
0 1

MILES

1/4 1/2

40ac

10ac

MISSION CITY

STREET “I”

RI
VE

RW
A

LK
 S

TR
EE

T 
“J

”

RIVERWALK STREET “U”

*Residential Prohibited **To be completed

100 Year Floodway

Specific Plan

Park and Open Space

Existing Park

Existing Open Space

Potential Park

Potential Open Space

Potential Park/Open Space

Mission Valley
Community Plan Area Existing Trolley (Green Line)

Planned Trolley (Purple Line)

Land Use 

Mixed Use (HD)

Mixed Use (MD)

Residential (HD)

Residential (MD)

Residential (LD)

Public/Institutional

Office and Visitor 
Commercial
Office and Visitor 
Commercial*
Regional Commercial*
Regional Office and Visitor 
Commercial*
Industrial

Existing Trolley (Blue Line)

Planned Trolley Stop (Riverwalk)
Parcels

TransitGeneral Information

Trolley StationDesign District 
(1/4 mile)
Transit Priority Area (1/2 mile)San Diego River

8

805

5

15

163
FR

IA
RS

  R
D

CA
M

IN
O

 D
EL ESTE

FRAZEE    RD 

RIO SAN DIEGO DR 

FENTON  PKWY 

CAMINO DEL RIO SOUTH
CAMINO DEL RIO

XET
TS   S

A

TA
YL

O
R 

 S
T

MORENA  BLVD 

LIN
DA VISTA  RD

CO
LU

SA
  ST

V
IA

 L
A

S 
C

U
M

BR
E S

 

U
LRIC

  ST

FRIARS  RD

DR  E
GR

O
G 

N
OI SSI

M

G
O

SH
EN

  ST

SE
A

 W
O

RL
D

  D
R 

FRIARS  RD

CAMINO DEL R
IO NORTH 

S a n  D
i eg o R i v e r

M
ISSIO

N
 C

EN
TER  RD

 

CIVITA   BLVD 

SAN DIEGO MISSION  RD 

FAIRM
O

N
T  AVE 

M
IS

SI
O

N
 C

EN
TE

R 
 R

D
 

Q
U

A
LC

O
M

M
W

AY

HOTEL CIRCLE 

HOTEL CIRCLE 

CAMINO DE LA REINA

FRIARS RD

BACHMAN PL

RIVERWALK DR

Stadium
Specific 
Plan**

Sefton
Field

Mission
Valley

Preserve

Central
Park

Ruffin Canyon
Open Space

Quarry Falls
Specific Plan

(Civita)

