prepared	 in	 conjunction	with	 the	Community	
Plan. The Prehistoric	Cultural	Resources	Study	for	the	Midway-Pacific	
Highway	Community	 Plan	Update	 (Prehistoric Cultural Resources 
Survey)	describes	 the	pre-history	of	 the	Midway	 -	Pacific	Highway	
area;	identifies	known	significant	archaeological	resources;	provides	
guidance	on	the	identification	of	possible	new	resources;	and	includes	
recommendations	for	proper	treatment.	The	City	of	San	Diego	Midway-
Pacific	Highway	Community	Plan	Area	Historic	Resources	 Survey:	
Historic	Context	and	Reconnaissance	Survey	(Historic	Survey	Report)	
provides	 information	 regarding	 the	 significant	historical	 themes	 in	
the	development	of	Midway	 -	 Pacific	Highway,	 the	property	 types	
associated	with	those	themes,	and	the	location	of	potential	historic	
resources	which	may	be	 eligible	 for	 designation	pending	 further	
evaluation.	These	documents	have	been	used	to	inform	not	only	the	
policies	and	recommendations	of	the	Historic	Preservation	Element,	
but	also	the	land	use	policies	and	recommendations	throughout	the	
Community	Plan.	

HISTORIC PRESERVATION GOALS
• Identify	and	preserve	significant	historical	resources	in	

the	Midway	-	Pacific	Highway	community.

• Create	 commemorative,	 interpretive	and	educational	
opportunities related to historical resources in the 
Midway	 -	 Pacific	 Highway	 community	 and	 pursue	
incentives	for	historic	preservation	and	adaptive	reuse.
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10.1 PREHISTORIC AND HISTORIC 
CONTEXT

The	community	of	Midway	-	Pacific	Highway	is	located	on	the	flatlands	
south	of	the	channelized	portion	of	the	San	Diego	River.	Originally,	
a	large	portion	of	the	community	was	estuarine.	Prehistorically,	the	
San	Diego	River	 served	as	a	 reliable	 source	of	 food	and	water	 for	
the	Kumeyaay	 inhabitants	and	their	ancestors,	and	some	evidence	
suggests	that	the	Kumeyaay	village	of	village	of	Kosti/Cosoy/Kosaii/
Kosa’aay	may	have	been	 located	within	the	community.	The	forces	
that	 ultimately	 shaped	 the	 development	 of	 the	Midway	 -	 Pacific	
Highway	community	during	 the	 late	19th	and	early	20th	 centuries	
were	 transportation	 improvements	and	early	 industries,	 as	well	 as	
the	presence	of	the	airport	and	military.	Yet	large	sections	of	the	area	
remained	undeveloped	through	the	Great	Depression.	During	World	
War	II,	areas	along	Pacific	Highway	were	used	for	numerous	defense	
industries.	The	post-war	development	of	the	area	mainly	consisted	of	
small	warehouses	and	commercial	buildings	that	sprang	up	in	a	rather	
haphazard	fashion.	Today,	the	area	consists	primarily	of	commercial,	
industrial	and	military	uses	bound	by	major	transportation	routes	and	
a	major	airport	corridor.

The	 following	 is	 a	 summation	 of	 the	 pre-historic	 and	 historic	
development	of	the	Midway	-	Pacific	Highway	Community.	A	complete	
discussion	of	the	community’s	Prehistory	and	History	can	be	found	
in	 the	Prehistoric	Cultural	Resources	Study	and	the	Historic	Survey	
Report,	respectively.

PREHISTORY
The	 prehistory	 of	 the	 San	 Diego	 region	 is	 evidenced	 through	
archaeological	 remains	 representing	more	 than	 10,500	 years	 of	
Native	American	occupation,	locally	characterized	by	the	San	Dieguito	
complex,	the	Archaic	La	Jollan	and	Pauma	complexes,	and	the	Late	
Prehistoric	period.	Based	on	ethnographic	research	and	archaeological	
evaluations,	Late	Prehistoric	materials	in	southern	San	Diego	County	
are	believed	to	represent	the	ancestral	Kumeyaay.

The	Ethnohistoric	Period,	sometimes	referred	to	as	the	ethnographic	
present,	commenced	with	the	earliest	European	arrival	in	San	Diego	
and	continued	through	the	Spanish	and	Mexican	periods	and	into	the	
American	period.	The	founding	of	Mission	San	Diego	de	Alcalá	in	1769	
brought	about	profound	changes	in	the	lives	of	the	Kumeyaay.	The	
coastal	Kumeyaay	were	quickly	brought	into	the	mission	and	many	died	
from	introduced	diseases.	Earliest	accounts	of	Native	American	life	in	
San	Diego	were	recorded	as	a	means	to	salvage	scientific	knowledge	of	
native	lifeways.	These	accounts	were	often	based	on	limited	interviews	
or	biased	data	collection	techniques.	Later	researchers	and	local	Native	
Americans	began	to	uncover,	and	make	public,	significant	contributions	
in	the	understanding	of	native	culture	and	language.	These	studies	
have	 continued	 to	 the	present	day	and	 involve	archaeologists	 and	
ethnographers	working	 in	 conjunction	with	Native	Americans	 to	
address	the	continued	cultural	significance	of	sites	and	 landscapes	
across	the	County.	The	legends	and	history	that	is	repeated	by	the	local	
Native	American	groups	now	and	at	the	time	of	earlier	ethnographic	
research	indicate	both	their	presence	here	since	the	time	of	creation	
and,	in	some	cases,	migration	from	other	areas.	The	Kumeyaay	are	
the	identified	Most	Likely	Descendents	for	all	Native	American	human	
remains	found	in	the	City	of	San	Diego.
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The	village	of	Kosti/Cosoy/Kosaii/Kosa’aay	was	described	as	near	the	
mouth	of	the	San	Diego	River.	While	the	actual	location	of	the	village	
is	unknown,	Bancroft	reported	in	1884	that	a	site	called	Cosoy/Kosaii/
Kosa’aay	by	the	Native	Americans	was	in	the	vicinity	of	Presidio	Hill	and	
Old	Town,	located	approximately	0.5	mile	east	of	the	community	of	
Midway-Pacific	Highway.	Several	investigations	have	identified	possible	
locations	for	the	village	of	Cosoy/Kosaii/Kosa’aay,	but	the	actual	site	
has	never	been	found.	One	possible	location	for	Kosti/Cosoy/Kosaii/
Kosa’aay	has	been	mapped	by	the	South	Coastal	Information	Center	
(SCIC)	as	within	the	community	of	Midway-Pacific	Highway,	based	on	
information	listed	on	site	forms	as	recorded	by	Malcolm	Rogers	in	1912.	

Map of the La Playa Trail between San Diego’s first port, Old Town, 
and Mission San Diego de Alcalá, through what is now the Midway-
Pacific Highway community. 

Examples of Kumeyaay apparel and objects of daily use: baskets, willow bark skirt, basket 
hat, agave fiber sandals, seed beater. Courtesy of the Barona Cultural Center & Museum, 
photo by Tim Stahl. 

