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SUMMARY

Issue: Should the Planning Commission INITIATE an amendment to the Mission Valley Community
Plan to redesignate a 0.7-acre site along Hotel Circle South from Right-of-Way to Office and Visitor
Commercial (Residential Prohibited), remove the site from the Community Plan Implementation
Overlay Zone for the Specific Plan Subdistrict, and a Specific Plan amendment to remove the site
from the Atlas Specific Plan?

Staff Recommendation: INITIATE the community plan amendment process.

Community Planning Group Recommendation: On May 6, 2026, the Mission Valley Planning Group
voted 19-0-0 in support of initiating an amendment to the Mission Valley Community Plan
(Attachment 1).

City Strategic Goal: The proposed amendment to the Mission Valley Community Plan is consistent
with the City of San Diego Strategic Plan Goal to Foster Regional Prosperity by promoting economic
growth through job creation and providing additional services to residents, employees, and visitors.

Environmental Impact: This activity is not considered a "project" by the definition set forth in CEQA
Guidelines Section 15378. Should the initiation of the community plan amendment be approved, an
environmental review will take place at the appropriate time in accordance with CEQA Section
15004.

Fiscal Considerations: None. All costs associated with this action are paid from a deposit account
maintained by the applicant.

Code Enforcement Impact: None.




Housing Impact Statement: The 0.7-acre site is designated as Right-of-Way and reserved for a future
street intersection and interchange improvement in the Mission Valley Community Plan and Atlas
Specific Plan. If initiated, subsequent approval of the proposed Community Plan and Specific Plan
amendment could allow for a variety of commercial uses, while prohibiting residential development
based on the proposed Office and Visitor Commercial land use designation. Residential is not
currently allowed on the site and the proposed land use designation would not allow residential;
therefore, there would not be an impact housing on the site.

The initiation of a community plan amendment is not the adoption of a community plan
amendment. Neither staff nor the Planning Commission is committed to recommend in favor
or denial of the proposed amendment, and the City Council is not committed to adopt or
deny the proposed amendment.

BACKGROUND

Mission Valley Community Plan

Overview: The Mission Valley Community Plan area spans 3,215 acres. The Community Plan was
comprehensively updated in 2019 to align with the General Plan’s “City of Villages” strategy, which
identifies Mission Valley and a subregional employment center. The Community Plan envisions the
area as an urban village the integrates workplaces, housing, parklands, shopping and dining options,
which are supported by a network of pedestrian, bicycle and transit access.

South of I-8: The Community Plan identifies the area south of Interstate 8 as having a continued
emphasis on office and hotel uses due to it being physically separated from most of the community
by Interstate 8.

Hillsides: It also identifies the hillsides that form the edges of the valley that gives the community its
unique natural setting and a distinct sense of place.

Specific Plans: The Community contains six community plans that provide greater site specific land
use, urban design, and mobility policy direction for locations within the community plan area.

Implementation: To help implement the Community Plan’s policy framework, the Community Plan
Implementation Overlay Zone - Type A (CPIOZ-A) is applied community wide. This overlay zone
contains supplemental development regulations listed in the community plan, which includes the
Hillside Subdistrict and the Specific Plan Subdistrict.

Atlas Specific Plan
Overview: The 0.7-acre subject site (Assessor Parcel Number: 443-040-34-00) is within the Atlas

Specific Plan area and is explicitly identified in the Specific Plan as part of the Evelyn Terrace
subarea. When the Atlas Specific Plan was originally adopted in 1988, Atlas Hotels, Inc. owned seven

sites within the Mission Valley Community Plan area.

Prior Amendments: The Specific Plan has been subsequently amended in 2017, 2018, and 2020 to
remove three of the sites from the Specific Plan.


https://www.sandiego.gov/sites/default/files/legacy/planning/community/profiles/missionvalley/pdf/plans/atlasfull.pdf
https://www.sandiego.gov/sites/default/files/legacy/planning/community/profiles/missionvalley/pdf/plans/atlasfull.pdf

Regulations: The Specific Plan provides specific development standards for subareas. While the
subject site comprises 0.7 acres, it sits within the larger 3.7-acre Evelyn Terrace subarea. The Specific
Plan reserves the 3.7-acre Evelyn Terrace site for a future Interstate 8/Via Las Cumbres interchange
and does not allocate any development intensity or propose any development for this site.

Site Location

The 0.7-acre subject site contains a one-story vacant building along Hotel Circle South, parallel to
Interstate 8 (approximately 1.0 mile east of Taylor Street), in the southern portion of the Community
Planning Area (Attachment 2).

Existing Adjacent Land Uses

The existing uses adjacent to the subject site include multi-tenant office, hotel uses, and multifamily
residential (Attachments 3):

e 1843 Hotel Circle South: 3 Story multi-tenant office building

e 1865 Hotel Circle South: 4 Story residential building (former hotel)
e 1975 Hotel Circle South: Vacant and undeveloped site

e 2087 Hotel Circle South: 3 Story residential building (former hotel)
e 2151 Hotel Circle South: 5 Story hotel

e 2201 Hotel Circle South: 5 Story hotel

Adjacent Existing Community Plan Land Use Designations

The subject site is adjacent to properties designated as Office and Visitor Commercial (Residential
Prohibited) to the east and west.

Community Plan and General Plan Use Designation

The Mission Valley Community Plan and General Plan designates the subject site as Right-of-Way
(Attachment 4) for the planned connection to Riverwalk Street “J” and an interchange with Interstate
8 which is consistent with the Atlas Specific Plan.

Zoning

Base Zone: The subject site is zoned CO-2-2 (Commercial--Office), which accommodates office uses
that serve as an employment center and does not allow for residential uses (Attachment 5). While
the Community Plan identifies right-of-way for streets as a land use designation, the underlying
zoning from the adjacent property is applied to the right-of-way.

Overlay Zones: The subject site is within the Specific Plan and the Hillside Community Plan
Implementation Overlay Zone (CPIOZ) Subdistricts, which contain site-specific supplemental
development regulations to ensure that future development implements the Mission Valley
Community Plan (Attachment 6).

e Specific Plan Subdistrict CPIOZ: Provides regulations addressing the adoption of new specific
plans and the removal of an area from a specific plan.

o Hillside Subdistrict CPIOZ: Provides regulations limiting structures to 40 feet above
preexisting or finished grade, whichever is lower with limited exceptions that may allow
structures up to 65 feet.




