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Phone in Testimony is now open, please review the instructions provided on the screen. 
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Southwest Village Specific Plan 
Project No. PRJ-0614791

Item #1
Planning Commission 
May 7, 2026 

Presenter Notes
Presentation Notes
Good afternoon, Commissioners. 

I’m Oscar Galvez, Development Project Manager with the Development Services Department, and joining me is Sean McGee, Principal Planner with the City Planning Department.

The item before you is the Southwest Village Specific Plan Project. 




Development Services Department

1.) Report to the Planning Commission, Page 17, Section 7. b. iii.

2.) Report to the Planning Commission, Page 28, Title of Attachments.

3.) Southwest Village Specific Plan, Page 168, SDR-24: Fire Plan. 

4.) Southwest Village Specific Plan, Page 174, Section 7.13, g). 

Correction Memorandum 

Presenter Notes
Presentation Notes
On May 1, 2026, a correction memo was submitted to the Planning Commission.

Page 17 of the Report to the Planning Commission was revised from “the Specific Plan area” to “Vesting Tentative Map (VTM)-1.” In addition, “Other future development within the Specific Plan area will be subject to the California Fire Code at the time of application” was added to the end of Section 7., b., iii. 

The title of Attachment #15 was revised to from “track changes version” to “Prior Documents” and the title of Attachment #16 was revised from “clean version” to “Draft Documents”.

Page 168 of the Specific Plan was revised to include “Vesting Tentative Map (VTM)-1” to SDR-24. 

Lastly, “as a requirement for VTM-1,” and “(Planning Areas 8-14)” were added to Specific Plan Section 7.13, g). In addition, the following sentence was added to 7.13, g).: “Other Planning Areas will be subject to future project-level analysis including as it relates to Beyer Boulevard West for necessary infrastructure, public facilities, and emergency access required at each phase of development.” Both edits are on page 174.
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Aerial Map

Presenter Notes
Presentation Notes
The 490-acre project site is generally bounded North of the US/Mexico international border; east of Interstate 805; south of State Route 905; and west of the Central Village Specific Plan area within the Otay Mesa Community Plan area. 
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• Subsequent Environmental Impact Report;
• Amendments to the General Plan and Otay Mesa Community Plan; 
• Southwest Village Specific Plan; 
• Rezone; 
• Vesting Tentative Map; 
• Site Development Permit; 
• Multi-Habitat Planning Area Boundary Line Adjustment; 
• Road Improvement Ordinance (Dedicated Parkland); and
• Road Improvement Resolution (Designated Parkland). 

Required Approvals 

Presenter Notes
Presentation Notes
The proposed discretionary action include a Subsequent Environmental Impact Report; Amendments to the General Plan and Otay Mesa Community Plan; the Southwest Village Specific Plan; a Rezone; Vesting Tentative Map; Site Development Permit, Multi-Habitat Planning Area Boundary Line Adjustment; Road Improvement Ordinance (Dedicated Parkland); and a Road Improvement Resolution (Designated Parkland). 
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• 5,130 homes
• 175,000 square feet of commercial uses
• Approximately 35 acres of interconnected parks
• Approximately 16 acres for potential future school uses
• Approximately 190 acres of surrounding natural open space
• Connection of Caliente Avenue from Southwest Village to SR-905
• Connection of Beyer Boulevard from Southwest Village to San Ysidro

Specific Plan Summary

Presenter Notes
Presentation Notes
The Project proposes 5,130 homes, 175,000 square feet of commercial uses, approximately 35 acres of interconnected parks, 16 acres for future potential school uses, approximately 190 acres of surrounding natural open space, connection of Caliente Avenue from Southwest Village to State Route 905, and connection of Beyer Boulevard from Southwest Village to San Ysidro.
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Ownership Map

Presenter Notes
Presentation Notes
The Project site includes several owners. 

As shown in this slide, Tri Pointe Homes (shown in blue) owns approximately 239 acres, Otay Mesa LLC (shown in orange), owns 55 acres, the Handler Trust (shown in tan) owns 20 acres, the City of San Diego (shown in red) owns 12 acres, San Ysidro Industrial Park LLC (shown in green) owns 68 acres, and other property owners (shown in purple) own 95 acres. 
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Public Outreach
Direct Stakeholder Engagement Notice of Application 

Notice of Application 

Southwest Village Subcommittee 

Environmental Impact Report Scoping Meeting 

Public Review of the Draft Subsequent Environmental Impact Report 

Presenter Notes
Presentation Notes
Since 2017, more than 30 meetings with landowners on the Southwest Village Specific Plan Process has occurred.

On September 13, 2018, a Notice of Application was mailed per San Diego Municipal Code Section 112.0301(a)(2).

On January 15, 2020, the Southwest Village Subcommittee voted unanimously to recommend approval of the Southwest Village Specific Plan. 