By	the	time	Spanish	colonists	began	to	settle	in	Alta	California	in	1769,	
the	Midway	-	Pacific	Highway	community	planning	area	was	within	the	
territory	of	the	Kumeyaay	people,	who	spoke	a	Yuman	language	of	
the	Hokan	linguistic	stock.	The	Kumeyaay	had	a	hunting	and	gathering	
economy	based	primarily	on	various	plant	resources.	Grass	seeds	were	
probably	the	primary	food,	supplemented	by	various	other	seeds	such	
as	sage,	sagebrush,	lamb’s	quarters,	and	pine	nuts.	Small	game	was	a	
major	source	of	protein,	but	deer	were	hunted	as	well.	Coastal	bands	
ate	a	great	deal	of	fish,	taking	them	with	lines,	nets,	and	bows	and	
arrows.	Balsas	or	reed	boats	were	used.	Shellfish	and	other	littoral	
resources	were	 important	to	coastal	people,	 too.	Settlements	were	
moved	seasonally	to	areas	where	wild	foods	were	in	season.

Villages	and	campsites	were	generally	placed	 in	areas	where	water	
was	readily	available,	preferably	on	a	year-round	basis.	The	San	Diego	
River	provided	an	 important	resource	not	only	as	a	reliable	source	
of	water,	but	as	a	major	transportation	corridor	through	the	region.	
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SPANISH PERIOD (1769-1822)
In	 spite	 of	 Juan	Cabrillo’s	 earlier	 landfall	 on	Point	 Loma	 in	 1542,	
the	Spanish	colonization	of	Alta	California	did	not	begin	until	1769.	
Concerns	over	Russian	and	English	interests	in	California	motivated	
the	Spanish	government	to	send	an	expedition	of	soldiers,	settlers,	
and	missionaries	to	occupy	and	secure	the	northwestern	borderlands	
of	New	Spain.	This	was	to	be	accomplished	through	the	establishment	
and	cooperative	inter-relationship	of	three	institutions:	the	presidio,	
mission,	and	pueblo.	In	1769	a	land	expedition	led	by	Gaspár	de	Portola	
reached	San	Diego	Bay,	where	they	met	those	who	had	survived	the	
trip	by	sea	on	the	ships	San	Antonio	and	San	Carlos.	 Initially	camp	
was	made	on	the	shore	of	the	bay	in	the	area	that	is	now	downtown	
San	Diego.	Lack	of	water	at	this	location,	however,	led	to	moving	the	
camp	in	May	to	a	small	hill	closer	to	the	San	Diego	River	and	near	the	
Kumeyaay	village	of	Kosti/Cosoy/Kosaii/Kosa’aay,	where	the	Spanish	
built	 a	primitive	mission	and	presidio	 structure.	 The	La	Playa	Trail	
served	as	the	main	link	between	Old	Town	San	Diego,	the	mission,	
and	La	Playa,	which	served	as	the	town’s	port	until	the	founding	New	
Town	San	Diego	in	1869.		Although	it	is	considered	the	oldest	European	
trail	on	the	Pacific	Coast,	La	Playa	Trail	is	also	known	to	have	been	an	
ancient	Kumeyaay	path.

Just	four	months	after	the	colonial	project	was	initiated,	the	Kumeyaay	
staged	an	uprising.	 The	Kumeyaay	 seized	 some	of	 the	 Spaniards’	
possessions;	however,	the	Spaniards	themselves	were	not	taken.	While	
the	mission	attracted	a	few	converts,	friction	between	the	Kumeyaay	
and	Spanish	lingered.	In	August	1774,	the	Spanish	missionaries	moved	
the	Mission	San	Diego	de	Alcalá	to	its	present	location	six	miles	up	
the	San	Diego	River	valley	(modern	Mission	Valley)	near	the	Kumeyaay	
village	of	Nipaguay.	The	presidio	remained	at	its	location	on	Presidio	
Hill.		Sometime	after	1800	soldiers	and	their	families	began	to	move	
down	from	Presidio	Hill	and	settle	near	the	San	Diego	River.

MEXICAN PERIOD (1822-1846)
In	1822	the	political	situation	changed	as	Mexico	won	its	independence	
from	Spain	and	San	Diego	became	part	of	the	Mexican	Republic.	The	
Mexican	government	opened	California	to	foreign	trade;	began	issuing	
private	land	grants	in	the	early	1820s,	creating	the	rancho	system	of	
large	agricultural	estates;	began	secularizing	the	Spanish	missions	in	
1833;	and	oversaw	the	rise	of	the	civilian	pueblo.	By	1827,	as	many	as	
30	homes	existed	around	the	central	plaza	in	Old	Town	and	in	1835,	
Mexico	granted	San	Diego	official	pueblo	status.		At	this	time	the	town	
had	a	population	of	nearly	500	 residents,	 later	 reaching	a	peak	of	
roughly	600.	But	the	location	several	miles	away	from	navigable	water	
was	less	than	ideal.	Imports	and	exports	had	to	be	carried	over	the	La	
Playa	Trail	to	anchorages	in	Point	Loma.

In	1834	the	Mexican	government	secularized	the	San	Diego	and	San	
Luis	Rey	missions.	The	secularization	 in	San	Diego	County	had	 the	
effect	of	triggering	increased	Native	American	hostilities	against	the	
Californios	during	 the	 late	1830s.	The	attacks	on	outlying	 ranchos,	
along	with	unstable	political	and	economic	factors,	helped	San	Diego’s	
population	decline	to	around	150	permanent	residents	by	1840.	San	
Diego’s	official	pueblo	status	was	removed	by	1838,	and	it	was	made	
a	sub-prefecture	of	the	Los	Angeles	pueblo.	The	town	and	the	ship	
landing	area	at	La	Playa	(present-day	Point	Loma)	were	now	the	centers	
of	activity	in	Mexican	San	Diego.	When	the	United	States	took	control	
of	 the	 region	after	1846,	 the	 situation	 in	San	Diego	had	stabilized	
somewhat,	 and	 the	population	had	 increased	 to	 roughly	350	non-
Native	American	residents.
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AMERICAN PERIOD (1846-1970)
When	United	States	military	forces	occupied	San	Diego	in	July	1846,	
the	town’s	residents	split	on	their	course	of	action.	Many	of	the	town’s	
leaders	sided	with	the	United	States,	while	other	prominent	families	
opposed	the	invasion.	The	United	States	assumed	formal	control	of	
California	with	the	Treaty	of	Guadalupe-Hidalgo	in	1848	and	introduced	
Anglo	culture	and	society,	American	political	institutions,	and	American-
style	entrepreneurial	commerce.

On	 February	 18,	 1850,	 the	 California	 State	 Legislature	 formally	
organized	San	Diego	County.	The	first	elections	were	held	at	San	Diego	
and	La	Playa	on	April	1,	1850,	for	county	officers.	San	Diego	grew	slowly	
during	the	next	decade.	Old	Town	remained	the	largest	development	

within	San	Diego,	occupying	a	total	of	48,557	acres	of	former	pueblo	
land,	and	consisted	of	approximately	65	buildings	of	which	many	were	
constructed	of	adobe.	A	small	portion	of	the	Midway-Pacific	Highway	
area,	northeast	of	present-day	Kurtz	Street	and	northwest	of	present-
day	Witherby	Street,	was	historically	part	of	Old	Town.