Mobility
Transit: The subject site is in a Transit Priority Area. The subject site is served by Metropolitan Transit
Service (MTS) bus routes 1, 20, 88 and 120. Multiple bus stops are located along Hotel Circle South
(Attachment 7). The Mission Valley Center Station is also approximately 2.4 miles from the subject
site and provides access to additional MTS bus routes, including rapid bus routes, and the San Diego
Trolley.

Streets: The subject site fronts Hotel Circle South, which serves as its primary access point to the site.
Hotel Circle South currently operates as a two lane collector with a center left turn lane. The Mission
Valley planned street network identifies Hotel Circle South as part of a one-way couplet system with
Hotel Circle North (Attachment 8). The Mission Valley planned street network identifies Riverwalk
Street “)" as a new street connection from Friars Road to Hotel Circle South. The Riverwalk Street “J”
segment from Riverwalk Street “U” to Hotel Circle has a planned classification designation as a 4-
lane major arterial. This proposed street network system aims to facilitate connections to the future
Interstate 8 interchange with Riverwalk Street “J".

Bicycle: The Mission Valley Community Plan proposes a Class Il bike lane that runs from the future
Riverwalk Street “)” connection and a Class IV two-way cycle track along Hotel Circle South
(Attachment 9). Hotel Circle South has an existing Class Il bike route.

Existing Public Facilities and Services

Schools: Multiple public schools serve the Mission Valley Community Planning Area and are in
neighboring community plan areas. These schools include San Diego High School, Point Loma High
School, Dana/Correia-Roosevelt Middle School, Nipaquay Elementary School, and Grant Elementary
School, located between 2.6 and 4.4 miles from the subject site and situated in the Mission Valley,
Peninsula, Downtown and Uptown Community Planning Areas.

Parks: Sefton Neighborhood Park is located approximately 0.8 miles northwest from the subject site.
The community plan also identifies an existing trailhead south of the subject site.

Library: The Mission Valley Library is approximately 3.9 miles northeast of the site and serves the
Mission Valley Community Planning Area.

Public Safety: The subject site is served by the Police Department's Western Division Station and by
San Diego Fire Station No. 8, located between 1.8 and 2.2 miles from the subject site within the
Mission Valley Community Planning Area. Additional nearby fire stations include Stations 5, 20, 23,
and 45 in the Mission Valley Community Planning Area and surrounding communities.

Housing and Population

In 2024, the San Diego Association of Governments (SANDAG) estimated that the Mission Valley
Community Plan Area had a household population of approximately 27,008 people. This is a 40
percent increase from SANDAG's estimated 19,357 household population in 2010 (Table 1). In 2024,
the community had 15,622 homes, of which 59 were single family-detached, 1,280 were single
family-attached, and 14,283 were multifamily homes. Between 2010 and 2024, the community
added 4,389 homes, representing a 39 percent increase. The community has approximately 1.87
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persons per household.

Table 1: Homes and Population between 2010 and 2024

Year Homes Household Population
2010 11,233 19,357

2024 15,622 27,008

Change 4,389 7,651

SANDAG: Housing & Population Estimates, 2010 and 2024

Affordable Housing

According to the San Diego Housing Commission, there are 731 deed-restricted, affordable homes in
the Mission Valley Community Planning Area, which is 5 percent of the community’s total number of
homes. Citywide is also 5 percent.

Employment

According to the U.S Census, an estimated 48,134 people were employed in the Mission Valley
Community Planning Area in 2023. This is a 25 percent increase from approximately 38,542 people
employed in the community in 2013 (Table 2).

Table 2: Jobs between 2013 and 2023

Year Number of Jobs

2013 38, 542
2023 48,134
Change 9,592

U.S Census OnTheMap Primary Jobs, 2013 and 2023

Opportunity Area

The 2026 California Tax Credit Allocation Committee Opportunity Area Map shows that the subject
site is within a High Resource Area. The opportunity map shows the opportunity areas by census
tracts based on economic, environmental, and educational indicator scores.

DISCUSSION

Proposed Community Plan Amendment

The applicant is requesting an amendment to the Mission Valley Community Plan and Atlas Specific
Plan to allow for the future development of the 0.7-acre subject site (Parcel 1). This request includes
the following:

e Mission Valley Community Plan Amendment: Redesignate the 0.7-acre subject site from Right-
of-Way to Office and Visitor Commercial (Residential Prohibited).

e (CPIOZ Amendment. Remove the 0.7-acre subject site from the Specific Plan Subdistrict CPIOZ.

e Altas Specific Plan Amendment: Remove the 0.7-acre subject site from the Altas Specific Plan
(Attachment 10).

Community Plan Framework and Right-of-Way Reservation



https://public.tableau.com/app/profile/san.diego.housing.commission.sdhc./viz/CityofSanDiegoAffordableHousingOverview/AffordableHousingOverview
https://belonging.berkeley.edu/2026-ctcachcd-affh-mapping-tool

Under the current Atlas Specific Plan and the Mission Valley Community Plan, the land use
designations for the subject site are consistent and contain the following:

e Interchange Reservation: The Altas Specific Plan currently reserved the subject site within the
Evelyn Terrace area for future irrevocable offer of dedication to the City, at no cost, to
accommodate the off-ramps associated with the future Interstate 8/Via Las Cumbres
interchange.

e Circulation Network: The future interchange would contain a bridge over I|-8 which is
identified as Riverwalk Street “J” in the Mission Valley Community Plan (formerly Via Las
Cumbres as identified in the Atlas Specific Plan). Riverwalk Street “)” would connect to Friars
Road as identified in the Riverwalk Specific Plan.

e Development Limitations: Due to the right-of-way reservation, the Specific Plan currently does
not allocate any development intensity and proposes no active development for the subject
site, and the Mission Valley Community Plan designates the subject site as Right-of-Way.

Evelyn Terrace Subarea

The 3.7-acre Evelyn Terrace reservation area is comprised of four distinct parcels. The 0.7-acre
subject site represents a portion of this broader footprint, which is physically configured as follows:

Property / Parcel ID Acreage Current Status / Use

Subject Site (Parcel 1) 0.70 Acres Vacant; reserved for future [-8/Via Las
Cumbres right-of-way.

