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Chair – College Area Community Planning Board 

4254 View Place, San Diego, CA 92115 

 
 
February 13, 2024 

 

 

The Honorable Mayor Todd Gloria 

City of San Diego 

City Administration Building 

202 C Street, 11th Floor 

San Diego, CA 92101 

 

Subject: 2023 Annual Report For the College Area Community Planning Board 

 

Dear Mayor Gloria, 

 

I am the Chairperson of the College Area Community Planning Board (CACPB), and I am pleased to 

present you with this 2023 Annual Report.  The document is a requirement of both City Council Policy 

600-24 and the adopted College Area Community Planning  Board Bylaws.   

 

On February 12, 2024 the CACPB board reviewed and adopted this document and directed that it be 

forwarded to you. 

 

2023 was a successful year for the CACPB.  The board met monthly between January through November.  

All meeting and sub-committee meeting agendas were publicly advertised as required by the by-laws and 

the Brown Act. 

 

As is the tradition of this board, the December meeting was waived to allow board members travel time to 

be with families and loved ones during the holidays. 

 

Board member participation in the meetings was very good.  There was also very active community 

participation at meetings.  All development projects brought before the board were approved.  I feel that 

this is worth mentioning because there have been allegations in previous discussions with outside parties 

that local Community Planning Groups have been averse to new development and adversarial to growth. 

 

That is not the case with the College Area Community Planning Board.  The CACPB carefully reviews 

development proposals to determine their conformity with the existing Community Plan and with 

concepts contained in the proposed Community Plan Update.  It also reviews proposed zoning ordinance 

and land use code revisions. 

 

Although the planning board had many items on its agendas, the following specific issues stood out: 

 

• The completion and submission of the Community Planning Group Recognition Application. 

 

• The College Area Community Plan Update 

 

• Proposed high density residential and mixed use development 
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• The parking issue at the College Rolando Library 

 

• The HAP 2.0 and Senate Bill 10 language that was proposed in HAP 2.0 

 

The annual report is structured in such a way that it introduces the reader to the College Area Community; 

it addresses the purpose of the Community Planning Group; it identifies the planning board membership 

and provides a demographic snapshot of the board; and it ends with the progress made during the monthly 

meetings.   

 

An extensive Appendix is added to the end of the report to demonstrate the transparency of College Area 

Community Planning Board activities. 

 

I ask that you accept this annual report.  Please feel free to contact me at the address noted in the header 

of this cover letter, or you can email me at thomasjerome.ts@gmail.com if you have any questions, 

comments, or concerns. 

 

Sincerely, 

 

 
Thomas Silva 

Chair – College Area Community Planning Board  

619-261-8233 

mailto:thomasjerome.ts@gmail.com


i 

TITLE PAGE 

COLLEGE AREA 

ANNUAL REPORT 
JANUARY 2023 TO DECEMBER 2023 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Page 2 of 56 
 

TRANSMITTAL LETTER TO THE CITY 
 

 

  



Page 3 of 56 
 

 

  



Page 4 of 56 
 

TABLE OF CONTENTS 

Contents 
TITLE PAGE ..................................................................................................................................................... 1 

TRANSMITTAL LETTER TO THE CITY .............................................................................................................. 2 

TABLE OF CONTENTS ..................................................................................................................................... 4 

EXECUTIVE SUMMARY .................................................................................................................................. 5 

PURPOSE OF COMMUNITY PLANNING GROUPS........................................................................................... 5 

CACPB GOVERNANCE STRUCTURE ................................................................................................................ 5 

College Area Community Board Membership .......................................................................................... 5 

Member Demographics ............................................................................................................................ 6 

COLLEGE AREA .............................................................................................................................................. 7 

COMMUNITY ............................................................................................................................................. 7 

COLLEDGE AREA DEMOGRAPHIC COMPOSITION ......................................................................................... 9 

CACPB HISTORY ....................................................................................................................................... 10 

2023 CACPB ACTIVITY ................................................................................................................................. 11 

BROWN ACT COMPLIANCE ......................................................................................................................... 12 

HIGH INTEREST ITEMS ................................................................................................................................. 12 

ADMINISTRATIVE ACTIONS OF THE CACPB ................................................................................................. 13 

UPCOMING OBJECTIVES .............................................................................................................................. 15 

APPENDIX – LISTING OF DOCUMENTATION ................................................................................................ 15 

APPENDIX 1: ADOPTED COLLEGE AREA 7 VISIONS PLAN ............................................................................ 16 

APPENDIX 2: DEMOGRAPHIC SOURCE DATA ............................................................................................... 22 

APPENDIX 3: CACPB 2023 ACTIVITY REPORT .............................................................................................. 25 

APPENDIX 4: APPROVED MEETING MINUTES JAN. TO NOV. 2023 .............................................................. 26 

END OF COLLEGE AREA 2023 ANNUAL REPORT .......................................................................................... 56 

 

  



Page 5 of 56 
 

EXECUTIVE SUMMARY 
 

In 2023, the College Area Community Planning Board (CACPB) was very active and effective.  