In	the	1850s	when	the	first	attempt	was	made	to	build	a	city	on	the	
present	area	of	Downtown,	a	group	of	Old	Town	citizens	bought	the	
land	to	the	south	of	Old	Town	and	established	a	rival	subdivision	closer	
to	the	bay.	The	portion	of	the	land	that	was	subdivided	and	laid	out	
into	 streets,	 squares,	blocks,	and	 lots	was	designated	Middletown.	
The	Pacific	Highway	corridor	occupies	the	other,	undivided	portions,	
which	were	 referred	 to	as	 the	 reservations	and	 the	 tidelands.	The	
development	of	Middletown,	as	well	as	Old	Town,	was	stymied	by	a	
severe	drought,	followed	by	the	onset	of	the	Civil	War.	The	troubles	
led	to	an	actual	drop	in	the	town’s	population	from	650	in	1850,	to	
539	in	1860.	Not	until	land	speculator	and	developer	Alonzo	Horton	
arrived	 in	1867	did	San	Diego	began	to	develop	fully	 into	an	active		
town.	As	the	community	focus	shifted	from	Old	Town	to	New	Town	
(present-day	Downtown),	the	county	seat	was	moved	to	New	Town	in	
1871	and	Old	Town	rapidly	declined	in	importance.

Although	it	would	appear	that	the	Midway-Pacific	Highway	area	was	
conveniently	 located	between	Old	Town	and	New	Town,	 attempts	
at	development	floundered	because	of	 the	 swamp-like	 conditions.	
Historically,	the	Midway	area	was	part	of	the	San	Diego	River	delta,	
comprising	the	flat	 land	between	the	hill	of	 the	San	Diego	Presidio	
and	the	hills	of	Point	Loma.	The	San	Diego	River	switched	back	and	
forth	between	emptying	into	Mission	Bay	and	emptying	through	the	
Midway	area	into	the	San	Diego	Bay.	The	silt	it	carried	built	sand	bars	
and	eventually	blocked	channels.	To	protect	 the	main	harbor	 from	
these	deposits,	the	U.S.	Army	Corps	of	Engineers	decided	to	make	the	
Mission	Bay	route	of	the	river	permanent.	In	1853	George	Derby,	an	
army	land	surveyor,	engineered	the	construction	of	a	dike	just	south	

Hensley’s Map of San Diego, 1873.
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of	the	present	flood	channel,	extending	northeasterly	from	what	 is	
now	the	junction	of	Midway	Drive	and	Sports	Arena	Boulevard.	The	
building	of	this	dike	decided	the	supremacy	of	San	Diego	Bay.	Later	
known	as	Derby’s	Dike,	it	was	rebuilt	in	1877.	Now	gone,	the	Derby	
Dike	Site	at	the	foot	of	Presidio	Hill	is	designated	San	Diego	Historical	
Resources	Board	(HRB)	Site	#28.

One	of	the	early	settlers	to	the	area	was	Louis	Rose,	the	first	Jewish	
resident	of	San	Diego.	He	arrived	in	1850	and	began	to	purchase	land	
between	Old	Town	and	La	Playa,	an	area	eventually	known	as	Roseville.	
He	aimed	to	establish	a	new	town	site	in	this	location,	but	failed	to	
attract	settlers.	Rose	deeded	five	acres	on	present-day	Kenyon	Street	for	
use	as	a	Jewish	cemetery,	but	the	failure	of	the	Roseville	development	
led	 the	 Jewish	 community	 to	find	a	new	burial	 ground	 in	1892.	 In	
1937,	they	reinterred	those	buried	at	the	old	cemetery,	but	retained	

ownership	of	 the	 land.	The	site	 is	known	as	 the	Hebrew	Cemetery	
and	is	designated	San	Diego	HRB	Site	#48.	By	the	late	19th	century	
Midway-Pacific	Highway	remained	almost	entirely	undeveloped.	The	
forces	that	ultimately	shaped	the	development	of	the	Midway	-	Pacific	
Highway	community	as	we	know	it	today	can	be	grouped	generally	into	
three	main	themes:	Transportation	Improvements	and	Early	Industrial	
Development	(1882-1914);	Military,	Aerospace	and	Related	Industrial	
Development	(1901-1953);	and	Post-War	Commercial	and	Residential	
Development	(1945-1970),	as	summarized	below.

Transportation Improvements and Early Industrial Develop-
ment (1882 – 1914)

The	fact	that	the	Pacific	Highway	corridor	was	bypassed	for	residential	
development	at	the	start	of	the	20th	century	allowed	it	to	emerge	as	
a	transportation	corridor	for	railroads,	streetcars,	and	automobiles.	
However,	it	mainly	functioned	as	a	place	one	passed	through	rather	
than	as	a	destination.	Since	the	1830s,	the	citizens	of	San	Diego	had	
attempted	to	establish	a	direct	rail	link	to	the	east.	A	rail	link	was	an	
integral	component	to	the	vision	some	held	of	San	Diego	as	a	major	
seaport.	Many	efforts	were	undertaken,	but	they	all	ended	in	failure.	
The	first	section	of	the	California	Southern	Railroad	opened	in	1882	and	
connected	National	City	to	Oceanside,	passing	through	the	Midway	-	
Pacific	Highway	area	at	the	bottom	of	and	along	the	bluff	that	separates	
the	community	from	Old	Town.	Without	a	stop	in	the	area,	however,	
the	railroad	line	failed	to	ignite	development.

A	real	estate	boom	in	the	spring	of	1887	brought	thousands	of	people	
to	Southern	California,	many	of	them	traveling	on	the	Santa	Fe	Railroad	
to	 San	Diego.	During	 the	boom,	developers	 realized	 the	need	 for	
convenient	public	transportation.	In	1887,	San	Diego’s	Electric	Rapid	
Transit	Company	introduced	the	first	electric	street	railway	system	in	
the	western	U.S.,	the	San	Diego	&	Old	Town	Railway.	It	traversed	the	
Pacific	Highway	corridor	from	D	Street	(now	Broadway)	in	downtown	to	Louis Rose, first Jewish resident of San Diego. 
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Old	Town	along	Arctic	Street	(now	Kettner	Boulevard),	then	continued	
to	Hancock	and	the	Five	Points	area,	servicing	the	Marine	Corps	Recruit	
Depot.	Even	during	the	1930s,	streetcar	passengers	traveling	through	
the	area	described	it	as	a	salt	marsh	with	open	meadows.	During	the	
early	1940s,	the	line	was	discontinued	and	the	tracks	were	paved	over	
in	an	effort	to	improve	the	roadway	for	automobiles.

Pacific	Highway	was	one	of	the	first	paved	roads	through	the	area.	At	
one	time,	it	was	part	of	Highway	101.	While	the	southern	terminus	of	
Highway	101	is	now	Los	Angeles,	it	used	to	travel	all	the	way	south	
through	San	Diego	 to	 the	Mexican	border	 in	San	Ysidro.	However,	
this	part	was	decommissioned	and	 replaced	 in	 the	 late	 1960s	by	
Interstate	5.	Significant	portions	of	Highway	101	were	historically	part	
of	El	Camino	Real,	the	route	that	connected	Alta	California’s	missions,	

presidios,	 and	pueblos.	 It	 served	as	 the	main	north-south	 road	 in	
California	until	the	1920s.	Highway	101	was	one	of	the	first	highways	
designated	by	the	Bureau	of	Public	Roads	in	1925.	Existing	sections	
of	roadway	were	designated	as	routes	and	marked	by	signs	so	that	
motorists	could	find	their	way	from	one	town	to	the	next.	Long	distance	
automobile	runs	became	a	popular	 form	of	amusement,	and	soon	
auto	camps	were	developed	to	provide	overnight	accommodations.