1975 Hotel Circle South (Parcel 3) | 1.32 Acres Vacant and undeveloped property.

1865 & 2087 Hotel Circle South 1.68 Acres Active  driveway/access corridors  serving
(Parcels 2 & 4) properties to the south of the subject site.

Total Evelyn Terrace Subarea 3.70 Acres

Irrevocable Offer of Dedication

The 3.7-acre Evelyn Terrace site, which includes the 0.7-acre subject site, has been the subject of two
City Council actions regarding public right-of-way dedication:

e Resolution No. R-272571: In 1988, the City Council approved an Irrevocable Offer of
Dedication (IOD) encompassing the entire 3.7-acre Evelyn Terrace site. The IOD was for the
Right-of-Way for the future freeway interchange at Interstate 8 (Attachment 11).

e Resolution No. R-277799: In 1991, in conjunction with the approval of Parcel Map No. 16469,
the City Council explicitly rejected the dedication of Parcel 1 (the subject site), Parcel 3, and
portions of Parcel 2 and Parcel 4 designated as “Reserved for Future Streets” (Attachments
12 and 13).



Under California Code of Civil Procedure 771.010, if the irrevocable offer of dedication (IOD) is not
accepted and recorded within 25 years of it being made, then it is conclusively presumed
unaccepted and cannot be accepted afterward. The 25-year statutory timeframe triggered by the
1988 offer has expired. City staff has conducted a thorough review of public records and has not
located any documentation filed with either the City or the County of San Diego demonstrating that
the City formally accepted the 10D within the required 25-year period. Consequently, under state
law, the 10D is conclusively presumed to be unaccepted and can no longer be executed by the City.

Mobility

The Mission Valley Community Plan designates Riverwalk Street )" as a future 4 lane major street
which would connect Friars Road to Hotel Circle South. According to the Community Plan, the
Riverwalk Street “J” connection would serve serval regional mobility functions:

e Connectivity: The Riverwalk Street “J” connection would facilitate a new interchange for I-8,
relieving traffic from adjacent interchanges.

e Conflict Reduction: The Riverwalk Street “J" connection would greatly reduce weaving
movements that contribute to congestion along I-8.

e Transit. The resulting congestion relief would also contribute to improved travel time
performance for buses serving Mission Valley.

Beyond vehicular circulation, the planned street would provide pedestrian and bicycle connections
across Interstate 8 and the San Diego River to the planned Riverwalk Trolley Station. The Mission
Valley Community Plan identifies the need to coordinate with Caltrans, SANDAG and property
owners for the implementation of Riverwalk Street “J” bridges, interchange and ramps at Interstate
8.

Parcel 3 - Community Plan Amendment Initiation

On September 25, 2025, the Planning Commission approved a request to initiate an amendment to
the Mission Valley Community Plan and the Atlas Specific Plan, which is similar in scope to this
proposed community plan amendment initiation. The initiation requested the removal of the 1.32-
acre vacant property (Parcel 3 of the Evelyn Terrace subarea) from both the Atlas Specific Plan and
the Community Plan Implementation Overlay Zone (CPIOZ) Specific Plan Subdistrict, while
redesignating the land use from Right-of-Way to Office and Visitor Commercial (Residential
Prohibited).

In approving the initiation, the Planning Commission placed specific emphasis on regional mobility.
Consequently, the property owner is required to provide comprehensive technical analyses
addressing the following critical factors as part of the Community Plan amendment action:

e Interchange Viability: An evaluation of the long-term feasibility of implementing the planned
Interstate 8 / Via Las Cumbres interchange improvements if Parcel 3 is actively developed.

e Circulation System Impacts: A detailed traffic and mobility analysis determining any potential
impacts to the Mission Valley circulation network should the proposed development prevent
the future construction of the interchange.



Riverwalk Specific Plan Mobility Analysis

The developer for the Riverwalk Specific Plan is in the process of conducting a mobility analysis as a
condition of approval for the Riverwalk development that includes a transit-oriented urban village
with a new transit/trolley stop, as well as a mix of housing, retail, and open space. This includes
further analysis of the Riverwalk Street “J' connection. The Community Plan Amendment Initiation
also provides an opportunity for City staff to work with the project applicant, the property owner of
Parcel 3 (1975 Hotel Circle South), and the Riverwalk Developer while the Riverwalk mobility analysis
is underway. Because the mobility analysis includes the evaluation of the Riverwalk Street “J”
connection, the ongoing planning efforts provide an opportunity to explore how the identified
mobility improvements in the Community Plan could be implemented with any proposed
development on the subject site in coordination with the Riverwalk Specific Plan.

[nitiation Criteria

The City is unique among jurisdictions and the process to amend the General Plan and/or a
community plan requires either a Planning Commission or City Council initiation before a plan
amendment process and accompanying project may proceed. Community plans are components of
the General Plan. The staff recommendation of approval or denial of the initiation is based upon
compliance with all three initiation criteria in the General Plan. The City Planning Department has
provided an overview of how the proposed amendment addresses the following initiation criteria:

(a) The amendment request appears to be consistent with the goals and policies of the
General Plan and community plan and any community plan specific amendment
criteria.

The proposed community plan amendment initiation to redesignate the subject site from
Right-of-way to Office and Visitor Commercial (Residential Prohibited) and remove it from
the Specific Plan Subdistrict CPIOZ and the amendment to the Atlas Specific Plan to remove
the subject site from the Specific Plan would be consistent with General Plan Land Use policy
LU-A.1 by encouraging further intensification of employment uses throughout the
subregional employment districts, which includes the Mission Valley Community Plan area. It
would also further the General Plan’s Economic Prosperity strategies and implement
measures intended to provide the appropriately designated land and infrastructure needed
to support business development and a variety of employment opportunities.

The Mission Valley Community Plan places particular importance on the need for Riverwalk
Street “)" to provide a mobility connection over Interstate 8 and to the future interchange. In
the Community Plan, implementation actions IA-21 and 1A-23 identify the need to work with
property owners as part of a planned street network extension and implementation of
Riverwalk Street “J” and interchange with Interstate 8. The City would have the potential to
work with the property owner to provide right-of-way for the planned bridge over Interstate
8 and the interchange as part of a future community plan amendment.

