THE CITY OF SAN DIEGO

REPORT TO THE PLANNING COMMISSION

DATE ISSUED:

September 30, 2014

REPORT NO. PC-14-061

ATTENTION:

Planning Commission, Agenda of October 9, 2014

SUBJECT:

Initiation of an Amendment to the Levi-Cushman Specific
Plan and the Mission Valley Community Plan

OWNER:

HB Mission Valley, LLC; MVS Properties I, LLC- TIC Series;
MVL Properties II, TIC Series

APPLICANT:

Related California Urban Housing, LLC

SUMMARY
Issue(s)- Should the Planning Commission INITIATE an amendment to
the Levi-Cushman Specific Plan and the Mission Valley Community
Plan? The initiation has been requested to comprehensively amend the
Levi-Cushman Specific Plan to include revisions to the composition of
land uses, and to amend the Mission Valley Community Plan to
incorporate applicable revisions to be consistent Specific Plan amendment.
Staff Recommendation(s) - INITIATE
Community Plan amendment process.

the

Specific Plan and

Community Planning Group Recommendation(s) - On September 3,
2014 the Mission Valley Community Planning Group voted 13-0-1 to
recommend approval of the initiation of the Levi-Cushman Specific Plan
and Mission Valley Community Plan amendment process.
Environmental Review - This activity is not a "project" under the
definition set forth in CEQA Guidelines Section 15378. Should initiation
of the specific plan amendment and community plan amendment be
approved, environmental review would take place at the appropriate time
in accordance with CEQA Guidelines Section 15004.
Fiscal Impact - All associated processing costs would be paid by the
applicant.
Code Enforcement Impact- None with this action.
Housing Impact - If initiated, the proposed amendment would analyze
the potential of increasing the amount of residential development from
1,329 multi-family dwelling units, currently allowed by the adopted LeviCushman Specific Plan, to 4,000 total multi-family dwelling units.
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The initiation of a plan amendment does not confer adoption of a plan
amendment, neither staff nor the Planning Commission is committed to
recommend in favor or denial of the proposed amendment, nor is the City
Council committed to adopt or deny the proposed amendment.

BACKGROUND
Setting
The Levi-Cushman Specific Plan (Specific Plan) area encompasses approximately
200-acres within the Mission Valley Community Plan Area (Attachment #1) and
is located west of Fashion Valley Road, south of Friars Road, north of Interstate-8
and Hotel Circle North (Attachment #2). The Levi-Cushman Specific Plan is one
of the six specific plans identified within the Mission Valley Community Plan.
The Specific Plan area consists of a relatively leveled river valley floor that
gradually slopes up from the San Diego River, which runs through the
approximate center of the site. The San Diego Trolley traverses the site from east
to west, running north of the San Diego River. The site is currently used as a 27hole golf course.
The site is designated within the Mission Valley Community Plan as Multi-Use,
with a portion designated as Open Space along the San Diego River (Attachment
#3). The Mission Valley Multiple-Use Zone is intended to provide for pedestrian
oriented projects containing at least three functionally and physically integrated
land uses. The Open Space - Floodplain Zone is intended to preserve the natural
character of floodplains while permitting development that will not constitute a
dangerous condition or an impediment to the flow of flood waters.
The Levi-Cushman Specific Plan (Specific Plan), as adopted in 1987, focuses on
mixed-use development integrated by a mix of residential, retail commercial,
office, hotel and recreational uses (Attachment #5). The adopted Specific Plan
contains design standards and guidelines to be applied throughout the Specific
Plan area with the San Diego River acting as the visual focus of development. The
adopted Specific Plan proposes concentration of residential uses north ofthe river,
office and hotel uses south of the river, and retail uses both north and south of the
river (Attachment #5). The adopted Specific Plan proposes the establishment of a
trolley station within the plan area. The adopted Specific Plan identifies an open
space network comprised of river buffer open space, recreational open space and
landscaping.
The adopted Specific Plan identifies a network of walkways, paths and sidewalks
to accommodate safe and convenient pedestrian access throughout the entire site,
providing access to surrounding projects and public transit systems. The adopted
Specific Plan proposes a bicycle network that will link retail commercial,
residential, and open space areas within the plan area as well as to the
community-wide bicycle network. The adopted Specific Plan proposes new northsouth and east-west connections for vehicular access, including a portion of the
extension of Via Las Cumbres.
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Proposed Amendment
The initiation request proposes to comprehensively amend the Levi-Cushman
Specific Plan. The proposed amendment would revise the Specific Plan's land use
focus from predominantly commercial office, to allow for additional residential
development. The proposed amendment would incorporate revisions to the
Specific Plan's land use composition, multimodal circulation, parks and open
space system, and would incorporate sustainable design features. The proposed
amendment would analyze the potential of increasing the amount of residential
development from 1,329 multi-family dwelling units, currently allowed by the
adopted Levi-Cushman Specific Plan, up to 4,000 total multi-family dwelling
units. The initiation request indicates a mix of residential, commercial office, and
hotel uses, a public park along the River.