During	the	late	19th	and	early	20th	centuries,	development	in	the	area	
remained	limited.	There	were	a	few	isolated	residential	and	commercial	
buildings.	One	of	the	earliest	businesses	in	the	area	was	the	Mission	
Brewery,	 located	at	 1751	Hancock	Street.	August	 Lang,	 a	German	
immigrant,	purchased	block	183	of	the	Middletown	Addition	in	1912	
for	the	purposes	of	building	a	brewery.	The	quality	of	the	local	water	
was	noted	as	an	important	reason	for	locating	in	San	Diego.	Lang	hired	
another	German	 immigrant	as	his	architect,	Richard	Griesser,	who	
designed	the	building	in	the	Mission	Revival	style.	A	detached	bottling	
plant	was	constructed	across	Washington	Street.	With	the	impending	
passage	of	the	National	Prohibition	Act,	the	brewery	closed	in	1918.	
The	property	was	sold	to	the	American	Agar	Company	in	1923.	The	
Mission	Brewery	is	designated	San	Diego	HRB	Site	#232	and	is	also	
listed	in	the	National	Register	of	Historic	Places.

Military, Aerospace, and Related Industrial Development (1901 
- 1953)

As	early	as	1900,	San	Diegans	initiated	efforts	to	attract	the	attention	
of	the	Navy	in	hopes	that	officials	would	choose	it	for	naval	bases	and	
other	shore	activities.	William	Kettner,	credited	with	the	expansion	of	
the	military	presence	during	the	1920s,	immediately	recognized	the	
benefit	of	a	military	presence	in	San	Diego,	which	would	bring	federal	
resources	 and	national	 attention	 to	 the	City.	 San	Diego’s	 harbor	
required	immediate	attention.	Dredging	was	urgently	needed	to	enable	
large	ships	to	enter.	It	seemed	a	logical	sequence	would	then	follow:	

The Mission Brewery, located at 1751 Hancock Street, is listed on the local register and the 
National Register of Historic Places. 
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goods,	 trade,	 employment,	 and	 the	development	of	 a	 respectable	
commercial	 center.	Upon	his	election	 to	Congress	 in	1912,	Kettner	
eventually	 convinced	 the	Admiral	of	 the	Navy	 that	 the	dredging	of	
San	Diego	Bay	was	not	only	 feasible,	but	also	advantageous	to	the	
Navy.	 	During	 the	1915	Exposition,	Kettner	caught	 the	attention	of	
Major	General	George	Barnett	and	convinced	him	of	his	idea	for	the	
location	of	a	new	Marine	base	 in	Dutch	Flats	south	of	present-day	
Barnett	Avenue	and	Pacific	Highway.	Both	the	Naval	Training	Center	
and	the	Marine	Corps	Recruit	Depot	(MCRD)	were	built	 in	the	early	
1920s.	Construction	of	MCRD	on	the	low-lying	Dutch	Flats	area	was	
accomplished	only	 after	 a	massive	dredging	and	filling	operation.	
These	installations	had	a	profound	influence	over	the	development	
of	the	area.

The	development	of	the	aerospace	industry	in	San	Diego	also	began	
in	Dutch	 Flats.	 In	1922,	 T.	Claude	Ryan	opened	up	a	flying	 school	
in	 the	area,	which	 led	 to	 the	opening	of	an	aircraft	manufacturing	
plant.	Ryan	Airlines	developed	 some	of	 the	most	 creative	designs	

in	aviation	history,	 including	a	 custom	M	1	monoplane	 for	Charles	
Lindbergh.	Lindbergh	tested	the	plane,	called	the	Spirit	of	St.	Louis,	
at	Ryan	Field	before	his	1927	nonstop	solo	flight	from	New	York	to	
Paris.	The	first	 regularly	scheduled	airline	 in	 the	United	States,	 the	
San	Diego	–	Los	Angeles	Airline,	operated	out	of	this	field	beginning	in	
1925.	In	1934	Ryan	formed	the	Ryan	Aeronautical	Company,	and	the	
school	eventually	became	a	subsidiary.	During	World	War	II,	the	school	
trained	thousands	of	Army	pilots,	and	had	contracts	with	the	Navy	to	
build	aircraft.	Now	gone,	Ryan	Field	was	located	near	the	intersection	
of	Midway	Drive	and	Barnett	Avenue.	The	Dutch	Flats/Ryan	Field	site	
was	designated	as	HRB	Site	#249	in	1990.

Inspired	by	Lindbergh’s	historic	flight,	the	City	of	San	Diego	passed	a	
bond	issue	in	1928	for	construction	of	a	two-runway	municipal	airport.	
Dedicated	on	August	 16,	 1928,	 it	was	 called	San	Diego	Municipal	
Airport	–	Lindbergh	Field.	The	airport	was	the	first	federally	certified	
airport	to	serve	all	types	of	aircraft,	including	seaplanes.	The	original	
terminal	was	located	on	the	northeastern	side	of	the	field,	along	Pacific	

Ryan Field was located in the Dutch Flats area near the present-day intersection of Midway 
Drive and Barnett Avenue. 

The Marine Corps Recruit Depot under construction. 
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Highway.	World	War	II	brought	significant	change	to	the	airfield	when	
the	Army	Air	Corps	 took	 it	over	 in	1942	 to	 support	 the	war	effort.	
The	infrastructure	of	the	airport	was	improved	to	handle	the	heavy	
bombers	being	manufactured	 in	 the	 region	during	 the	war.	 This	
transformation,	including	the	8,750-foot	runway,	made	the	airport	jet	
ready	long	before	jet	passenger	plans	came	into	widespread	service.	
After	 the	war,	 commercial	 air	 service	at	 Lindbergh	Field	expanded	
rapidly,	and	in	1960,	Lindbergh	Field	gained	its	first	jet	service.

The	greatest	impact	to	San	Diego’s	aerospace	industry	was	the	arrival	
of	Consolidated	Aircraft.	The	company	was	founded	in	1923	by	Reuben	
H.	Fleet	 in	Buffalo,	New	York.	He	served	as	a	pilot	 in	the	U.S.	Army	
during	World	War	I	and	organized	the	first	airmail	service	in	1918.	In	
1935,	Fleet	moved	the	company	to	San	Diego	because	the	weather	in	
Buffalo	was	not	suitable	for	test	flights	much	of	the	year.	Consolidated	
Aircraft	constructed	a	new	plant	on	the	northeast	side	of	Lindbergh	
Field	and	was	the	giant	among	San	Diego	manufacturing	companies,	
bringing	about	 the	establishment	of	 smaller	firms	all	 designed	 to	
produce	aircraft	tooling,	parts,	and	sub-assemblies.	During	the	war	
years,	San	Diego’s	population	soared	due	to	a	massive	influx	of	military	
personnel	and	defense	workers.	The	population	of	San	Diego	County	
grew	from	289,348	 in	1940	to	over	400,000	 in	1945.	The	 impact	of	
the	population	growth	affected	housing,	transportation,	and	schools.