If the proposed Community Plan Amendment Initiation to the Mission Valley Community
Plan and the amendment to the Atlas Specific Plan is approved by the Planning Commission,
the applicant will need to evaluate and demonstrate how the proposed Community Plan and
Specific Plan amendments would affect the Community Plan Mobility Element policies and

-8-



(b)

(c)

the mobility network. The applicant would need to evaluate how the improvements
addressed in the Community Plan could be incorporated with any future development on
the subject site. If after evaluating the mobility improvements in the Community Plan, the
Riverwalk Street “J" and interchange with Interstate 8 would not be feasible with any future
development on the subject site, then the Community Plan mobility network and
improvements would also need to be amended. Any amendments to the Community Plan
mobility network and improvements would need to be further evaluated as part of a
proposed Community Plan amendment to determine how it would affect mobility within the
community.

The proposed amendment provides additional public benefit to the community as
compared to the existing land use designation, density/intensity range, plan policy or
site design.

The proposed redesignation of the subject site and removal from the Atlas Specific Plan
would allow the City to work with the property owner to identify the improvements to
implement the Community Plan’s mobility network. This would include implementation
actions 1A-21 and |A-23, which identify the need to work with property owners as part of a
planned street network extension and implementation of the Riverwalk Street “J* and
interchange with Interstate 8 improvements identified in the Community Plan.

Public facilities appear to be available to serve the proposed increase in
density/intensity, or their provision will be addressed as a component of the
amendment process.

All necessary public services appear to be available. If the amendment to the community
plan request is initiated, an analysis of public services and facilities will be performed with
the amendment'’s review including but not limited to the planned street over Interstate 8 and
the interchange that are identified in the Community Plan and Specific Plan.

Issues for Consideration

City staff have identified several preliminary issues associated with the proposed community plan
amendment initiation. If the community plan amendment is initiated, City staff will work with the
applicant to analyze and address these issues, alongside any additional concerns raised by the
Planning Commission or the community during the community plan amendment review process.

Land Use

e Designation and Zoning Consistency: Evaluation of the proposed land use designation and
zoning for the site.

Mobility

e Mobility Network Analysis: Evaluation of how the community plan amendment would
affect the mobility network.

e Environmental Analysis: Evaluation of any additional environmental analysis to address
changes to the mobility network.



e Infrastructure Integration: Evaluation of whether the community plan amendment could
incorporate the mobility improvements identified in the Community Plan, including:

0 The planned extension of Riverwalk Street “J" to Hotel Circle South.
0 The planned Interstate 8 interchange at Hotel Circle South and Riverwalk Street “J".
o The planned bicycle facilities along Hotel Circle South.

e  Mobility Study: Determine whether a broader mobility study is necessary for the Mission
Valley Community Plan area if the community plan amendment could affect the mobility
network.

Urban Design
e Pedestrion and Public Space Amenities: Provision of amenities, public spaces, and
pedestrian-scale elements associated with the proposed development consistent with
the Community Plan.
e Site Design and Topography. Incorporation of urban design and site planning
considerations, consistent with General Plan and Community plan policies with specific
emphasis on the applicable to the Hillside development policies.

e Sustainability Measures: Integration of sustainable development features in the site and
building design; and
e Climate Action Plan: Evaluation for Climate Action Plan consistency.

CONCLUSION

While staff believes that the proposed Community Plan amendment to redesignate the subject site
from Right-of-Way to Office and Visitor Commercial (Residential Prohibited) and remove it from the
Specific Plan Subdistrict CPIOZ and the proposed amendment to the Atlas Specific Plan to remove
the subject site from the Specific Plan meet the necessary criteria for initiation, staff must review the
applicant's proposed community plan amendment proposal to ensure the mobility goals and
policies of the Mission Valley Community Plan and General Plan can be implemented with future
redevelopment proposed on this site.

A proposed community plan amendment to redesign the site and remove it from the Atlas Specific
Plan would provide staff with the opportunity to work with the applicant, as well as the Parcel 3
(1975 Hotel Circle South) property owner and the Riverwalk Developer to address how the identified
mobility improvements in the Community Plan could be implemented with any proposed
development on the subject site. A proposed Community Plan amendment would need to address
the land use, mobility and urban design issues listed to ensure it implements the Mission Valley
Community Plan.

By initiating this community plan amendment, neither staff nor the Planning Commission is
committed to recommend in favor or denial of the proposed amendment.
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Respectfully submitted,

Megan Covarrubias Seth Litchney
Senior Planner Deputy Director
City Planning Department City Planning Department
Attachments:

1. Mission Valley Community Planning Group Letter

2. Vicinity Map

3. Aerial Imagery Map

4, Existing Land Use Map

5. Current Zoning Map

6. CPIOZ Subdistricts Map

7. Transit Map

8. Roadway Network Classification Map

0. Planned Bicycle Network Map

10. Applicant's Initiation Request Letter

1. Resolution No. R-272571

12. Resolution No. R-277799

13. Parcel Map No. 16469

14. Ownership Disclosure Statement

-11 -



Attachment 1



Attachment 2
W

Rive,-wa P or Date: 7/2/2026

' 1 Vicinity Map
Subject Site
I ~ ! Planning Areas

HOE'_CJLC_'gNorth

B
+
wn
e
e
-
wvoe
¥ 3
58
T O
S
I & B General Disclaimer:
:/-; " This is a draft community plan amendment map.
PTOWN - = The boundaries and features on this map are
N o '9 intended to show existing or proposed
W Arbor Dr _o conditions. When/If the amendment is
B e} W Arbor Dr — approved/adopted, the adopted plan shall be
C - updated to reflect the approved changes.
& vy
. 2
W Montecito Wy | = ©
— - [Va) E
-
> <= - v] & N
N ° w n o W £
o g8 T 2 < .
- S—T@ W Lewis St oo E=) w
>/ ) < £ = =
§ IS o |5 n 0 490 80
S r S o) g ~ Feet
] oy & Fort Stockton D 2
[] ] ort Stockton Dr S
— Copyright 2012 SanGIS - All Rights Reserved.
Orizaba Av -E < | I | T Flext of s legal ot can be found at
P http://www.sangis.org/Legal_Notice.htm

T



http://www.sangis.org/Legal_Notice.htm

Attachment 3

Date: 6/18/2026

Aerial Imagery Map

v — | Planning Areas

Subject Site

General Disclaimer:

This is a draft community plan amendment map.
The boundaries and features on this map are
intended to show existing or proposed
conditions. When/If the amendment is
approved/adopted, the adopted plan shall be
updated to refect the approved changes.