The Mission Valley Community Plan would be amended to ensure that it is
consistent with the Specific Plan amendment. This could include, but not limited
to addressing public facilities, the roadway network, bicycle and pedestrian
facilities in the Mission Valley Community Plan.
DISCUSSION

The City of San Diego is one of few jurisdictions that require either Planning
Commission or City Council initiation a plan amendment before the plan
amendment process and accompanying project may actually proceed. This
initiation request does not constitute an endorsement of the project proposal.
Specific plans and community plans are components of the City's General Plan.
The proposed amendment is anticipated to result in revisions to the Specific Plan
and Community Plan, but would not necessitate text or mapping changes to the
General Plan. The staff recommendation of approval or denial of the initiation is
based upon compliance with all three of the initiation criteria contained in the
General Plan. The Planning Department believes that all of the following
initiation criteria can be met:
(1) The amendment request appears to be consistent with the goals and
policies of the General Plan and Mission Valley Community Plan and any
community plan specific amendment criteria:

The amendment proposes an integrated mixed-use development of residential,
neighborhood-serving retail commercial, recreational, office and hotel uses
with a circulation network that would provide for automobile, pedestrian, and
bicyclist travel, incorporating a Trolley station, and park and open spaces
along the San Diego River which would be consistent with the goals and
policies ofthe General Plan and Mission Valley Community Plan.
The proposed amendment is consistent with the Mission Valley Community
Plan land use designation for Multi-Use and Open Space. The General Plan
encourages mixed-use projects developed in an integrated, compatible, and
comprehensively planned manner involving two or more land uses. The
General Plan identifies Mission Valley as a Subregional Employment Area for
employment and residential uses. The Mission Valley Community Plan
encourages development that combines and integrates residential uses with
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commercial and service uses and provides amenities for residents. In addition,
it encourages development that integrates various land uses into coordinated
multi-use projects which emphasize pedestrian orientation and proximity to
public transit.
(2) 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
The proposed amendment provides the ability for the Specific Plan to be
consistent with the San Diego River Park Master Plan, adopted in 2013. The
San Diego River Park Master Plan establishes a vision, guiding principles and
recommendations for development areas within or directly adjacent to the
River, and identifies a river corridor area and river influence area along the
San Diego River within proposed amendment site. According to the Mission
Valley Community Plan all approved Specific Plans in Mission Valley are
exempt from the San Diego River Park unless an amendment to the Specific
Plan is proposed. The proposed amendment would incorporate a public park
along the San Diego River which would support the goals of and incorporate
the elements of the San Diego River Park Master Plan.
The proposed amendment provides the opportunity for the Specific Plan to be
updated to reflect present and future needs of the community, including
analyzing the possibility of incorporating public facilities and public
improvements into the implementation of the Specific Plan that better reflect
the development of Mission Valley in the last 27 years and that are consistent
with the General Plan policies and goals.
The proposed amendment would analyze the potential of increasing the
amount of residential development compared to the amount of multi-family
dwelling units currently allowed by the adopted Levi-Cushman Specific Plan.
Additional multi-family dwelling units would be located in proximity to major
employment centers and high frequency transit service, and would be located
in one of the community's largest remaining vacant properties. The proposed
amendment is consistent with the General Plan Housing Element policies that
encourage higher residential densities being focused in the vicinity of major
employment centers and transit service, and encourage the efficient use of
remaining land available for residential development.
(3) 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.
If initiated, the provision of public services and facilities will be addressed as
a component of the amendment process. The applicant will need to provide a
full analysis of existing and future public services and facilities to ensure that
facilities and services will be available to serve an increase in residential
dwelling units. The public services and facilities analysis would include, but
not limited to: water, wastewater, storm water, education, fire rescue, libraries,
streets, parks, and recreation. Concurrent to specific plan and community plan
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amendment process, the Public Facilities Financing Plan will be amended if
the amendment results in a demand for public facilities that is different from
the adopted Community Plan and Public Facilities Financing Plan.
As outlined above, the proposed Specific Plan and Community Plan amendment
meets all of the above criteria as described; therefore, Planning Department staff
recommends that the Planning Commission initiate the amendment to the LeviCushman Specific Plan, the Mission Valley Community Plan.
The following land use issues have been identified by Planning Department Staff.
If initiated, these issues, as well as others that may be identified, will be analyzed
and evaluated through the community plan amendment review process:
Land Use Policy
•

