
Alternatives Evaluation:
Mission Valley West

June 9, 2017



• 3:00 – 3:45 
–Presentation: 

• Jobs/Housing Balance
• Land use alternatives
• Opportunity on key sites:

- Riverwalk
- Fashion Valley Mall
- Hotel Circle North

Agenda



LU Alternatives



Floor Area Ratio (FAR)

Floor Area Ratio: the ratio of the gross building 
floor area to the lot area



Floor Area Ratio (FAR)

Parking above ground typically not counted towards 
FAR (however, counted in Downtown) 

Parking floor 
area 



Building Type Examples

Fenton Little Italy
• 125 residential units
• 22,000 s.f. commercial

• Overall (incl. 
residential)
3.1 FAR

• Residential: 102 du/ac



Building Type Examples

Paseo Colorado
• 387 residential units
• 645,000 s.f. commercial

• Overall (incl. residential) 
2.2 FAR

• Residential: 36 du/ac



Building Type Examples

Town and Country
• 840 residential units
• 700 hotel rooms
• 4 ac public park

• Overall (incl. 
residential) 
1.1 FAR 



Densities



Densities



Density Assumptions

Proposed Land Use DU/AC F.A.R.

Mixed Use - HD 90 - 140 2.60 - 4.00

Mixed Use - MD 60 - 85 1.75 - 2.50

Residential - HD 80 - 105 2.30 - 3.00

Residential - MD 60 - 70 1.75 - 2.00

Assuming average unit size = 1,250 s.f.



The following slides show examples of how 
development could take shape within the 
three different land use alternatives. This is 
just a visualization to provide a better 
understanding of how development potential 
could vary among the different alternatives 
and not a finalized proposal.



Alt 1: String of Pearls



Alt 1: String of Pearls

Three mixed use 
nodes – primary 
residential with 
supporting retail and 
office uses –
surrounding transit 
nodes

Mixed use 
development on 
the west end of 
Fashion Valley 
Mall



Alt 2: Vibrant Core



Alt 2: Vibrant Core

Two Mixed Use 
Centers –
residential, retail, 
and office uses –
with easy access to 
the trolley station



Alt 3: Campuses and Clusters



Alt 3: Campuses and Clusters

A river- and transit-
oriented mixed use 
campus surrounding 
the Fashion Valley 
Trolley Station

High density 
residential 
development along 
Hotel Circle North



Key Site: Riverwalk



Levi-Cushman Specific Plan

Development Program:

• 5,300,000 square feet on 
200 acres
– 1,329 dwelling units
– 1,000 hotel rooms
– 200,000 square feet retail

• 2,582,000 square feet office

Development Intensity:

• Limit of 67,000 Average 
Daily Trips
– Assumed a trip reduction for 

light rail transit

• 250 foot height limit
• 0.6 total FAR

Parks and Open Space 
• Minimum of 75 acres
• 25 feet buffer on both sides of river



Key Site: Fashion Valley Mall



• Regional retail anchor
• Surface parking/parking garage on the west 

side - redevelopment potential

Fashion Valley Mall



MV WEST AREA



MV WEST AREA

Town & 
Country 
Center

Union 
Tribune

Mixed Use

Fashion 
Valley Mall

Riverwalk Mixed 
Use and River 

Park

Transit Hub -
Bus & Trolley

T
Future Trolley 

Station

T



MV WEST AREA
Public Realm Opportunities

Union 
Tribune

Mixed UseRiverwalk Mixed 
Use and River 

Park

Fashion Valley Road Enhancement
Transit Spine – Improved Pedestrian Experience 

Opportunity to Open and Connect
Commercial and Neighborhood Services

Town & 
Country 
Center

T

T



ALT 3: Campuses and Clusters



ALT 3: Campuses and Clusters

Union 
Tribune

Mixed Use
Town & 
Country 
Center

T

T



ALT 3: Campuses and Clusters
Mixed Use Medium Density



ALT 3: Campuses and Clusters
Mixed Use Medium Density



ALT 3: Campuses and Clusters
Mixed Use Medium Density

Commercial 
Street

6-8 Story 
Mixed-Use 
Residential

6-8 Story 
Mixed-Use 
Residential

Internal Garden & 
Courtyard

Parking 
Garage



ALT 1: String of Pearls
Mixed Use Medium & High Density



ALT 1: String of Pearls
Mixed Use Medium & High Density



ALT 1: String of Pearls
Mixed Use Medium & High Density



ALT 1: String of Pearls
Mixed Use Medium & High Density

12-20 Story Hi-
Rise Towers

12-20 Story Hi-
Rise Towers

Commercial 
Street

Internal Garden & 
CourtyardOpen Space –

Plaza & Garden



ALT 1: String of Pearls
Mixed Use Medium & High Density



Key Site: Hotel Circle North



• Existing office, hotel, and residential uses
• Close vicinity to the future Riverwalk park

Hotel Circle North



ALT 3: Campuses and Clusters
Residential High Density 



ALT 3: Campuses and Clusters
Residential High Density 

Park Street

Internal Garden & 
Courtyard

Balcony and 
Terraces

Landscaped Parkway w/ 
Double Row of Trees

Landscaped 
Setback



ALT 3: Campuses and Clusters
Residential High Density 

Residential High 
Density

Future Park
& Amenities



ALT 3: Campuses and Clusters
Residential High Density 



ALT 3: Campuses and Clusters
Residential High Density 



Map Exercise



Map Exercise

• Place-type sheets demonstrate the type of 
development represented in the alternative 
maps

• Give us your feedback on the place-type 
examples and identify where you think each 
type is appropriate

• Collaboratively we will work to build a 
single map of Western Mission Valley for 
further analysis



Discussion



Next Steps

• Upcoming meetings (3:00 MV Library):
– Eastern Mission Valley: July 14, 2017

• 3 subarea maps will be combined into a “Draft 
Preferred Alternative” for further review:
– Density analysis
– Mobility analysis
– Public outreach event
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