On March 4, 2020, a publicly noticed Environmental Impact Report Scoping Meeting was held at San Ysidro High School.

Public Review of the Draft Subsequent Environmental Impact Report occurred between May 1, 2025, and June 23, 2025. 
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• Community Plan 
requires a Specific Plan

• Consistent with the City 
of Villages strategy

• Planned 
Comprehensively

• Planned Collaboratively 
with the City 

Presenter Notes
Presentation Notes
The Southwest Village Specific Plan is being prepared in accordance with the Otay Mesa Community Plan. Adopted in 2014, the Otay Mesa Community Plan requires a specific plan for the Southwest District to implement the General Plan’s City of Villages strategy. The Community Plan requires that the Southwest Village be planned comprehensively through a single, contiguous specific plan. The plan must be privately sponsored and developed collaboratively with the City.

 The Otay Mesa Community Plan envisions Southwest Village as a compact, walkable, transit‑oriented village with sustainable and efficient land use. The Specific Plan would address design details for the village core, public spaces, and that it provide a complete multimodal circulation system connected to the broader Otay Mesa network.

Tri Pointe Homes has prepared the SWV Specific Plan to implement the Community Plan’s vision and policy direction within the Southwest Village Specific Plan area.
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Land Use Plan

Presenter Notes
Presentation Notes
The Specific Plan creates a comprehensive mixed‑use village that implements the Otay Mesa Community Plan and the City of Villages strategy. It provides a balanced land use framework, including opportunities for new homes, shops, parks, schools, and open space that would support a complete and connected community. 

The Specific plan enables a diverse range of housing types and up to 5,130 homes, aligning with Community Plan policies for housing type, variety and affordability.

A village core would be established near the intersection of Beyer Blvd and Caliente Ave, concentrating higher‑density mixed‑use development to support transit, walking, and daily needs within the community.

The Specific Plan would refine Community Plan land uses, specifically the Community Plan’s Neighborhood Village designation, to reflect on‑the‑ground constraints—adjusting village acreage while also protecting about 200 acres of sensitive habitat and natural open space.

The Specific Plan would provide the detailed policy and regulatory framework to guide cohesive development across the Southwest Village consistent with the Community Plan.
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Design

Presenter Notes
Presentation Notes
The Specific Plan’s village urban design approach defines the character, quality, and sense of place of Southwest Village by integrating architecture, landscape, and site planning into a cohesive built environment. 

Design policies guide how buildings, public spaces, and neighborhood features relate to one another, helping create a distinct, attractive, functional, and sustainable community.

Policies address general design, the Village Core, residential areas, streetscapes, and the public realm, emphasizing the connection between individual projects and shared community spaces.

The Specific Plan’s urban design policies address the village’s urban core, site design, architecture and form, access and materials, noise attenuation, and lighting among other features. 
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Mobility

Presenter Notes
Presentation Notes
The Specific Plan’s land use framework also integrates a grid street network, a transit mobility hub, and safe pedestrian and bicycle connections, advancing climate, mobility, and sustainability goals.

The Specific Plan delivers a safe, reliable, and integrated mobility network that supports walking, biking, transit, and driving, while strengthening connections to Otay Mesa and San Ysidro.

A system of complete streets, trails, paseos, and bike routes links neighborhoods to the Village Core, parks, schools, and future transit, all designed around a pedestrian‑scaled, grid‑like street pattern.

The mobility network is coordinated with the General Plan, Otay Mesa Community Plan, and SANDAG’s Regional Plan, with ongoing City–SANDAG collaboration to pursue transit consistent with community goals.

A potential future transit stop and mobility hub at Caliente Avenue and Beyer Boulevard would establish the Village Core as the community’s multimodal center.

The Specific Plan’s Street classifications are refined to match the area’s topography and open space, with Caliente Avenue and Beyer Boulevard redesigned to better support walking, biking, and transit access.

The bicycle network upgrades Community Plan routes with Class I paths and buffered Class II lanes, creating continuous north–south and east–west connections throughout the village.
Additionally, Sidewalks, paseos, and a perimeter trail provide comfortable, connected pedestrian routes, reducing reliance on single‑occupant vehicles and supporting City climate and sustainability goals.
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Fire Access

Presenter Notes
Presentation Notes
The Specific Plan also addresses emergency access and evacuation within the Specific Plan area. Future development within Vesting Tentative Map-1 that includes more than 200 homes must prepare a Fire Plan showing two separated access points for emergency response. 

Other future development within the Specific Plan area will be subject to the California Fire Code at the time of application. 

Beyer Boulevard and Caliente Avenue would serve as the primary east‑west and north‑south fire access routes, with a secondary emergency access road connecting to Rail Court in San Ysidro. This secondary access would be built during the first phase of the Specific Plan.