2 & @ &%
% o G = S
&S W kewls St S
% 3 = @ S
© 0 490 980
SunRsat = —————————Fcet
i
Co ight 2012 SanGIS - All Rights Re d.
Fort Stockion Dr ﬁ Fulltov of thislegal noice can bé found -
hitp://www.sangis.org/Legal_Notice.htm
e e



http://www.sangis.org/Legal_Notice.htm

Brunner Stf

SN
Bl s SONON A A e Ny si i ivasang

Eureka St

1S SIN0D

15 1uIpUeg

c
par}
o
>
o
£
z

A
K3
S
X
\0%
z o >
g & i
2 z S
o g
E‘ X
S Sunset Bl
?;; <
o Q
Orizaba Av % 2
L > % S
7] =
P S
5] I~ L
= 2L <
SRS
N
o”q

StJames Pl

Subject Site

wreadia Dr
/%
™
2 2L
N 12
Hermosa o N ~
o Y$ = H
5 ™ & BarrAv
AN g &
2 . £ (%]
—\E\ Altamira Pl 5 3
: 2
Hunter St Hunter St
2
X
&
Q’A‘ W Arbor Dr W Arbor Dr W Arbor Dr
N
.2 > =
2 B @
s =
W Montecito Wy @ 8 W Montecito Wy
=
UPTOWN £ 3 L
< T - 2 @«
&L a 7} © @2
173 ® 2 E]
% = & W Lewis St W Lewis St
< = -
Q w
E c
& 8
Fort Stockton Dr © &
& T
Sheridan Av X 8 E
k| . 3 5
Washington Pl X £ W Washington St
> 2 =
L S - 2
yndo% 2
S ’é 2 (0]
& 3 Q3 0 W University Av
Bay Vi ® & 3
o Nz
2 S )
Pringle & 'o"\\\o Ibis Ct
S Alberta Pl

Falcon PI

University Pl University PI

Dove St

Dickinson S

Jno

2
&
x)

Brant St

University Pl

Bocom

B L CTE T CToCommany TTanm g eSO VaTey ANENDVER TS o L 22 T

ST

1=

R

R

Attachment 4

Date: 6/18/2026

Existing Land Use

Subject Site

T My
| S,

Existing Land Use (SANDAG) 2022
RESIDENTIAL

Single Family Detached

Single Family Attached

- Multiple Family

COMMERCIAL
- Retail, Regional, Wholesale Commercial

- Vistior Commercial

Office Commercial

PARKS AND RECREATION

- Recreation

Open Space Parks
PUBLIC FACILITIES AND UTILITIES
l:l Trap;portation, Communications,
Utilities
- Institutions

UNDEVELOPED
Undeveloped
WATER

River, Lake, Bay

General Disclaimer:

This is a draft community plan amendment map.
The boundaries and features on this map are
intended to show existing or proposed
conditions. When/If the amendment is
approved/adopted, the adopted plan shall be
updated to refect the approved changes.

0 650 1,300
) [cet

Copyright 2012 SanGIS - All Rights Reserved.
Full text of this legal notice can be found at:
http:/www.sangis.org/Legal_Notice.htm


http://www.sangis.org/Legal_Notice.htm

Attachment 5

OP-1-1

RM:357 2 b
atne® EN:1:-2 RM:4-10) o
@ =7 Date: 6/18/2026
Rl 9
f\ 2 LR = Current Zoning
RM=4-10 opiE \/5 Map
%9
O

[ T

: Planning Areas

0C-1-1

1 Zoning
EMX=,

[ ccsa
[ ccao
[ Nz
[ ] couz
[ ] co22
[ ovae
[ ] emxa
[ emx2
[ oci1
[ ] or11
[ ori1a
[ or11
[ ] otop11
[ rRv2s
[ rRma7
P rm-z9
P rRv-a-10
[ ] rRmxa
8 [ ] rvx2
[ | Rsi1

"\'c\e’P/

— Hote\—c
\Y CV-1-2

OP-1-1
~— |

Teyller S

eadiarey

a Subject Site
C
&=
WhAer Br & W Arser Br
C
ﬁ:m a General Disclaimer:
; This is a draft community plan amendment map.
S ) ©
W a “o) The boundaries and features on this map are
W MenEseizy X@ intended to show existing or proposed
§ g (© conditions. When/If the amendment is

approved/adopted, the adopted plan shall be
updated to refect the approved changes.
L1

- §

Pelmaiie

é
0 490 980

) Feet

Copyright 2012 SanGIS - All Rights Reserved.
Full text of this legal notice can be found at:
http:/www.sangis.org/Legal_Notice htm

Document Path: LI\GISIPGIS|

%
Foiit Stockiton BF g
©

Valley AMENDMENTSI2151 & 2285 Hotel Circl



http://www.sangis.org/Legal_Notice.htm

Attachment 6

A
Figure 39
c
A . 3 o
9 &
- . CBLER ST A £
CPIOZ Subdistricts g &
=R
L
& 1 4 fQ\’S}
g
g 3
3 CLAIREMONT @ 5
MESA 2 g
% g
7% 2 ’ Mission Valley é’
g’ é z \QE\—\:( i\ Speg%lgc P?on
= : L_
L,
ks
GLIDDENS!
\
A
A [N o
9 N
F LINDAVISTA %
o -
2 A
Levi-Cush ——
py\s“"“o 55 Specific Plan o &L
~ S
M L~ v
LAl \?\E‘TP\S‘ %Y_ \pbc “P/'/ - “‘w ‘ // -
% i Tz o o \ -
q%% E% 4 "“--—-_--"“’ -
: : |
(" = /[ (T e
48 = “ —
¥ Subject Site o ("\-—-’ MADISONAVE
A
r"”‘-“.____/" . \
2 __ Inmmay’
/44%/\ “ Z/"'— - l._J
pr Atlas
N
Ry
» T
S v % % =
& 2 g ARBOR DR
W MONTECITOWAY
Q"% = UPTOMN
s WLEWIS ST &= \
7 SUNSET BLVD
I