Mission Valley
Heights

Specific Plan

8
 NORTH

 SOUTH

Mission 
Basilica 

San Diego 
de Alcala

NORTH

Riverwalk 
Specific
Plan

15

Mission City 
Specific Plan

Planned Roadway

FSDRIP
Specific Plan

Atlas
Specific Plan

0 1

MILES

1/4 1/2

40ac

10ac

Planned Land Use

25

Figure 4



UPTOWN

LINDA VISTA

SERRA MESA

CLAIREMONT
MESA

GREATER
NORTH
PARK

MID-CITY:
CITY HEIGHTS

TIERRASANTA

MID-CITY:
NORMAL HEIGHTS

KEARNY
MESA

NAVAJO

MID-CITY:
KENSINGTON-
TALMADGE

Mission
Bay

EL CAJON BLVD

38
TH

 S
T

ADAMS AVEADAMS AVE

Mission
Bay
Park

8

805

5

15

163

88

FRIARS RD

Q
UALCO

M
M

 W
Y

LIN
DA

 VI
ST

A R
D

U
LRIC ST

M
O

RE
N

A 
BL

VD

EL CAJON BLVD

TE
XA

S 
ST

M
IS

SI
O

N
 C

EN
TE

R 
RD

JUAN ST

W WASHINGTON ST

M
ISSION VILLAGE DR

SAN DIEGO MISSION RD

RO
SE

CR
AN

S S
T

SUNSET BLVD

FASH
IO

N  VALLEY  RD

UNIVERSITY AVE

PA
RK

 B
LV

D

E
AVE

LINDAVISTARD

NAPAST

FR
IARS

RD

M
U

RR
AY

RI
D

G
ER

D

CAM DE LAREINA

CLAIREMONT
DR

FRIARS RD

30
TH

 S
T

VI

ALAS C
U

M
BR

ES

MORENABLVD

EA
ST

 M
IS

SI
O

N
 B

AY
 D

R

CAMDEL
RIONORTH

MADISON AVE

M
IS

SI
O

N
G

O
RG

E
RD

43
RD

 S
T

44
TH

 S
T

45
TH

 S
T

M
OREN

A
BLVD

MEADE AVE

35
TH

 S
T

MADISON AVE

ID
A

H
O

 S
T ORANGE AVE

O
H

IO
 S

T

CO
W

LEY W
AY

KA
N

SA
S 

ST

MILTON ST

HOWARD AVE

D
EN

VE
R 

ST
OSLER ST

H
A

M
IL

TO
N

 S
T

G
EO

RG
IA

 S
T

POLK AVE

CO
M

STO
CK ST

FULTON ST

H
AW

LE
Y 

BL
VD

MONROE AVE

M
IS

SI
SS

IP
PI

 S
T

RONDA AVE

32
N

D
 S

T

36
TH

 S
T

PINE ST

GR
EY

CIVITA
 BL

VD

IL
LI

O
N

 S
T

41
ST

 S
T

M
EL

BO
UR

NE
 D

R

39
TH

 S
T

M
A

RY
LA

N
D

 S
T

CA
M

PU
S 

AV
E

TR
IA

S S
T

IB
IS

 S
T

G
RAN

D
VIEW

 ST

LAURETTA ST

KELLY ST

CONGRESS ST

CO
LU

SA ST

CA
NT

ER
BU

RY
 D

R

PHYLLIS PL

SAN
TO

 RD

IRVINGTON AVE

FRAZEE RD

CAM
IN

O
  D

EL ESTE

ARBOR DR

MADISON AVE

POLK AVE32
N

D
 S

T

IO
W

A
 S

T

42
N

D
 S

T

34
TH

 S
T

37
TH

 S
T

LINCOLN AVE

GESNER ST

LITTLEFIELD ST

DO
RC

AS
 ST

W MONTECITO WAY

RIOS AN
DI

EG
O

DR

GLIDDEN ST

M
A

RL
BO

RO
U

G
H

 D
R

FA
LC

O
N

 S
T

FORT STOCKTON DR

W LEWIS ST

KURTZ ST

FI EL
D

ST

G
A

LV
ES

TO
N

 S
T

BU
RG

EN
ER BLVD

FA
IR

M
O

U
N

T 
AV

E

FENTO
N PKY

SE
A W

O
R

LD
D

R
IV

E

VIA
A

L
TA

FRANKLINRIDGERD

MISSIONVAL L EY R D

Fig 1-2: Planning Area

0 3,000 6,0001,500

FEET

Data Source: City of San Diego, 2015; SANGIS/SANDAG Regional GIS Data
Warehouse, 2015. (www.sa gis. rg)
Dyett & Bhatia, 201

This map/data is provided without warranty of any kind, either express
or implied, including but not limited to, the implied warranties of 
mercantability and fitness for a particular purpose.  
Note: This product may contain information from the SANDAG Regional
Information System which cannot be reproduced without the writ ten
permission of SANDAG. This product may contain information 
reproduced with permission granted by RAND MCNALLY & COMPANY®
to SanGIS.  This map is copyrighted by RAND MCNALLY & COMPANY®.
It is unlawful to copy or reproduce all or any part thereof, whether for
personal use or resale, without the prior, writ ten permission of 
RAND MCNALLY & COMPANY®.

Copyright SanGIS 2009 - All Rights Reserved.  Full text of this legal notice
can be found at: http://www.sangis.org/Legal_Notice.htm

Trolley Stops

Light Rail

Freeways

Ramps

Streams/Creeks

Lakes/Ponds/Bays

Mission Valley Community
Plan Boundary

Community Planning Areas

San Diego River

San Diego River

San
Diego

River

15

CPIOZ Subdistricts

Light Rail

Freeways

Ramps

San Diego River

Mission Valley Community 
Plan Boundary
Community Planning Areas

Trolley Stops

Planned 
Trolley Stops

*To be completed

San Diego River Subdistrict

Hillside Subdistrict

100 Year Floodway

General Information CPIOZ Subdistricts

Note: This map illustrates approximate boundaries and may not be relied upon to demonstrate actual boundaries, 
which are established according to the location of the current 100-year floodway as mapped by the Federal 
Emergency Management Agency (FEMA) and which is subject to change.

Specific Plan Subdistrict

River Influence Area Not Part of CPIOZ

0 1

MILES

1/4 1/2

40ac

10ac

Stadium
Specific Plan*

Atlas
Specific Plan

Mission Valley
Heights

Specific Plan

Quarry Falls
Specific Plan

(Civita)

FSDRIP
Specific Plan

Mission City 
Specific Plan

G
O

SH
EN

ST

145

Figure 39



Policies and Regulations Mission Valley Community Plan

146 147

Steep Slope Definition
Steep slope lands are defined as all land having a 
naturally formed or naturally appearing gradient 
of 25 percent or greater, based on 5 foot contour 
intervals, with a minimum elevation differential of 
25 feet. Steep slopes do not include manufactured 
slopes, which have been graded pursuant to a 
validly issued permit. 