The	City	attempted	to	assist	in	the	search	for	homes	by	developing	a	
Defense	Housing	Commission,	which	listed	available	vacancies	within	
the	area.	The	City	also	lifted	ordinances	against	rooming	houses	in	
residential	zones,	but	nothing	could	meet	the	continuous	immigration	
of	defense	workers.	Finally,	in	1940,	the	federal	government	passed	
the	Lanham	Act,	which	appropriated	$150	million	to	the	Federal	Works	
Agency	to	provide	massive	amounts	of	housing	in	congested	defense	
industry	centers.	The	Frontier	Housing	Project	was	one	of	the	largest	
such	housing	developments,	located	at	the	intersection	of	Midway	and	

Consolidated Aircraft, 1940s, looking southwest. 

Frontier Housing Project, 1946, looking northwest along Midway Drive. Fordham Street 
crosses Midway Drive in the foreground. 
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Rosecrans.	In	1943,	the	Federal	Public	Housing	Agency	took	bids	for	
the	construction	of	3,500	temporary	dwelling	units.	By	May	of	1944,	
1,100	units	were	ready	for	occupancy.	Although	the	buildings	were	
only	intended	to	last	for	two	years,	some	remained	for	20.

Post-War Commercial and Residential Development (1945-1970)

After	World	War	II,	small	warehouses	and	industrial	buildings	began	to	
fill	in	the	undeveloped	areas	along	the	Pacific	Highway	corridor.	The	
Consolidated	Aircraft	plant	continued	to	be	a	strong	visual	element	and	
economic	force	in	the	area.	The	Midway	area	gave	way	to	commercial	
strip	and	shopping	center	development	that	mainly	catered	to	nearby	
residential	and	visitor	populations.	Streets	were	widened,	removed,	
and	renamed	to	facilitate	the	movement	of	automobiles.	 Interstate	
5	and	8	were	constructed,	which	formed	rigid	barriers	between	the	
neighborhoods	on	the	north	and	east.

Prior	to	World	War	II,	the	commercial	and	residential	development	of	
the	area	was	random	and	sparse.	A	few	homesteaders	constructed	
small	houses,	but	 the	earth	was	 too	sandy	or	 salty	 for	agriculture.	
Commercial	businesses	were	 largely	 related	 to	 the	airport,	 aircraft	
plants,	 and	military	 bases.	 The	 city	 directory	 for	 1941	 lists	 one	
house	and	one	business	on	Midway	 south	of	Rosecrans.	 The	 few	
other	businesses	 in	 the	area	were	mostly	gas	stations	and	drive-in	
restaurants	like	Topsy’s	and	the	Bali.	The	Loma	Theater,	designed	by	
the	renowned	theater	architect	S.	Charles	Lee,	opened	in	1944	just	
before	the	end	of	war;	however,	it	is	more	closely	associated	with	the	
post-war	history	of	the	area.	The	Sound	of	Music	opened	in	the	theater	
in	1965	and	played	for	an	astounding	133	weeks.	The	theater	closed	
in	1988	and	is	now	a	bookstore.

During	the	1950s,	several	of	the	large	parcels	occupied	by	the	Frontier	
Housing	Project	were	purchased	by	the	City	of	San	Diego	and	later	sold	
for	development.	According	to	an	article	in	the	San	Diego	Union,	the	
population	of	the	area	declined	by	10,000,	which	caused	a	major	drop	

in	sales	at	local	retail	establishments.	A	master	plan	was	developed	for	
500	acres,	but	failed	to	attract	interest.	Instead,	commercial	business	
continued	to	be	oriented	toward	the	automobile	and	mainly	consisted	
of	 freestanding	buildings	surrounded	by	 large	surface	parking	 lots.	
Consequently,	buildings	in	the	Midway-Pacific	Highway	area	tend	to	
be	physically	and	architecturally	disconnected	from	each	other.	The	
1956	Sanborn	map	documents	the	presence	of	several	motels	and	
auto	 camps	 in	 the	area	 interspersed	with	 single-family	 residences,	
commercial	buildings,	and	vacant	lots.	Businesses	that	required	large	
flat	parcels	such	as	lumberyards,	drive-in	theaters,	and	nurseries	also	
began	to	locate	in	the	area.	

The	 character	 of	 the	 area	 that	 exists	 today	began	 to	 take	 shape	
during	the	1960s.	Modern	commercial	buildings	were	constructed	on	
vacant	 lots	or	 replaced	older	commercial	and	residential	buildings.	
Automobile-related	businesses	such	as	showrooms,	service	stations	

The Loma Theater opened in 1944.
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and	garages	were	also	attracted	to	the	Pacific	Highway	area.	This	can	
be	attributed	to	the	car	culture	that	blossomed	after	World	War	II	as	
well	as	the	development	of	two	freeways	in	the	area,	Interstate	5	and	
8.	Multi-family	 residential	 complexes	also	began	appearing	 in	 the	
Midway	area	during	the	1960s.	

The	greatest	change	to	the	area	in	the	1960s	was	the	construction	of	the	
International	Sports	Arena.	It	was	constructed	by	Trepte	Construction	
Company	and	designed	by	Victor	Meyer,	an	architect	who	was	vice	
president	of	development	and	design.	As	early	as	the	1950s,	San	Diego	
had	been	seeking	to	attract	professional	sports	franchises.	 In	1966	
Robert	Breitbard	established	 the	San	Diego	Gulls,	 then	a	member	
of	 the	Western	Hockey	League,	and	 laid	plans	 for	 the	construction	
of	an	 indoor	arena.	The	 land	on	which	 the	arena	was	 located	was	
formerly	part	of	the	Frontier	Housing	Project	and	owned	by	the	City	
of	San	Diego;	however,	the	$6,500,000	for	construction	was	privately	
financed.	The	arena	opened	in	November	of	1966.	It	was	designed	for	
seating	13,500	spectators	for	hockey	and	16,000	spectators	for	other	
sporting	and	public	events.	Within	a	year	a	professional	basketball	
team,	 the	San	Diego	Rockets,	was	added	to	 the	arena.	A	variety	of	
restaurants	cropped	up	in	the	area	to	feed	hungry	sports	fans	before	
or	after	games.

10.2 IDENTIFICATION AND 
PRESERVATION OF HISTORICAL 
RESOURCES

Cultural	sensitivity	levels	and	the	likelihood	of	encountering	prehistoric	
archaeological	 resources	 within	 the	Midway	 -	 Pacific	 Highway	
community	planning	area	are	rated	low,	moderate,	or	high	based	on	
the	results	of	records	searches,	Native	American	Heritage	Commission	
(NAHC)	Sacred	Lands	File	checks,	and	regional	environmental	factors.	
Sensitivity	 levels	may	be	adjusted	based	on	amount	of	disturbance	
that	has	occurred	on	sites	that	may	have	previously	impacted	cultural	
resources. 

Based	on	the	results	of	the	records	search,	the	NAHC	Sacred	Lands	
File	check,	and	regional	environmental	factors,	within	the	community	
of	Midway	-	Pacific	Highway	there	are	two	cultural	sensitivity	levels.	
Because	 the	majority	of	 the	 community	 is	developed	and	 there	 is	
virtually	no	undeveloped	land	within	the	area,	the	cultural	sensitivity	
for	the	majority	of	the	community	planning	area	would	be	considered	
low.	One	section	 south	of	 Loma	Portal	 and	bounded	by	 I-5	 to	 the	
east,	Pacific	Highway	to	the	west,	and	Laurel	Street	to	the	south	has	
moderate	 sensitivity.	 This	portion	of	 the	Midway	 -	Pacific	Highway	
community	planning	area	is	located	along	the	former	periodic	shoreline	
of	the	San	Diego	River	and	at	the	base	of	hills,	making	it	attractive	for	
prehistoric	activities.	Several	prehistoric	campsites,	as	well	as	a	possible	
location	for	the	ethnographic	village	of	Kosti/Cosoy/Kosaii/Kosa’aay,	
have	been	mapped	by	the	SCIC	in	this	area.	Although	this	area	has	
been	subject	to	extensive	development,	and	fill	may	be	present,	the	
cultural	sensitivity	for	this	area	is	still	considered	moderate.	Sensitivity	
levels	may	also	be	adjusted	based	on	ongoing	input	from	the	Native	
American	community.