General Information
San Diego River

@ Trolley Stops == Light Rail
/= Planned —  Freeways T Mission Valley Community
*—= Plan Boundary
Community Planning Areas

= Trolley Stops

Seae

Ramps
100 Year Floodway

Note: Thic mabo illustrates annroximate boundaries and mav not be relied unon to demonstrate actual boundaries


MECovarrubia
Rectangle

MECovarrubia
Rectangle

MECovarrubia
Line


AR L C,
W 9\6 fQ st 5 0, am
. L
/'\\'\‘-"a/; witdred % S aNerg
' 5 E) &
[ st 5 c?
S wiared > @ o E 5
3 5 % i 2
2 a\,\\'e“a < e} £ 2
[ @ ; X £ o
3 Y Cirrus® z o5 cu®
. 9Ns) =
\ey St & NG
Rl . cum lusV N
Gaines
— e
_— \\—Friars-Rd/

\L‘Fay I{ t -" :-
DLD /‘ —

T

"
_ 0
FOWN SAN D g —
DIE < \ R . NIES
GO y e Subject Site © l —
Conde p v’«@ \
& \l/\\ ____l
$
\/ S . —~— _—.’—-'__ Arcadia Dr
o, S St —_— Ava,  CourtWy—————
Py & & e
& < oY 2
o ’Q/,) Q 9 &
S ol o, > Z <
< ot (5} ¢ . < D~ 3 — S
& X \bo(tenslgm H Wi <& iy < &
) ermosa )
wariloujs, P T v & < ® Zparr 2 o
@2 08 () g < & & T Av 8 2%
& FS
<D é\Q m& f g C}Q Dickinson
S < <L AltamiraPI 5 5 L s
& Y, & g oy IS & t
7o) g )
=& o) g Hunterst & Hunter St 3
& 2 & ® 2
&
X Ob
X
L e s UPTOWN
/ L, S s Altura W Arbor Dr W Arbor Dr W Arbor Dr
. & & Pl
23 S & bl > &
B 7 & ) . = = s 2
K Sp WO X x Hickory St 2 ) @ g & T
) . & @ W Montecito Wy & T & B4 W Montecito Wy &
N T & 2 2 o € » S 2
v, 2 < B & (] s < 3 - &» [
Y k]
B x = = .
4?\ FN aqs// —? c . s 4 3 o —@————\\elrewi c::j °o— i) > & & W Lewis St = W Lewis St
57 & A » = 22 & g B S < 5 o 0 &
o F 4 S 7y = g-Buns 2z} > B g 2 g =
N & 5 39 & £ p ) @ g
\‘7@ 24 8 % % < Z Fort Stockton Dr g “' Fort Stockton Dr @

Attachment 7

Date: 6/18/2026
Transit

Map

Transit Stops
€ Transit Station

@ Bus Stop
Bus Routes
Bus

Light Rail Routes

—+— Green Line

™~ 7 Planning Areas

Subject Site

General Disclaimer:

This is a draft community plan amendment map.
The boundaries and features on this map are
intended to show existing or proposed
conditions. When/If the amendment is
approved/adopted, the adopted plan shall be
updated to refect the approved changes.

0 570 1,140
) Feet

Copyright 2012 SanGIS - All Rights Reserved.
Full text of this legal notice can be found at:
http:/www.sangis.org/Legal_Notice.htm


http://www.sangis.org/Legal_Notice.htm

Figure 14 Attachment 8

\
Roadway Network Classifications

o
[S)
o
B
ES
<
g

Roadway Classifications

General Information
@» 8-Ln Prime Arterial

—— Freeways @ Trolley Stops San Diego River
. Planned/Proposed —-—- Mission Valley : :
R C ! @®» /-Ln Prime Arterial
amps T’ Trolley Stops L. Community Boundary
. @a» 6-Ln Prime Arterial
... San Diego Trolley
@ 6-Ln Major Arterial

Purple Line (Planned)

*Additional infrastructure will be recommended through the specific plan.



MECovarrubia
Rectangle

MECovarrubia
Rectangle

MECovarrubia
Line


Figure 9 Attachment 9

R\

Bicycle Network

o¥s P

V%

S ean :
K] L

General Information

@ Trolley Stops e Light Rail San Diego River

<= Planned/Proposed —  Freeways L Mission Valley Community
“— = Plan Boundary

TI Trolley Stops

San Diego Trolley
Purple Line (Planned) Planned Roadway e Pedestrian/Bicycle

Bridge

Ramps Community Planning Areas

*Additional infrastructure will be recommended through the specific plan.



MECovarrubia
Rectangle

MECovarrubia
Rectangle

MECovarrubia
Line


Attachment 10

January 7, 2026

Heidi Vonblum

Planning Director

City of San Diego

9485 Aero Drive

San Diego, California 92123

RE: REQUEST FOR COMMUNITY PLAN/GENERAL PLAN AMENDMENT INITIATION FOR 2285
HOTEL CIRCLE SOUTH IN THE MISSION VALLEY COMMUNITY

APN: 443-040-3400
APPROXIMATELY 0.70 ACRE
Dear Ms. Vonblum:

On behalf of Steve Abbo (the applicant), we are pleased to submit this request for initiation of an
Amendment to the Mission Valley Community Plan for the 2285 Hotel Circle South in the City of San
Diego (City). Encompassing approximately 0.70 acre along Hotel Circle South between Taylor Street and
the Interstate 8 (I-8) off-ramp (see Attachment A — Aerial Photograph), the project site is located in the
Mission Valley Community Plan area and within the Atlas Specific Plan. The project site is currently occupied
by a vacant commercial building. The applicant would like to develop the vacant, disturbed site with a use
allowed in the existing underlying zone and compatible with existing adjacent commercial uses.