Preservation of Steep Slopes
 E Development, including road construction, 

above the 150 foot contour line shall not 
occur. 

 E Landscaped slopes disturbed during 
construction shall be revegetated in 
accordance with City-wide standards. Lot 
splits are prohibited on steep slopes.

Signage
 E Ground signs greater than 40 feet in 

height shall not be permitted south of I-8, 
except that automobile dealerships may 
utilize ground signs not exceeding 50 feet 
in height, except pursuant to a variance 
approved, in accordance with Land 
Development Code Chapter 12, Article 6, 
Division 8 (Variance Procedures). 

 E Roof top signs are prohibited.

Northern Slopes
Natural appearing slopes and contours shall be 
recreated through variable slope gradients not 
exceeding a 2:1 ratio. Hillside rehabilitation areas 
shall be revegetated with indigenous plantings per 
adopted City-wide landscape standards. 

Southern Slopes
 E For buildings and structures located south 

of I-8 on southern slopes, the height shall 
be limited to 40 feet above preexisting or 
finished grade, whichever is lower. 

 E Exceptions to the 40 foot height limitation 
may be approved up to 65 feet in height 
provided that all of the following standards 
are met:
• All natural existing hillside vegetation

and topography shall be preserved;
• Any previously graded hillsides shall be

recontoured into a naturalistic form and
revegetated with indigenous plants; and

• Buildings and structures shall be
designed and sited so that a minimum
30 foot wide open public view corridor
is created to the hillside from adjacent
public streets and freeways.

 E Structures over the 65 foot building height 
level are permitted to allow construction 
of unique architectural features, such as 
a steeple, which do not contain occupied 
floor area, mechanical equipment, or 
signage. 

 E Development shall not be permitted in steep 
slope lands, except as indicated in Table 
10.

Table 10: Encroachment into Steep Slopes

Percentage of 
Parcel in Steep 

Slopes

Maximum 
Encroachment 
Allowance as 

Percentage of Area in 
Steep Slopes

75% or less 10%

80% 12%

85% 14%

90% 16%

85% 18%

100% 20%

Specific Plan Subdistrict CPIOZ

The purpose of the Specific Plan Subdistrict CPIOZ-
Type A regulations is to identify properties where a 
valid specific plan has been was adopted by 
ordinance prior to the adoption of this Community 
Plan or a specific plan adopted by ordinance is 
required for future development. These areas are 
identified in Figure 39. Applications for a CPIOZ-
Type A development shall meet the regulations 
outlined within the corresponding specific plan. 

Supplemental Development Regulations

Authority
Specific plans may either supplement or supersede 
land use regulations applicable to the subject 
property, including all previously adopted 
ordinances, standards and guidelines. In the event 
an inconsistency or conflict exists between 
standards adopted within a specific plan and 
comparable provisions of the Mission Valley 
Community Plan or other development standards, 
the standards and regulations made part of the 
specific plan shall prevail. Where not otherwise 
specifically referenced and addressed by a specific 
plan, all adopted ordinances, regulations, 
standards and guidelines of the Land Development 
Code shall apply. 

New Specific Plans and Specific Plan Amendments
If an area is within the Specific Plan Subdistrict 
CPIOZ but a specific plan has not been adopted, 
a specific plan will be required for future 
development. Valid specific plans may also be 
amended. Any new specific plans or amendments 
to adopted specific plans shall be consistent with 
Chapter 12, Article 2, Division 1 of the Land 
Development Code.  

Removing Specific Plan Requirements from a 
Property
The properties within the Specific Plan Subdistrict 
have a base zone consistent with land use 
designations of the Mission Valley Community 
Plan. However, the regulations of any adopted 
specific plan supersede those base zones. 
Amendments to the Land Development Code and 
Mission Valley Community Plan shall be required to 
remove a property from the adopted specific plan 
and Specific Plan Subdistrict CPIOZ. Once the 
Specific Plan Subdistrict CPIOZ boundary has been 
amended to remove the property from the overlay 
zone, the base zone shall apply.  

San Diego River Subdistrict CPIOZ 

The purpose of the San Diego River Subdistrict 
CPIOZ–Type A regulations is to ensure that 
development along the San Diego River 
implements the San Diego River Park Master Plan. 
The River Subdistrict regulations have also been 
designed to preserve and enhance the character of 
the San Diego River Valley, to provide for sensitive 
rehabilitation and redevelopment, and to create 
the San Diego River Pathway. The San Diego River 
Subdistrict CPIOZ includes the River Corridor 
Area and the River Influence Area (Figure 40). The 
regulations of this zone apply to any development 
fully or partially within these boundaries.

Development on the southern slopes should be low 
scale and integrated into the natural topography.