San Diego International Sports Arena, artist’s rendering.
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In	regard	to	the	built	environment,	in	addition	to	the	three	main	themes	
significant	to	the	development	of	Midway-Pacific	Highway,	the	Historic	
Context	Statement	included	in	the	Historic	Survey	Report	also	identified	
property	types	that	are	associated	with	those	themes	in	historically	
significant	ways.	The	associated	property	 types,	characteristics	and	
significance	thresholds	are	summarized	as	follows:

Transportation Improvements and Early Industrial Develop-
ment (1882 – 1914)

While	the	early	transportation	improvements	during	the	late	19th	and	
early	20th	centuries	influenced	the	later	development	of	the	plan	area,	
there	are	no	directly	related	property	types	remaining.	The	research	
indicated	that	industrial	buildings	were	constructed	in	the	plan	area	
during	this	period;	however,	 the	only	one	remaining	 is	 the	Mission	
Brewery,	which	 is	 already	 listed.	According	 to	 the	 reconnaissance	
survey,	 the	other	buildings	remaining	from	this	period	are	 isolated	
single-family	 residences.	Most	can	be	described	as	vernacular	 turn	
of	the	century	cottages	or	Craftsman	bungalows.	They	are	one-story	
in	height,	sheathed	 in	wood	clapboard	or	shingles,	and	covered	by	
gabled	roofs.	Some	have	been	converted	to	commercial	uses.	These	
associated	property	types	are	likely	to	be	eligible	under	HRB	Criteria	
A,	B	and	C.

Military, Aerospace, and Related Industrial Development  
(1901 - 1953)

Property	types	associated	with	this	theme	include	industrial	buildings,	
which	can	be	categorized	by	type	relating	to	their	specific	function.	The	
two	most	common	types	of	industrial	buildings	present	in	the	plan	area	
are	multi-use	warehouses,	such	as	the	building	at	1929	Hancock	Street,	
and	light	manufacturing	buildings.	They	are	mostly	concentrated	in	
two	areas:	the	Pacific	Highway	corridor	and	the	northeast	portion	of	
the	Midway	area.	The	residential	buildings	specifically	constructed	to	
house	defense	workers	have	been	demolished.	Warehouses	used	for	

industrial	or	commercial	purposes	generally	have	the	same	physical	
characteristics.	More	often	than	not,	these	buildings	were	designed	
without	the	benefit	of	an	architect.	Light	manufacturing	buildings	tend	
to	be	more	substantial	in	size	and	construction	than	warehouses.	In	
terms	of	architectural	treatment,	they	fall	into	two	categories:	those	
clothed	in	the	popular	styles	of	the	day	and	those	purely	functional	
and	utilitarian	in	design.	These	associated	property	types	are	likely	to	
be	eligible	under	HRB	Criteria	A	and	C.

Post-War Commercial and Residential Development  
(1945-1970)

Property	types	associated	with	this	theme	in	the	community	planning	
area	include	residential	and	commercial	buildings.	Residential	buildings	
are	almost	exclusively	apartment	buildings,	while	commercial	buildings	
are	 represented	by	 a	wide	 variety	of	 types	 including	 restaurants,	
retail	buildings,	shopping	centers,	motels,	gas	stations,	branch	banks,	

A few buildings from Midway-Pacific Highway’s early development remain in the 
community, including this cottage built circa 1915. 
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grocery	 stores,	 and	automobile	dealerships.	 Residential	 buildings	
are	concentrated	in	the	Midway	area,	northwest	of	Rosecrans	Street.	
Post-war	commercial	buildings	are	found	throughout	the	community.	
Those	in	the	Pacific	Highway	corridor	tend	to	be	oriented	toward	the	
airport,	such	as	rental	car	businesses.	The	few	single-family	residences	
are	mostly	one-story	in	height	and	have	no	particular	style.	The	two	
most	common	multi-family	housing	types	in	the	area	are	“dingbats”	
and	apartment	complexes,	typically	containing	at	least	6	units.	There	
are	numerous	restaurants	and	retail	buildings	in	the	plan	area,	most	
of	which	are	located	in	one-story	freestanding	buildings	surrounded	
by	surface	parking	lots.	The	motel	developed	as	a	property	type	in	the	
1920s	as	a	hybrid	between	auto	camps	and	conventional	hotels.	The	
earliest	motels	in	the	plan	area	were	one-story	buildings	organized	
in	 rows	or	U-shapes.	Motels	 constructed	 in	 the	1960s	are	 typically	
two-story	buildings.	These	associated	property	types	are	likely	to	be	
eligible	under	HRB	Criterion	C.

DESIGNATED HISTORICAL RESOURCES
Midway	 -	 Pacific	 Highway	 is	 home	 to	 two	 (2)	 National	 Register	
properties.	These	 include	the	Marine	Corps	Recruit	Depot	National	
Register	Historic	District,	 listed	 in	1991,	 and	 the	Mission	Brewery,	
listed	in	1989:	

• Marine Corps Recruit Depot Historic District: The	San	Diego	
Marine	Corps	Recruit	Depot	Historic	District	 comprises	 thirty-
seven	 structures	 situated	within	 the	 San	Diego	Marine	Corps	
Recruit	Depot,	 twenty-five	of	which	 contribute	 to	 the	District’s	
significance	under	National	Register	Criteria	A	and	C	in	the	areas	
of	military	and	architectural	history.	The	period	of	significance	is	
generally	from	1921	to	1940,	with	a	primary	period	of	significance	
from	1921	to	1926.	In	United	States	military	history,	the	district	
is	 strongly	 associated	with	 the	nations’	 emergence	as	a	world	
power,	and	with	the	Marine	Corps	coming	of	age	as	a	distinctive	
branch	of	the	military	in	the	early	decades	of	the	20th	century.	In	
architectural	history,	the	district	is	significant	in	several	respects:	as	
an	example	of	the	work	of	master	architect	Bertram	Goodhue;	as	a	
distinguished	example	of	site	planning;	as	a	distinguished	example	
of	 Spanish	Colonial	 Revival	 architecture;	 and	as	 an	 important	
example	of	military	base	architecture.

• Mission Brewery: The	Mission	Brewery	was	one	of	the	earliest	
businesses	 in	 the	 community.	 August	 Lang	 constructed	 the	
brewery	at	Hancock	Street	and	Washington	Street	in	1913	and	a	
bottling	plant	across	Washington	Street.	The	brewery	operations	
ceased	in	1918	as	consequence	of	the	passage	of	the	Prohibition	
Act.	Significant	in	the	areas	of	health	and	medicine,	industry,	and	
architecture,	the	building	was	listed	on	the	National	Register	under	
Criterion	A	both	 for	 its	 role	 in	 the	 tragic	nationwide	 influenza	
epidemic	of	1918-1919	when	it	served	as	an	isolation	hospital,	and	
for	its	use	in	the	beer	and	cigar	industries;	as	well	as	Criterion	C	as	
the	only	example	of	an	application	of	the	Mission	Revival	style	to	
a	purely	industrial	building	design	in	San	Diego	(and	also	one	of	
a	few	such	applications	across	the	country).	The	Mission	Brewery	
is	also	designated	on	the	City’s	local	register	as	HRB	Site	No.	232.