The project site is designated as Commercial Employment, Retail, & Services on the City of San Diego
General Plan Land Use and Street System Map (General Plan Figure LU-2; see Attachment B) and is
currently zoned Commercial Office (CO-2-2) (see Attachment C). However, the property has no land use
designation on the Mission Valley Community Plan Planned Land Use Map (Mission Valley Community Plan
Figure 4; see Attachment D), which has effectively precluded any development from occurring. The project
proposes an amendment to the Mission Valley Community Plan to redesignate the project site as Office and
Visitor Commercial (Residential Prohibited) (see Figure E). The proposed Community Plan land use
designation aligns with land use designations on either side of the site and all along Hotel Circle South. The
proposed land use change will not require a separate General Plan Amendment, as the current land use
designation in the General Plan is consistent with the proposal. However, we understand that a change to
the Community Plan de facto requires a General Plan Amendment. The proposal does not include a
rezone; the existing CO-2-2 zone would be retained.

The Atlas Specific Plan identifies the project site as located within Evelyn Terrace. The 3.7-acre Evelyn
Terrace site was reserved for irrevocable dedication to the City for the right-of-way for the proposed future
interchange at |-8 prior to the issuance of building permits for the Hanalei Tower site (which has since been
fully developed). With the exception of the Mission Valley Inn, no development was proposed for Evelyn
Terrace in the Atlas Specific Plan. If the interchange was not constructed within ten tears of adoption of the
Atlas Specific Plan (adopted in 1988), then the Specific Plan provided that the City shall allow Atlas to
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proceed with the redevelopment of the Mission Valley Inn site as provided in the Specific Plan as if the
interchange was in place.

The applicant is requesting an amendment to the Atlas Specific Plan to remove the project site from the
Specific Plan area. Per the Mission Valley Community Plan, any amendment to an adopted specific plan will
be consistent with Chapter 12, Article 2, Division | of the Land Development Code. The Mission Valley
Community Plan created a Specific Plan Subdistrict Community Plan implementation Overlay Zone
(CPIOZ) for all the existing Specific Plans in Mission Valley at the time the Community Plan was adopted in
2019. However, the Community Plan anticipated the potential rescinding of those Specific Plans or removal
of properties from the Specific Plans as noted on page 147 of the Community Plan within the “Removing
Specific Plan Requirements from a Property” subsection of the Supplemental Development Regulations of
the Specific Plan Subdistrict CPIOZ discussion. Specifically, the Community Plan states “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.”
Thus, this Letter of Request also includes removal of the Specific Plan Overlay from the property (Figure 39)
and application of the Office and Visitor Commercial (Residential Prohibited) land use designation. Chapter
|3 Article 2, Division 14 (Community Plan Implementation Overlay Zone) of the Land Development Code
would also replace Diagram |32-14R to reflect the amendment to the Community Plan.

The following section addresses the criteria associated with the plan amendment process, as outlined in
General Plan Land Use Policy LU-D.10:

LU-D.10. Require that the recommendation of approval or denial to the Planning Commission be based
upon compliance with all of the three initiation criteria as follows: a) the amendment request appears to
be consistent with the goals and policies of the General Plan and community plan and any community
plan specific amendment criteria; b) the proposed amendment provides additional public benefit to the
community as compared to the existing land use designation, density/intensity range, plan policy or site
design; and c) public facilities appear to be available to serve the proposed increase in density/intensity,
or their provision will be addressed as a component of the amendment process.

We believe that all three criteria can be met for the reasons stated below:

a) The amendment request appears to be consistent with the goals and policies of the General Plan and
community plan and any community plan specific amendment criteria.

General Plan Consistency

The proposed Community Plan land use designation is consistent with the existing General Plan land use
designation: Commercial Employment, Retalil, & Services. The General Plan does not have any relevant goals
or policies to the application. However, the proposed Community Plan Amendment would allow for
development on a site that is currently precluded from redevelopment, realizing the General Plan vision for
this site as embodied in the General Plan land use designation and zone.

Community Plan Consistency

The proposed Community Plan land use designation is consistent with the underlying zone and the land use
designation of adjacent properties. This land use designation would allow for development consistent with
the underlying zone and Community Plan; specifically, the applicant is exploring redevelopment of the
project site as a services station, with application of a Conditional Use Permit, and opportunity for electric
vehicle charging stations.
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b) The proposed amendment provides additional public benefit to the community as compared to the
existing land use designation, density/intensity range, plan policy or site design.

The project site currently has no designated land use. As such, the property currently has no potential public
benefit. As redevelopment of the project site has been precluded, the community and City has been denied
the potential benefit of redevelopment in this location that would bring activity to the community in a
manner that serves and supports adjacent and nearby uses.

The land use designation would allow for public benefit in the form of realized development on the site. In
its current state, devoid of development, the pedestrian experience along the project site is not conducive
for foot-travel. With redevelopment, the site would have activity, as well as landscaping improvements,
which would in tum create a more pleasant pedestrian environment. The proposed plan amendment would
allow for development of a community-serving project that would serve surrounding developments and
nearby uses, as well as nearby residential, employment, and retail uses. These features would contribute
positively to the completing the community on the south side of |-8, providing a public benefit.

¢) Public facilities appear to be available to serve the proposed increase in densitylintensity, or their
provision will be addressed as a component of the amendment process.

The proposed amendment would activate a vacant site within an urbanized community. Public facilities,
services, and utilities exist to serve the uses on-site today. As a component of the amendment process, the
environmental document required by the California Environmental Quality Act (CEQA) would provide an
in-depth analysis of potential impacts on a number of issue areas, including public facilities, services, and
utilities.

We respectfully request that the City's Planning Department process this land use plan amendment
initiation request to allow the subject property to be redeveloped consistent with the requested land use
and underlying zone. Future redevelopment allowed by the land use designation would provide support for
existing and evolving mobility options, while expanding employment opportunities. We urge staff to
schedule our request for a Planning Commission hearing at the earliest possible opportunity.

Thank you for your attention to this project. If you have any questions, please feel free to contact me at
619.204.9757 or brittany@klrplanning.com.