Primary evacuation routes are shown in red, with Caliente Avenue offering north-south access and Beyer Boulevard offering east-west access.

The Secondary Emergency Vehicle Access Road at the eastern terminus of East Beyer Boulevard and the future South Caliente Avenue intersection extends south to Rail Court and is shown in orange. 
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Parks and Trails

Presenter Notes
Presentation Notes
The Specific Plan would provide up to 35 acres of parks and recreation areas, including two City neighborhood parks supported by a network of pocket parks, mini‑parks, paseos, plazas, and trails, consistent with the Parks Master Plan.

The plan incorporates a value‑based recreation standard, requiring each planning area to meet minimum amenity points tied to population, ensuring high‑quality and well‑equipped recreation spaces.

Larger neighborhood parks would be public, while smaller parks and plazas would be privately maintained with public access, ensuring recreation spaces are distributed throughout each planning area as development occurs.

Parks and trails are woven into the village structure, linking homes, schools, open space, and the Village Core through an interconnected system of sidewalks, paseos, and a perimeter trail with scenic views. Two neighborhood parks—a 9‑acre joint‑use candidate near the Village Core and a 7‑acre park in the northern area—would offer amenities such as sports fields, courts, and pathways.

A future school site located next to a neighborhood park creates a strong community activity center and enables potential joint‑use recreation facilities.

Open space trails would connect Southwest Village to the broader Otay Mesa trail system and include updates to Community Plan trail alignments to reflect the Specific Plan.
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Open Space 

Presenter Notes
Presentation Notes
The Specific Plan preserves about 200 acres—41% of the plan area—as permanent open space, protecting sensitive habitats, steep slopes, and landslide-prone areas. The open space includes lands within the Multi-Habitat Planning Area (MHPA) and areas covered under the Vernal Pool Habitat Conservation Plan.

To accommodate necessary infrastructure like the Beyer Boulevard extension, the Plan includes an MHPA boundary adjustment and a Major Amendment to the Vernal Pool Habitat Conservation Plan, both developed in coordination with federal and state wildlife agencies.

The conservation strategy would replace impacted conserved lands with new high‑value habitat areas, resulting in a net increase of approximately 14 acres of MHPA land.

Conserved lands within and adjacent to the Specific Plan create an expanded, contiguous open space system that supports regional habitat linkages and long-term species protection.

The integrated open space network supports scenic views, trails, and natural buffers while ensuring development avoids sensitive biological resources and adheres to habitat conservation requirements.
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Public Facilities 

Presenter Notes
Presentation Notes
The Specific Plan also outlines the water, wastewater, drainage, stormwater, and utility systems needed to support development, including extensions of off‑site infrastructure, upgrades to existing pump stations, and two new wastewater lift stations.

Infrastructure would be installed with appropriate setbacks from street trees and designed to align with the village’s complete‑street network.

The Specific Plan phasing ensures that essential public facilities—such as parks and key roadway segments like the Beyer Boulevard connection to San Ysidro—are delivered in step with new homes.

Schools are recognized as vital community facilities, with two potential school sites included: a primary site in Planning Area 16 and an optional secondary site in Planning Area 7, subject to San Ysidro School District needs. The Plan provides clear phasing thresholds for school site acquisition and requires future development to pay school impact fees to support new educational facilities. Joint‑use park opportunities are encouraged so that school recreation areas can serve the broader community during non‑school hours, helping integrate schools into the village’s public space and recreation network.
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Supplemental Development Regulations
• Tailor base zone regulations to guide cohesive future development.

• Address design, mixed-use standards, grading, mobility, recreation, and 
environmental features.

• Include building setbacks, height, mixed-use standards, grading, walls 
and fences, brush management, trails, and transportation facilities.

• Provide a framework that ensures development aligns with the Specific 
Plan’s land use, mobility, public space, design and environmental goals.

Presenter Notes
Presentation Notes
The Specific Plan establishes Supplemental Development Regulations that tailor or expand upon the San Diego Municipal Code and base zone regulations to guide future development within the village. 

These regulations address key design and development elements including building setbacks, height, mixed‑use standards, grading, walls and fences, brush management, trails, and transportation facilities to ensure a cohesive village form.

They also include standards for wildlife crossings, recreation requirements, and allowable alternative land uses, providing flexibility while maintaining consistency with the plan’s overall vision.

Together, these regulations function as the implementation framework that ensures future projects align with the Specific Plan’s land use, mobility, environmental, and community design goals.
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Rezone
• Approximately 890 acres.

• Properties both within and partially within.

• Rezoned from the AR-1-1 zone to the RMX-1, 
RM-3-7, RM-2-5, RM-1-3, OR-1-2, OP-1-1, and 
OC-1-1, and AR-1-1 zones.