Meetings were held every 2nd Monday of the month from January through November. 

Board member participation ranged from 64%  to 93%. Depending on the issues on the 

agendas, attendance by members of the public ranged from an average of 5 people to up to 50 

people.  

Issues related to the 1) College Area Community Plan Update, 2) Shared Parking at the 

College-Rolando Library, 3) proposed high density residential development, and 4) Senate Bill 

10 language included in the proposed HAP 2.0 ordinance were specific topics that resulted in 

increased public attendance at CACPB meetings. 

All proposed residential development projects that were presented to the CACPB were 

approved.  As stated in the preceding paragraph the proposed Community Plan Update was, 

and continues to be, the primary focus of the board and the community.  Other High Interest 

topics included the proliferation of high density residential development undertaken within the 

College Area, the opposition to the proposed parking and development plans that are impacting 

the College-Rolando public library, and the preparation and submittal of the Community 

Planning Group (CPB) Application to the City of San Diego. 

Another significant action taken by the CACPB in 2023 is the separation of the College Area 

Community Council (CACC) and the CACPB.  Before this split,  the CACPB and the CACC 

shared the same board members and met on the same date creating confusion for the public.  

After the split, the CACPB continues as the recognized planning group, while the CACC as a 

501 (c) (3) non-profit corporation.  The CACC focuses on quality of life issues and activities 

within the College Area.  There is overlap of board membership between the two boards. 

 

PURPOSE OF COMMUNITY PLANNING GROUPS 
The San Diego City Council adopted policies in the 1960s and 1970s that established and 

recognized community planning groups as formal mechanisms for community input in the land 

use decision-making processes. Community planning groups (CPG) provide citizens with an 

opportunity for involvement in advising the City Council, the Planning Commission, and other 

decision-makers on development projects, general or community plan amendments, rezonings 

and public facilities. The recommendations of the planning groups are integral components of 

the planning process, and are highly regarded by the City Council and by staff. (Source: City of 

San Diego Website: https://www.sandiego.gov/planning/community-plans/cpg) 

CACPB GOVERNANCE STRUCTURE 

College Area Community Board Membership 
In accordance with San Diego City Council Policy 600-24 and the CACPB adopted 
Bylaws there are 20 positions for the board.  Seventeen (17) positions are elected 
and three (3) are appointed.  At least ten (10) of the seventeen (17) elected seats 
are filled by resident property owners.  Currently there are fourteen (14) people on 
the board and six (6) vacant positions. 
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To be an eligible board member an individual must be at least eighteen (18) years of 
age, and shall be affiliated with the community as a: 
 

(1) property owner, who is an individual identified as the sole or partial owner of 
record, or their designee, of a real property (either developed or 
undeveloped), within the community planning area, or 
 

(2) resident, who is an individual whose primary address of residence is 
an address in the community planning area, or 
 

(3) local businessperson, who is a local business or not-for-profit owner, 
operator, or designee at a non-residential real property address in the 
community planning area; only one representative of a particular 
establishment may hold a seat on the CACPB at one time. 

 

The CACPB Board meets the criteria identified in paragraphs above.  This table 

identifies the CACPB Board and positions 

NAME POSITION ON THE BOARD 

Tom Silva Chairperson - Community Non-Profit Representative 

B.J. Nystrom Vice- Chairperson - ECCC North Representative 

Ann Cottrell Secretary - Member 

David Cook Treasurer - Member (Non Resident Property Owner) 

Robert Higdon Member 

Mike  Jenkins Member 

Diana Lara San Diego State University (Staff Rep) 

Robert Montana Member - Chair Comm. Pln Update 

Roie Moyal Member 

Troy Murphree Member 

Jose Reynoso Member - Alvarado Estates Representative 

Susan Richardson Member - Parks & Rec. Rep 

Melvin Ridley III A.S. (SDSU) Vice President of External. Relations 

Jim Schneider College Area  Business District 

 

Member Demographics 
The new council policy 600-24, and the applications for Community Planning Group 

Recognition, emphasize that the community planning group reflect the community in 

which it serves.  The CACPB is reflective of the College Area community which it 

serves.  The following is the present CACPB demographic profile: 
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Every effort is made to fill the vacant positions, and the CACPB continues to reach 

out to the community as well as to other groups such as the College Area 

Community Council, the local Business Community, and San Diego State University.  