Sincerely,
hUMORUUOASLALe

Brittany Ruggels Wallace, Esq.
Director of Policy and Planning

Cc Steve Abbo

Attachments: A — Aerial Photograph
B — City of San Diego General Plan Land Use and Street System Map
C — Existing Zone
D — Mission Valley Community Plan Community Plan Planned Land Use Map
E — Proposed Land Use
F — City of San Diego General Plan Village Propensity
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Attachment B — City of San Diego General Plan Land Use and Street System Map




Attachment C — Existing Zone



Attachment D — Mission Valley Community Plan Planned Land Use Map




Attachment E — Proposed Land Use




Attachment F — City of San Diego General Plan Village Propensity
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(R-89-943 REV. 1)
RESOLUTION NUMBER R-272571

ADOPTED ON DECEMBER 13, 1988

WHEREAS, the Planning Commission of The City of San Diego
held a public hearing on June 9, 1988, to consider the proposed
ATLAS SPECIFIC PLAN; and

WHEREAS, the Planning Commission approved and recommended
adoption by the City Council of said plan subject to the
modifications identified at the Planning Commission hearing; and

WHEREAS, the Council of The City of San Diego held a public
hearing to consider said plan and, by majority vote, approved
said plan; NOW, THEREFORE,

BE IT RESOLVED, by the Council of The City of San Diego, that
this Council hereby approves the ATLAS SPECIFIC PLAN, a copy of
which is on file in the office of the City Clerk as Document No.
RR-_;&ZEEEQE&, with the following additions:

1. That all references to the Evellyn Terrace site be
revised to indicate that this 3.7 acre site will be irrevocably
dedicated to the City for the right-of-way for the proposed
future interchange at Interstate 8 prior to the issuance of
building permits for the Hanalei Tower site.

2. That all references to assurance for funding the
equivalent at-grade light rail transit (LRT) facilities and the
floodway at the Town and Country Hotel site be revised to
indicate that funding will be assured prior to the issuance of

building permits for any development on Atlas property.

-PAGE 1 OF 2~



3. That all references to the mechanism for assurance of
funding for the equivalent at-grade LRT facilities and the
floodway be revised to state that these improvements will be
assured by bonding prior to the issuance of bhuilding permits for
any development on Atlas property, and, if the improvements have
not been funded_on or before June 30, 1995, said funding shall
then be assured by letter of credit to be filed by Atlas with the
City, or, in the alternative by the formation of a special

assessment district with Atlas as the sole participant.
APPROVED: JOHN W. WITT, City Attorney

By | Z@@/w/ %&ﬁ

7Frederick C. Conrad
Chief Deputy City Attorney

FCC:hbg:tmv
10/28/88
12/29/88 REV. 1
Or.Dept:Plan.
R-89-943
Form=r.none

{22571
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Passed and adopted by the Council of The City of San DIEO ON........curniimemsrsesmmsssessssisisnssssssssssrisssssssssons

by the following vote:

Council Members
Abbe Wolfsheimer
Ron Roberts
Gloria McColl
H. Wes Pratt
Ed Struiksma
J. Bruce Henderson
Judy McCarty
Bob Filner
Mayor Maureen O’Connor

AUTHENTICATED BY:

(Seal)

CC-1278 (Rev. 12-87)

Yeas Nays Not Present Ineligible

O

NNSORON0OR
oooooooo0

O00RORORD

00000000

_ MAUREEN O’CONNOR
Mayor of The City of San Diego, California.

CHARLES G. ABDELNOUR

..........................................................................................................

City Clerk of The City of San Diego, California.

Resoluti
Number

Office of the City Clerk, San Diego, California

fORY2571  puomes, DEC 131988

L s
V!




Attachment 12

(R-91-1731)
RESOLUTION NUMBER R~ 277799
apopTED oN ___APR 29 1331

APPROVING PARCEL MAP W.O. NO. 880948.

BE IT RESOLVED, by the Council of The City of San Diego,
that said Council hereby finds that certain map surveyed by
Robert G. Schoettmer, Licensed Land Surveyor, entitled "PARCEL
MAP W.O0. NO. 880948 being a division of Lot 3 and a portion of
Lot 2 of Evelyn Terrace Subdivision, in the City of San Diego,
county of San Diego, State of California, according to map
thereof No. 5500, filed in the office of the County Recorder of
San Diego County, December 24, 1964," is made in the manner and
form prescribed by law and conforms to the surrounding surveys;
that said map is in substantial conformance with the approved
tentative map; that said map and the subdivision of land shown
thereon is hereby approved and accepted.

BE IT FURTHER RESOLVED, that said Council hereby rejects as
a dedication Parcels 1 and 3 and those portions of Parcels 2 and
4, marked "Reserved for Future Streets," as shown on the map,
under the provisions of Government Code section 66440.

BE IT FURTHER RESOLVED, that said Council hereby accepts on
behalf of The City of San Diego, the open space easement over,
upon or across those portions of Parcels 2 and 4 as granted and
shown on the map and subject to the conditions set forth thereon.

BE IT FURTHER RESOLVED, that the Clerk of said City is

hereby authorized and directed to endorse upon said map, as and
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for the act of the Council, that said Council has approved said
subdivision map heretofore stated; that said Council has rejected
Parcels 1 and 3 and those portions of Parcels 2 and 4 marked
"Reserved for Future Street"; as well as the open space easement,
all as granted and shown on the map within this subdivision are
accepted on behalf of The City of San Diego, a municipal
corporation, as above stated.

BE IT FURTHER RESOLVED, that the Clerk of said City is
hereby directed to transmit said map to the Clerk of the Board of

Supervisors of the County of San Diego, California.

APPROVED: JOHN W. WITT, City Attorney

- Frederick C. Conrad
Chief Deputy City Attorney

"FCC:1c
04/16/91
T.M.89-1373
W.0.880948
Or .Dept:E&D
R-91-1731
Form=r.mapea
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Passed and adopted by the Council of The City of San Diego on APR 2 9 1991

by the following vote:

Council Memboers

Abbe Wollsheimer
Ron Roberts

John Hartley

H. Wes Prau

Tom Behr

J. Bruce Henderson
Judy McCarty

Bob Filner

Mayor Maureen O'Connor

AUTHENTICATED BY:

(Seal)

CC-1276 (Rev. 4-91)

Nays Not Present Ineligible
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MAUREEN O’CONNOR

Office of the City Clerk, San Diego, California

Resolulio@. 2 '7 '? '7 9 9 APR 2 9 1991
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