
 
 

 

 

DATE ISSUED: July 9, 2026 REPORT NO. PC-26-024 

HEARING DATE:  July 16, 2026 

SUBJECT:  MISSION VALLEY COMMUNITY PLAN AMENDMENT INITIATION  

PROJECT NUMBER:  PRJ-1151202 

OWNERS/APPLICANTS:  Steve Abbo 

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. 
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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
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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): 

• 1843 Hotel Circle South: 3 Story multi-tenant office building 
• 1865 Hotel Circle South: 4 Story residential building (former hotel) 
• 1975 Hotel Circle South: Vacant and undeveloped site 
• 2087 Hotel Circle South: 3 Story residential building (former hotel) 
• 2151 Hotel Circle South: 5 Story hotel 
• 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).  

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

• 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.  
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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 “J” 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 II bike lane that runs from the future 
Riverwalk Street “J” connection and a Class IV two-way cycle track along Hotel Circle South 
(Attachment 9). Hotel Circle South has an existing Class III 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 

https://opendata.sandag.org/stories/s/SANDAG-Estimates-PDF-Reports/mire-zdsi/
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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 
 
 
 
 
 
 

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:  

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

• CPIOZ Amendment: Remove the 0.7-acre subject site from the Specific Plan Subdistrict CPIOZ.  

• 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 

Year Number of Jobs 
2013 38, 542 
2023 48,134 
Change 9,592 

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

• 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. 

• 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 “J” would connect to Friars 
Road as identified in the Riverwalk Specific Plan. 

• 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 I-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 
(Parcels 2 & 4) 

1.68 Acres Active driveway/access corridors serving 
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: 

• 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).  

• 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).  
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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 IOD within the required 25-year period. Consequently, under state 
law, the IOD is conclusively presumed to be unaccepted and can no longer be executed by the City. 

Mobility 

The Mission Valley Community Plan designates Riverwalk Street “J” 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: 

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

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

• 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: 

• 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. 

• 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. 
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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. 

Initiation 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 “J” to provide a mobility connection over Interstate 8 and to the future interchange. In 
the Community Plan, implementation actions IA-21 and IA-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 
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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. 

(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 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 IA-21 and IA-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. 

(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. 

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 

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

Mobility 

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

• Environmental Analysis: Evaluation of any additional environmental analysis to address 
changes to the mobility network. 
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• Infrastructure Integration: Evaluation of whether the community plan amendment could 
incorporate the mobility improvements identified in the Community Plan, including: 

o The planned extension of Riverwalk Street “J” to Hotel Circle South. 

o The planned Interstate 8 interchange at Hotel Circle South and Riverwalk Street “J”. 

o The planned bicycle facilities along Hotel Circle South. 

• 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 

• Pedestrian and Public Space Amenities: Provision of amenities, public spaces, and 
pedestrian-scale elements associated with the proposed development consistent with 
the Community Plan. 

• 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. 

• Sustainability Measures: Integration of sustainable development features in the site and 
building design; and 

• 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 
9. Planned Bicycle Network Map 
10. Applicant's Initiation Request Letter 
11. Resolution No. R-272571 
12. Resolution No. R-277799 
13. Parcel Map No. 16469 
14. Ownership Disclosure Statement 
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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 I-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 1 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 
13 Article 2, Division 14 (Community Plan Implementation Overlay Zone) of the Land Development Code 
would also replace Diagram 132-14R 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, Retail, & 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 turn 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 I-8, providing a public benefit. 
 

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. 

 
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, 
 
 
 
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 D – Mission Valley Community Plan Planned Land Use Map  
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Attachment F – City of San Diego General Plan Village Propensity 
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