Elections are held each March, and when necessary, as a new vacancy arises. 

COLLEGE AREA 

COMMUNITY  
The College Area is in the central part of the City of San Diego.  It is located south of 
the Interstate 8 and west of the City of La Mesa.  College Area is 3.1 square miles 
(1,987 acres) in size.  The community lies along the southern rim of Mission Valley and 
is approximately 8 miles northeast of downtown San Diego. The community shares 
boundaries with the designated community plan areas of Navajo and Mission Valley to 
the north, Kensington-Talmadge to the west, and Eastern Area to the south. 
 
College Area is made up of several geologic mesas intersected by canyons, connected 
by two arterials (Fairmount Avenue/Montezuma Road and College Avenue), and is 
adjacent to Interstate 8.   
 
Within the community, there are three major streets that provide internal connections 
and collect most of the community’s circulation:  

• El Cajon Boulevard (Serving east & west through traffic) 
 

• Montezuma Road (Serving east & west through traffic) 
 

• College Avenue (serving north and south through traffic) 
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The SDSU Transit Center and Trolley Station is located on the San Diego State 
University Campus; it is a significant transportation hub for the College Area and the 
City of San Diego. 
 
This Figure shows the boundaries of the College Area.  San Diego State University is a 
prominent feature in the community and a vibrant asset. 
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COLLEDGE AREA DEMOGRAPHIC COMPOSITION 
22,937 people are estimated to live in the College Area.  The predominate ethnicity is White 

which is followed by Hispanic.  53% identify as White, 23% as Hispanic, 12% as Asian & 

Pacific Islander, 7% as Black, and 5% as Other.   

The College Area has a young population. The median age range is between  ages 30 to 34 

years old.  Two thirds of the population is less than 50 years old. 6,720 people are over 50 

years of age. 

The community has just under 8,000 housing units.  Of that number 46% are single family 

homes, 46% are multifamily homes (apartments), and 8% are single family attached (also 

known as condominiums). 

The community is not wealthy.  60% of the population is estimated to earn an annual 

household income of $60,000 or less. 18% of households fall within the $60,000 to $99,000 

income range.  The remaining 22% earn $100,000 or more annually.  The following figure 

illustrates the community demographic profile. 

 

Source:  SANDAG Population and Housing Estimates for College Community Planning Area v. 2021 

Appendix 2 includes the raw data as presented in the Community Planning Group Recognition application link. 
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CACPB HISTORY 
Community planning efforts began in 1965 with the adoption of the San Diego State 

College Area Community Plan. It was updated in 1974 to address concerns over traffic 

& circulation and maintaining the focus of the community as being primarily a single 

family neighborhood. At that time, the plan name was shortened to the State University 

Area Plan.  

The 1974 plan recommended high-density housing adjacent to the university (SDSU) 

and emphasized the need to maintain existing single-family neighborhoods in other 

parts of the community.  

In 1983, the plan was amended to designate specific areas in the community for 

fraternity and sorority houses in order to accommodate the growth of fraternal 

organizations at the university and to prevent these uses from adversely impacting 

single-family neighborhoods.  

In  November 1987, the Mid-City Communities Planned District was approved by the 

City of San Diego.  The College Area, including State University and all multifamily 

development east of Reservoir Drive north of El Cajon Boulevard, was included in the 

Mid-City Plan. 

In 1989, the newly adopted College Area Community Plan changes the name of the Mid 

City Plan as it applies to the College Area, and it expanded the boundaries of the 

planning area to reflect the present boundaries.  The College Area Community Planning 

Board was established at this time.   Prior to the establishment of the CACPB, the 

College Area Community Council was the primary local entity addressing land uses and 

community issues. 
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2023 CACPB ACTIVITY 
The planning board held eleven (11) regularly scheduled meetings in 2023.  Other ad-hoc 

meetings regarding the Community Plan Update were held, but those are not identified in 

this report.  The CACPB meets on the 2nd Tuesday of each month, and meetings are held at 

the College Area Rolando Library Community Room.  The following identifies the regularly 

scheduled meetings and the level of participation by the public and board members. 

• Monday, January 9, 2023: Quorum Achieved; 9 of 14 members present; Public 

participation not counted 

 

• Monday, February 13, 2023: Quorum Achieved; 10 of 14 members present; Public 

participation not counted (Mike J.) 