• Allows for a mix of residential densities, 
mixed-use areas, schools, parks and open 
space. 

Presenter Notes
Presentation Notes
The Specific Plan also includes a comprehensive rezone of approximately 890 acres for both properties within and partially within the Plan area to apply new base zones that directly implement the land uses within the Specific Plan’s Land Use framework.
As part of the Specific Plan, properties would be rezoned from AR-1-1 to the RMX-1, RM-3-7, RM-2-5, RM-1-3, OR-1-2, OP-1-1, and OC-1-1, and AR-1-1 base zones. 
The rezones introduce opportunities for a mix of residential densities, mixed‑use areas, schools, parks, and open space. 
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Phasing Plan

Presenter Notes
Presentation Notes
The Southwest Village Specific Plan includes a coordinated phasing program to ensure that infrastructure, utilities, drainage systems, and circulation improvements are delivered in step with new development.

Improvements to roads, water and sewer systems, stormwater facilities, and other essential infrastructure would be constructed as each planning area moves forward, aligning upgrades with actual growth.

A phasing summary outlines the anticipated sequence of land uses over time while still allowing flexibility in how individual development projects proceed.

The first phase includes a vesting tentative map for 920 homes, including 92 affordable units, setting the foundation for early infrastructure and community facilities.
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Vesting Tentative Map
PLANNING AREA DWELLING UNITS NO. OF RESIDENTIAL 

BUILDINGS
PROPOSED ZONE

*8 185 21 RM 3-7

9 95 13 RM 2-5

10 130 96 RM 1-3

11 168 29 RM 2-5

12 76 56 RM 1-3

13 170 29 RM 2-5

14 96 70 RM 1-3

Total 920 - -

*PA 8 shall include a minimum of 92 affordable housing units.  

Presenter Notes
Presentation Notes
As noted on the previous slide, Phase 1 includes Planning Areas 8 through 14. The Vesting Tentative Map proposes 920 dwelling units, including 92 affordable units in Planning Area 8. 
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• Subsequent Environmental Impact Report (Project No. 0614791/SCH 
No. 2004051076);

• Findings and the Statement of Overriding Considerations; 
• Mitigation, Monitoring, and Reporting Program; and  
• Significant and unavoidable impacts to Land Use, Air 

Quality/Odor, Historical Resources, Human Health/Public 
Safety/Hazardous Materials, Noise, Traffic/Circulation (vehicle 
miles traveled), Utilities (solid waste), and Tribal Cultural 
Resources. 

Environmental Document

Presenter Notes
Presentation Notes
A Subsequent Environmental Impact Report and a Mitigation Monitoring and Reporting Program were prepared in accordance with the California Environmental Quality Act. Additionally, CEQA Findings of Fact and a Statement of Overriding Considerations have been prepared. 

There are significant and unavoidable impacts to Land Use, Air Quality, Historical Resources, Human Health, Noise, Traffic, Utilities, and Tribal Cultural Resources. 
�
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Date:     June 18, 2025

Community Planning Group:  Otay Mesa

Recommendation:   Approve: 8-0-1
  

Community Planning Group

Presenter Notes
Presentation Notes
On June 18, 2025, the Otay Mesa Community Planning Group voted 8-0-1 to recommend approval of the project. 
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CERTIFY 
 Master Environmental Impact Report No. PRJ-0614791/SCH #2004051076 
ADOPT 
 Mitigation, Monitoring, and Reporting Program
 Findings and Statement of Overriding Considerations
APPROVE
 Amendments to the General Plan and Otay Mesa Community Plan (PMT-
 3339936); Southwest Village Specific Plan; Rezone No. (PMT-2188968); 

Vesting Tentative Map (PMT- 2188969); Site Development Permit (PMT- 
2188971), Multi-Habitat Planning Area Boundary Line Adjustment; Road 
Improvement Ordinance/Resolution; and Endowment Resolution  

 

Staff Recommendation

Presenter Notes
Presentation Notes
Staff recommends approval of the Southwest Village Specific Plan Project.
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PHONE-IN TESTIMONY PERIOD NOW OPEN FOR

Southwest Village Specific Plan Project
To call in and make public comment on this item:

Telephone - Dial 669-254-5252 or (Toll Free) 833-568-8864.

When prompted, input Webinar ID: 160 407 5570

How to Speak to a Particular Item or During Non-Agenda Public Comment:

TO "RAISE YOUR HAND“: click the button on your computer, tablet, or Smartphone, or by dialing *9 on your 
phone. You will be taken in the order in which you raise your hand.  You may only speak once on a particular item.

TO UNMUTE: When it is your turn to speak, click the unmute prompt that will appear on your computer, tablet or 
Smartphone, or dial *6 on your phone.

Presenter Notes
Presentation Notes
This concludes staff’s presentation. 
 
Thank you!
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