Appropriate mix and intensities of office, hotel and retail uses, and density
of residential uses consistent with Subregional Employment Area General
Plan policies and based on economic and market impact analysis.

•

Appropriate mix and siting of recreational active and passive uses,
including the provision of active recreation opportunities as part of the
proposed parks.

•

Consistency with the San Diego River Park Master Plan.

•

Compatibility and integration of the proposed Specific Plan amendment
area with existing and planned adjacent uses.

Urban Design I Development and Regulatory Issues
•

Incorporate the City's adopted Transit-Oriented Development Design
Guidelines to locate higher densities and intensities along with
complementing public uses, jobs, retail and services, in proximity to the
proposed trolley station.

•

Interconnected street system to form smaller pedestrian-oriented blocks.

•

Enhancement of access and views to the San Diego River and the San
Diego River Park.

•

Compatibility of the proposed amendment with the General Plan Urban
Design goals and policies related to horizontal and vertical mixed-use
development and development adjacent to natural features.

•

Incorporate design and site plan guidelines and development standards.

•

Appropriate implementation and phasing strategies.

Transportation
•

Comprehensive traffic study to evaluate traffic demand of the proposed
mix of land uses and adequacy of the proposed roadways to serve the
Specific Plan area and the community-wide vehicular circulation network.

•

Assess traffic impacts of the proposed amendment in conjunction with
surrounding approved developments.
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•

Incorporate transportation improvements which could include new northsouth vehicular connections, additional lanes, and regional access.

•

Coordination with Metropolitan Transit System and the San Diego
Association of Governments to plan the location, timing, and funding of
the proposed Trolley Station within the Specific Plan area.

•

Connectivity of pedestrian and bicycle facilities within the Specific Plan
area, to surrounding developments, across the river to provide north-south
connectivity, and to existing and planned facilities.

Housing
•

Incorporation of a range of housing types, to provide for a variety of
household sizes and household incomes.

•

Incorporation of affordable housing and workforce housing on-site.

Public Services and Facilities
•

Full analysis of the availability and provlSlon of public services and
facilities, including on-site location of public facilities, such as
neighborhood parks and/or community parks, a fire station to serve the
west portion of the community, and others deemed necessary.

•

Coordination with the San Diego Unified School District to address the
need for public school facilities.

•

Public Facilities Financing Plan Amendment if the amendment results in a
demand for public facilities that is different from the adopted Community
Plan and Public Facilities Financing Plan.

•

Comprehensive analysis and status of all public improvements identified
in the current Specific Plan.

Environmental Issues
•

Appropriate land use adjacency guidelines and restoration policies for
sensitive vegetation communities within Multiple Habitat Planning Area
(MHP A) designated lands identified within the site, consistent with the
Multiple Species Conservation Program (MSCP) Subarea Plan.

•

Appropriate boundaries and development regulations to guide the
development of Federal Emergency Management Agency (FEMA)
mapped floodplain running along the San Diego River.

•

Incorporate sustainability features including, but not limited to addressing
water, energy, and storm water.

Although Planning Department Staffbelieves that the proposed amendment meets
the necessary criteria for initiation, staff will need to compressively review the
applicant's proposal once it is submitted to the City. Therefore, by initiating this
community plan amendment, neither the staff, nor the Planning Commission are
committed to recommend in favor or denial of the proposed Specific Plan and
Community Plan amendment.
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Respectfully submitted,

Elizabeth Ocampo Vivero
Associate Planner
Planning Department

Brian Schoenfisch
Program Manager
Planning Department
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Attachments
1.
Vicinity Map
2.
Aerial Photo
3.
Mission Valley Community Plan Land Use Map
4.
Levi-Cushman Specific Plan- Anticipated Development Allocation
5.
Levi-Cushman Specific Plan- Land Use Map
Proposed Amendment Conceptual Land Use Map
6.
7.
Ownership Disclosure Statement
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