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VISUAL IMPACT ANALYSIS 
Removal of the Midway-Pacific Highway Community Planning Area from the Coastal Height Limit

1.0 INTRODUCTION 
This visual impact analysis has been prepared to assess the impacts of the removal of the Midway-
Pacific Highway Community Planning Area (CP area) from the Coastal Height Limit (project). This action 
would amend the San Diego Municipal Code (SDMC) to allow buildings to be built above 30 feet in 
height in the CP area. This measure does not approve any specific development and is limited to the 
CP area boundaries, and does not change the underlying base zone regulations. Any proposed future 
development must comply with all governing laws. 

The purpose of this visual impact analysis is to evaluate and document the potential visual impacts 
resulting from implementation of the 2018 Midway-Pacific Highway Community Plan (2018 Community 
Plan) under this action (i.e., removal of the 30-foot building height limit). This technical memorandum 
addresses the maximum height scenario for the CP area. The analysis discusses the existing visual 
environment, applicable planning documents, key observation points, viewer types, and anticipated 
viewer response. Potential visual impacts are assessed based on a hypothetical change to the visual 
environment through project implementation consistent with approved plans.

Section 1.0, Introduction, describes the project location and the regulatory setting that guides future 
development in the CP area. Section 2.0, Visual Environment, documents the existing visual resources 
and types of viewers in the CP area viewshed and describes the visual impact analysis methodology. The 
degree of visual change that is expected to result from development of buildings at the maximum height 
limit and an analysis of potential impacts are provided in Section 3.0, Visual Impacts. A summary of visual 
effects is presented in Section 4.0, Visual Impact Analysis Summary. Section 5.0, References, lists the 
references used for this technical memorandum.

1.1 Project Location
The CP area is in west-central City of San Diego (City), north of the San Diego International Airport (SDIA), 
south of Mission Bay Park, between the northern end of the Peninsula Community Plan area to the west 
and the Old Town San Diego Community Plan area to the east as shown on Figure 1, Project Location. The 
CP area encompasses roughly 1,324 acres of relatively flat land as shown on Figure 2, Existing Topography, 
and is generally characterized as a mix of commercial and industrial areas, with some residential areas, as 
shown on Figure 3, Existing Land Uses. The tallest existing structures in the CP area include the Education 
First building at approximately 140 feet in height and the Pechanga Arena at approximately 70 feet in 
height.

Generally, with the exception of projects on property owned by other government agencies, development 
in the CP area is subject to the development regulations of the underlying base zone as specified in the 
SDMC. In particular, standards that affect the building envelope include the maximum structure height 
and maximum floor area ratio. Table 1, Base Zone Development Regulations, presents the base zone, 
applicable maximum building height, and floor area ratio. This visual impact analysis analyzes a maximum 
height scenario using the maximum structure height for each base zone. The Coastal Height Limit does 
not apply to federal property, i.e. the Marine Corps Recruit Depot and Navy properties, shown on Figure 
4, Government-Owned Properties. Nonetheless, plans for redevelopment of the Naval Base Point Loma 
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Figure 1. Project Location
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Figure 2. Existing Topography
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KEY VIEW 9: VIEW WEST FROM ANDREWS STREET
Key View 9 represents the scene that is viewed from Andrews 
Street immediately south of West Washington Street in the 
Uptown Community Plan area. The residential neighborhood 
that the view is in is on higher ground than the CP area and 
has unobstructed views of the CP area, SDIA, and Peninsula 
Community Plan area. 

Resource Change
Visual changes are visible in the midground views, which 
currently encompass existing development of low-rise 
structures, large parking surfaces, and the SDIA. Development in the CP area would change northwestern 
views due to building heights of 100 feet or more west of I-5. The Navy OTC development up to 350 feet 
in height would be visible in the right-midground view. However, the majority of the background view of 
the airport and the Peninsula Community Plan area would be unchanged.  

Viewer Sensitivity
Key View 9 represents a typical view from a resident in the western Uptown Community Plan area. 
These viewers will notice a change in the built landscape; however, the change may not be perceived as 
detrimental compared to the existing views. Overall viewer response would be low to moderate. 

Significance Determination
Low to moderate level of change. This impact is potentially significant.

View 9 - Andrews St.
(Above Washington St.)

(207')

Key Map

Existing Condition

Buildout Scenario
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KEY VIEW 10: VIEW NORTHEAST FROM LIBERTY 
STATION NAVAL TRAINING CENTER PARK
Key View 10 represents the scene that is viewed from Liberty 
Station Naval Training Center Park just west of the CP area in 
the Peninsula Community Plan area. The park is a large open 
space with eye-level view of the CP area. The foreground view 
is of water in a channel that connects to San Diego Bay to 
the south with Marine Corps Recruit Depot Boathouse and 
Marina and mature landscaping in the midground view, which 
partially obscure existing low-rise buildings in the background 
view.

Resource Change
Visual changes would occur in the background views primarily to the skyline in the center and right view 
areas. The changes are greater toward the north and south where buildings have a maximum height of 
100 feet or more. The highest buildings visible are the Navy OTC development with heights up to 350 
feet. The development would not additionally obstruct views beyond the CP area. 

Viewer Sensitivity
Key View 10 represents a typical view from a visitor to the Liberty Station Naval Training Center Park. 
These viewers will notice a change in the view along the skyline; however, due to distance and existing 
vegetation between this vantage point and the larger buildings in the CP area, the overall viewer response 
would be low. 

Significance Determination
Low level of change. This impact is less than significant.

View 10 - Liberty Station NTC Park

(11')

Key Map

Existing Condition

Buildout Scenario
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4.0 VISUAL IMPACT ANALYSIS SUMMARY
This visual impact analysis analyzes the project under a hypothetical scenario in which the CP area would 
be built out to the maximum building height limit per the development standards in the SDMC. U.S. Navy-
owned properties would be built out at the highest intensity scenario (Alternative 4) identified under the 
Navy OTC Revitalization Environmental Impact Statement. As noted above, the potential impacts of the 
future Navy OTC development are addressed in this visual impact analysis but not included in the final 
determination of significance because the Navy OTC development site is not part of the project.

The visual impact of these taller buildings, built on relatively low ground, would have both negative and 
positive effects on the scenic quality of the immediate area. Negative effects include the intrusive nature 
of taller structures on existing views and the change in character of the neighborhoods to a more urban 
built environment. Positive effects include the creation of a visually distinct urban district and perceived 
revitalization of the CP area. Table 4, Summary of Visual Impacts, summarizes the visual impact analysis 
findings based on resources changes, viewer sensitivity, and significance of changes for all 10 key views.

Table 4. Summary of Visual Impacts

KEY VIEW RESOURCE CHANGE VIEWER SENSITIVITY SIGNIFICANCE DETERMINATION

1 Moderate Low Potentially Significant

2 Moderate Moderate Potentially Significant

3 High High Significant

4 Low Low Less than Significant

5 High High Significant

6 Low Low Less than Significant

7 Low Low Less than Significant

8 Low Low Less than Significant

9 Moderate Moderate Potentially Significant

10 Low Low Less than Significant
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