 

• Monday, March 13, 2023: Quorum Achieved; 11 of 14 members present; Public 

participation not counted (mike J) 

 

• Monday, April 10, 2023: Quorum Achieved; 13 of 14 members present; Public 

participation not counted, but an estimated 50 or more people attended. 

 

• Monday, May 8, 2023: Quorum Achieved; 13 of 14 members present; 25 public 

attendees 

 

• Monday, June 12, 2023: Quorum Achieved; 11 of 14 members present; 7 public 

attendees 

 

• Monday, July 10, 2023: Quorum Achieved; 12 of 14 members present; 5 public 

attendees 

 

• Monday, August 13, 2023: Quorum Achieved; 11 of 14 members present; 30 public 

attendees 

 

• Monday, September 11, 2023: Quorum Achieved; 11 of 14 members present; 7 

public attendees 

 

• Monday, October 9, 2023: Quorum Achieved; 12 of 14 members present; 5 public 

attendees 

 

• Monday, November 13, 2023: Quorum Achieved; 9 of 14 members present; 4 public 

attendees 

The participation of board members continues to be very strong. The lowest attendance rate 

is 64%, and the highest board member participation rate is 93%.  On average an 80% 

attendance rate by board members was achieved throughout the year.  The public 

attendance and participation rate has been steady.  On average between 5 and 7 members 

of the public consistently attend.  On High Interest items, 25 to 50 members of the public 

attended meetings.  
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 BROWN ACT COMPLIANCE 
The CACPB Bylaws, as well as City Policy 600-24, mandate that the board complies with the 

Open Meeting Act known as The Brown Act.  In addition to requiring that a quorum of board 

members be present at any meeting, The Brown Act requires the posting of the meeting 

notice at least 72 hours before each meeting.  The CACPB has complied with, and continues 

to comply with, the Brown Act.  Meeting notices are posted 72 hours before each meeting at 

1) the meeting location (College-Rolando Library Community Room),  2) on the NEXT DOOR 

social media website, and 3) on the City of San Diego Community Planning Group web site.   

 

NEXT DOOR has proven to be a valuable place to post meeting notices.  Between 800 and 

900 people have opened and viewed the meeting notice and agenda each month. 

 

During meetings, Roberts Rules of Order are followed to ensure that meetings are run 

effectively and without disruptive behavior from the board or members of the public. 

 

HIGH INTEREST ITEMS 
 

All items brought to the CACPB for review and approval are important.  But there are specific 

issues of high interest to the board and community.  They are: 

 

1. The separation of the CACC and the CACPB meeting times and the creation of 

individual boards, 

 

2. The Community Plan Update, 

 

3. The proliferation of high density residential development (both infill and new buildings) 

 

4. Park renovation plans by the City of San Diego 

The current community plan is 34 years old and is outdated.  Since, 2019 the CACPB has 

worked with the City on an updated community plan.  The  City has been actively striving to 

achieve the Regional Housing Need Allocation (RHNA), and in doing so has stressed the 

proposed designation of high density and extremely high density residential housing projects in 

the College Area.  The City has identified a need to add 108,000 additional units to the region.   

The College Area, being a strong transportation rich hub, is an attractive community to 

encourage high density residential development.  In addition to the RHNA need, state law has 

changed to allow for higher development in Single Family Residentially zoned areas.  The 

College Area is experiencing several new Accessory Dwelling Unit projects throughout the 

community.  These are typically administratively approved by the City and not brought to the 

CACPB for review and comment.  This increased densification of the community has made 

these very hot topics.  College Area is deficient in Community Parks.  As a result, when the City 

proposes park upgrades, the community is very interested and actively involved. 
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ADMINISTRATIVE ACTIONS OF THE CACPB 
The following highlights 2023 CACPB Board actions by month. 

• January:   

o Approved a proposed permit for a high density residential development at 6650 

Montezuma Road 

 

• February:   

o Approved a wireless dish project for 5343 Monroe Avenue 

o Supported a 324 unit project for the conversion of the Howard Johnson property..  

This was an information item. 

 

• March:   

o Approved the Water Pipe Replacement project proposed for Redlands Drive 

o Held CACPB Elections and elected 4 people to CACPB positions 

o Supported the Friends of the Library position of opposing the city’s position on 

the 6650 Montezuma proposed rezoning and community plan amendment. 