This commercial building on Hancock Street features Streamline Moderne architectural 
influences and is representative of the Post-War Commercial and Residential Development 
theme. 
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As	of	September	2016,	 the	Midway	 -	Pacific	Highway	community	 is	
home to four	five	individually	designated	historic	resources	listed	on	
the	City’s	register	by	the	Historical	Resources	Board.	These	 include	
the	aforementioned	Mission	Brewery,	as	well	as	the	Mission	Brewery	
Bottling	Plant,	the	Hebrew	Cemetery	Site,	and Dutch	Flats/Ryan	Airfield,	
and	San	Diego	International	Sports	Arena.	Additionally,	Derby	Dike,	
which	originated	at	the	foot	or	Presidio	Hill	in	Old	Town,	extended	into	
the	Midway	-	Pacific	Highway	community.

• Mission Brewery Bottling Plant: Constructed	concurrently	with	
the	main	Mission	Brewery	building	across	Washington	Street	in	
1913,	the	bottling	plant	had	a	200	barrel	per	day	capacity,	although	
only	half	of	the	intended	amount	was	bottled.	The	bottling	plant	
has	a	direct	relationship	to	the	brewery	in	terms	of	use	and	design,	
and	was	designated	as	HRB	Site	#1040	under	Criterion	A	in	2012.

• Hebrew Cemetery:	Louis	Rose,	one	of	the	early	settlers	of	 the	
area	who	purchased	land	between	Old	Town	and	La	Playa	(known	
as	Roseville)	to	establish	a	new	town	site,	dedicated	five	acres	of	
land	on	present-day	Kenyon	Street	to	develop	a	Jewish	cemetery.	
The	Jewish	community	discontinued	use	of	the	cemetery	after	a	
new	Jewish	burial	ground	in	Mount	Hope	was	established	in	1892,	
where	they	reinterred	those	buried	at	the	old	cemetery.	The	site	
is	designated	as	HRB	Site	#48.

• Dutch Flats/Ryan Field:	In	1922,	T.	Claude	Ryan	started	a	flying	
school	and	later	a	manufacturing	plant	at	Dutch	Flats.	Beginning	in	
1925,	the	first	regularly	scheduled	airline	in	the	U.S.	operated	out	
of	Ryan	Field.	The	manufacturing	plant	was	the	birthplace	of	the	
San	Diego	aviation	industry.	Bounded	roughly	by	Barnett	Avenue,	
Midway	Drive,	Rosecrans	Street	and	Sports	Arena	Boulevard,	Dutch	
Flats/Ryan	Field	was	 commemoratively	designated	as	HRB	Site	
#249	for	its	association	with	Charles	Lindbergh,	Claude	T.	Ryan,	
Ryan	Aircraft	Co.	and	the	beginnings	of	commercial	aviation	in	the	
United	States.

• Derby Dike:	Designed	by	Lt.	George	Horatio	Derby	of	the	US	Army	
Corps	of	Topographical	 Engineers,	 the	dike	was	 constructed	 in	
1853	to	prevent	the	San	Diego	River	from	flowing	into	San	Diego	
Bay	and	silting	up	the	harbor.	Now	gone,	the	site	at	the	foot	of	
Presidio	Hill	is	designated	HRB	Site	#28.	Although	the	marker	for	
the	Derby	Dike	site	 is	 located	 in	Old	Town	San	Diego,	 the	dike	
extended	northeasterly	from	the	present-day	junction	of	Midway	
Drive	and	Frontier	Street	(Sports	Arena	Boulevard)	and	allowed	
the	opportunity	for	development	within	Midway	-	Pacific	Highway.

• San Diego International Sports Arena:	 Constructed	 in	 1966	
on	 the	 former	 site	of	 the	 Frontier	Housing	Project,	 the	arena	
was	the	most	 important	catalyst	 in	the	Midway	neighborhood’s	
transformation	 form	WWII	housing	 into	a	 lively	entertainment	
and	commercial	hub.		Robert	Breitbard,	owner	of	the	San	Diego	
Gulls	hockey	team	and	founder	of	the	San	Diego	Rockets	National	
Basketball	Association	 franchise,	was	 instrumental	 in	acquiring	
the	land	and	funding	the	arena’s	construction.		The	building,	also	
significant	as	one	of	San	Diego’s	few	examples	of	New	Formalist	
architecture,	was	designated	in	2024	under	Criteria	A,	B	and	C	as	
HRB	Site	#1525.

A plaque marks the site of the Hebrew Cemetery in Midway-Pacific Highway. 
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These	designated	historical	 resources,	 shown	 in	 Figure	 10.1,	 are	
protected	and	preserved	through	existing	General	Plan	policies,	the	
historical	resources	regulations	and	guidelines	of	the	Municipal	Code,	
and	established	City	practices.	 These	protections	 require	historic	
review	of	all	projects	impacting	these	resources.	Projects	that	do	not	
comply	with	the	U.S.	Secretary	of	the	Interior	Standards	are	required	
to	process	a	discretionary	action	that	is	subject	to	review	under	the	
California	Environmental	Quality	Act	(CEQA).	

IDENTIFICATION OF NEW HISTORICAL 
RESOURCES
As	 detailed	 in	 the	Historic	 Survey	 Report,	 a	Historical	 Resource	
Reconnaissance	Survey	was	undertaken	based	on	 the	 information	
provided	in	the	Historic	Context	Statement	to	identify	new	historical	
resources	within	Midway	 -	 Pacific	Highway	which	may	be	eligible	
for	 designation	pending	 evaluation.	 The	purpose	of	 the	Historic	
Resource	Reconnaissance	Survey	is	to	inform	land	use	decisions	in	the	
Community	Plan,	guide	the	development	of	the	policies	in	the	Historic	
Preservation	 Element,	 and	 raise	 public	 awareness	 regarding	 the	
possible	significance	these	resources	may	have.	However,	additional	
property-specific	research	and	analysis	will	be	required	to	determine	
if	in	fact	these	properties	are	significant	and	eligible	for	designation.	
This	 review	and	 analysis	may	occur	 through	historic	 designation	
nominations	or	 applications	 for	permits	or	preliminary	 review,	 in	
accordance	with	the	Municipal	Code.	The	field	work	and	analysis	was	
completed	by	a	qualified	historic	consultant	and	overseen	by	City	staff.	

The	survey	identified	43	properties,	including	residential	properties,	
commercial	buildings,	industrial	buildings	and	civic	and	institutional	
buildings.	Most	of	the	properties	identified	relate	to	the	theme	Post-
War	Commercial	 and	Residential	Development	 (1945-1970),	with	a	
number	of	others	related	to	the	theme	Military,	Aerospace	and	Related	
Industrial	Development	 (1901-1953),	 and	only	a	 few	 related	 to	 the	

earliest	theme	of	Transportation	Improvements	and	Early	Industrial	
Development	(1882-1914).	No	potential	historic	districts	were	identified	
during	the	survey.	A	detailed	listing	of	all	identified	properties	can	be	
found	 in	the	City	of	San	Diego	Midway-Pacific	Highway	Community	
Plan	 Area	Historic	 Resources	 Survey	 Report:	 Historic	 Context	&	
Reconnaissance	Survey. 

The	properties	 identified	by	 the	Historic	Resource	Reconnaissance	
Survey	are	protected	and	preserved	to	some	degree	through	existing	
General	Plan	policies	and	 the	historical	 resources	 regulations	and	
guidelines	of	 the	Municipal	Code.	Additional	policies	 that	 address	
the	identification	and	preservation	of	new	historical	resources	of	the	
Midway	-	Pacific	Highway	community	follow.

POLICIES
HP-2.1 Preserve	designated	historical	resources	and	promote	the	

continued	use	and	new,	adaptive	reuse	of	these	resources	
consistent	with	the	U.S.	Secretary	of	the	Interior’s	
Standards.

HP-2.2 Evaluate	properties	which	may	be	eligible	for	designation	
as historic resources. 

HP-2.3 Encourage	the	preservation	of	other	notable	buildings,	
structures,	objects	and	community	features	that	provide	
continuity	with	the	past.	

HP-2.4 Provide	support	and	guidance	to	community	members	
and	groups	who	wish	to	prepare	and	submit	individual	
resource nominations and historic district nominations to 
the	City,	consistent	with	adopted	Guidelines.	

HP-2.5 Work	with	members	of	the	community	to	identify	and	
evaluate	additional	properties	that	possess	historic	
significance	for	social	or	cultural	reasons	(such	as	an	
association	with	an	important	person	or	event)	for	
potential	historic	designation.
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HP-2.6 Evaluate	the	possibility	of	a	multi-community	or	Citywide	
historic	context	statement	and	Multiple	Property	Listing	
related	to	the	aerospace	industry	in	San	Diego.

HP-2.7 Conduct	project-specific	Native	American	consultation	
early	in	the	development	review	process	to	ensure	
culturally	appropriate	and	adequate	treatment	and	
mitigation	for	significant	archaeological	sites	or	sites	with	
cultural	and	religious	significance	to	the	Native	American	
community	in	accordance	with	all	applicable	local,	state	
and	federal	regulations	and	guidelines.

HP-2.8 Consider	eligible	for	listing	on	the	City’s	Historical	
Resources	Register	any	significant	archaeological	or	
Native	American	cultural	sites	that	may	be	identified	
as	part	of	future	development	within	Midway-Pacific	
Highway,	and	refer	site	to	the	Historical	Resources	Board	
for	designation,	as	appropriate.

10.3 EDUCATIONAL OPPORTUNITIES 
AND INCENTIVES RELATED TO 
HISTORICAL RESOURCES

Revitalization	and	adaptive	 reuse	of	historic	buildings	and	districts	
conserves	resources,	uses	existing	infrastructure,	generates	local	jobs	
and	purchasing,	supports	small	business	development	and	heritage	
tourism,	and	enhances	quality	of	life	and	community	character.	The	
successful	implementation	of	a	historic	preservation	program	requires	
widespread	community	support.	In	order	to	better	inform	and	educate	
the	public	on	the	merits	of	historic	preservation,	information	on	the	
resources	themselves,	as	well	as	the	purpose	and	objectives	of	the	
preservation	program,	must	be	developed	and	widely	distributed.	

There	 are	 a	number	of	 incentives	 available	 to	owners	of	 historic	
resources	 to	 assist	with	 the	 revitalization	 and	 adaptive	 reuse	 of	
historic	buildings	and	districts.	The	California	State	Historic	Building	
Code	provides	flexibility	 in	meeting	building	code	requirements	for	
historically	designated	buildings.	Conditional	Use	Permits	are	available	
to	 allow	adaptive	 reuse	of	historic	 structures	 consistent	with	 the	
U.S.	 Secretary	of	 the	 Interior’s	 Standards	and	 the	 character	of	 the	
community.

The	Mills	Act,	which	is	a	highly	successful	incentive,	provides	property	
tax	 relief	 to	owners	 to	help	 rehabilitate	 and	maintain	designated	
historical	 resources.	 Additional	 incentives	 recommended	 in	 the	
General	Plan,	including	an	architectural	assistance	program,	are	being	
developed	and	may	become	available	in	the	future.	

In	 addition	 to	direct	 incentives	 to	owners	of	designated	historical	
resources,	all	members	of	the	community	enjoy	the	benefits	of	historic	
preservation	through	reinvestment	of	individual	property	tax	savings	
into	historical	properties	and	an	increased	historic	tourism	economy.	
There	is	great	opportunity	to	build	on	the	existing	local	patronage	and	
tourism	base	drawn	to	the	community’s	neighborhoods	and	shopping	
districts	by	highlighting	and	celebrating	the	rich	history	of	the	Midway	
-	Pacific	Highway	community.	

In	addition	to	the	General	Plan	Historic	Preservation	Element	Policies,	
the	following	recommendations	are	specific	to	Midway	-	Pacific	Highway	
for	 implementation	of	educational	opportunities	and	 incentives	for	
preservation	of	the	community’s	historical	resources.
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HP-3.3 Explore	options	to	better	demarcate,	either	physically	
or	visually,	the	La	Playa	Trail	and	inform	the	public	of	its	
location	and	history.	

HP-3.4 Outreach	to	local	businesses	and	other	organizations	
operating	within	the	various	individually	significant	
designated	and	potential	resources	to	provide	
information	on	the	benefits	and	responsibilities	of	historic	
resource stewardship. 

HP-3.5 Promote	the	maintenance,	restoration,	rehabilitation	and	
continued	private	ownership	and	utilization	of	historical	
resources	through	existing	incentive	programs	and	
develop	new	approaches,	such	as	architectural	assistance	
and	relief	from	development	requirements	through	a	City	
permit	process,	as	needed.	

Incentives are available to assist with the preservation, revitalization, and adaptive reuse 
of historic buildings and districts. 

POLICIES
HP-3.1 Promote	opportunities	for	education	and	interpretation	

of	the	Midway	-	Pacific	Highway	community’s	unique	
history	and	historic	resources	through	mobile	technology	
(such	as	phone	apps);	printed	brochures;	walking	tours;	
interpretative	signs,	markers,	displays,	and	exhibits;	and	
public	art.	Encourage	the	inclusion	of	both	extant	and	
non-extant	resources,	as	well	as	the	retention	of	existing	
commemorative	and	interpretive	markers,	as	appropriate.

HP-3.2 Partner	with	local	community	and	historic	organizations,	
including	the	La	Playa	Trail	Association;	the	Marine	Corps	
Recruit	Depot	Museum	and	Museum	Foundation;	the	San	
Diego	Air	and	Space	Museum;	the	Jewish	Historical	Society	
of	San	Diego;	and	the	San	Diego	History	Center	to	better	
inform	and	educate	the	public	on	the	unique	history	
of	the	Midway	-	Pacific	Highway	community,	as	well	as	
the	purpose,	objectives,	merits	and	benefits	of	historic	
preservation.
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FIGURE	10-1:		MIDWAY	-	PACIFIC	HIGHWAY	DESIGNATED	HISTORIC	RESOURCES

See	Revised	Figure	10-1
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