 

• April:   

o Approved the extension of a project application for 7290 Mohawk Drive 

o Heard an information item presented by Council person Whitburn regarding his 

proposed homeless ordinance 

o Heard an information item presented by Vice-Chair Silva on the Housing Action 

Plan 2.0 and the Community Planners Committee discussion of the same topic. 

o Held a discussion on the City’s proposed Land Use Plan for the College Area 

Community Plan dated 10/26/2022. 

 

• May:   

o Took a formal action to support the 7 Visions Land Use Plan and oppose the 

City’s proposed 10/26/22 Land Use Plan.  Over 25 members of the public 

attended this meeting. 

 

• June:   

o Heard an information item about a “By Right” Residential project on 73rd Street 

and Mohawk Drive.  This was the former Social Security Office Complex and is 

slated for high density residential.  Although it was an information item, the board 

expressed support for the project. 

o Chairperson Jim Jennings stepped down from the CACPB, and Vice-Chair Tom 

Silva assumed the Acting Chair position on an interim basis until the board could 

act on the vacancy. 

 

• July:  

o  Voted Tom Silva as chair, BJ Nystrom as Vice Chair 

o Voted to oppose the City of San Diego’s position on the SB 10 portion of the HAP 

2.0 proposed ordinance change. 

o Voted to form an Ad-Hoc committee to review and initiate the CPG Recognition 

application that will be due by the end of December 2023. 
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o Voted to form an Ad-Hoc committee to review the proposed Blueprint San Diego 

proposed by the City and make a recommendation to the CACPB and the CPC. 

o Heard an information update from the Friends of the Library 

o Heard an information update on the City’s Capital Improvement Program 

 

• August:   

o Took Action to support the Friends of the Library’s position and directed the Chair 

to prepare and submit a formal letter to the City of San Diego 

 

• September:   

o Chairperson Silva presented an information item on the CPG Recognition 

Application and submitted the proposed calendar of events to complete the task 

 

• October:   

o No development proposals on the agenda 

o Took action to approve the contents prepared for the CPG Recognition 

Application 

 

• November:   

o Approved the Mystic Network Solutions wireless dish network project for 5343 

Monroe Avenue. 

o Reviewed and approved the final draft of the CPG Recognition Application 

documents and directed the Chair to submit the application to the City of San 

Diego before December 31st.  The application was completed and uploaded to 

the City’s portal on December 13, 2023.  The City’s confirmation of receipt of the 

applications and supporting documents was provided. 

o The Chair and the Vice Chair met with three (3) SDSU Students and discussed 

the purpose of the CACPB and related land use and operational issues.  The 

students posed the questions and the Chair and Vice Chair responded. 

 

• December:   

o No Meeting.  In November, the board voted to “go dark” in December. 

▪ December 13, 2023; the chair uploaded the CPG Recognition Application 

and supporting documents to the City of San Diego web portal. 
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UPCOMING OBJECTIVES 
In 2024 and 2025, the CACPB will focus on accomplishing the following objectives 

• To complete the College Area Community Plan Update 

 

• To develop and implement a Community Art component in the Community Plan 

 

• To fill, as much as possible, the vacancies on the board 

 

• To encourage people from ages 18 to 40 to become board members 

 

• To promote the College Area as A Place to Go To rather than a Place To Go Through 

 

• To strengthen the linkage between the College Area Community Council and the College 

Area Community Planning Board 

 

• To foster good and effective working relations with the City of San Diego City Council, 

Planning Commission, Planning Department, and the Development Services Division 

APPENDIX – LISTING OF DOCUMENTATION 
1. 7 Visions Plan adopted by the board and community  

2. Demographic Source Data  

3. Meeting Matrix 

4. All approved CACPB Minutes 
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APPENDIX 1: ADOPTED COLLEGE AREA 7 VISIONS PLAN 
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END Of 7 Visions Plan (Appendix 1) 
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APPENDIX 2: DEMOGRAPHIC SOURCE DATA 
POPULATION AND HOUSING ESTIMATES FROM SANDAG 
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END Of SANDAG Demographic Profile  (Appendix 2) 
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APPENDIX 3: CACPB 2023 ACTIVITY REPORT 

 

END Of Activity Matrix (Appendix 3) 
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APPENDIX 4: APPROVED MEETING MINUTES JAN. TO NOV. 2023 
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No Meeting in December 2023 

Therefore, No Minutes to Post 

END Of 7 Meeting Minutes (Appendix 4) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

END OF COLLEGE AREA 2023 ANNUAL REPORT 
 

Approved by the CACPB on February 12, 2024 
 
CACPB OFFICERS: 

Tom Silva, Chairperson 
BJ Nystrom, Vice Chairperson 
Ann Cotrell, Secretary 
David Cook, Treasurer 
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