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GOAL 3 
 
MINIMIZE GOVERNMENTAL CONSTRAINTS IN THE DEVELOPMENT, 
IMPROVEMENT AND MAINTENANCE OF HOUSING WITHOUT 
COMPROMISING THE QUALITY OF GOVERNMENTAL REVIEW  
OR THE ADEQUACY OF CONSUMER PROTECTION 
 
QUANTIFIED OBJECTIVE 
 
Reduction of Governmental Constraints 
 
Project Management procedures, including the Project Tracking System, shall be entirely 
operational during the 2005-2010 Housing Element cycle.  
 
To take no more than ten working days to process 90 percent of ministerial permit 
applications for single-family units through the initial correction stage and to take no more 
than 26 working days to process 90 percent of ministerial permit applications for multiple-
family units. Such processing shall include the time from initial application to issuance of a 
correction notice. 
 
CHANGES TO QUANTIFIED OBJECTIVE FROM PREVIOUS HOUSING 
ELEMENT 
 
The previous Housing Element included an objective to make the Process 2000 system 80 
percent operational by January 2000. This program, now renamed “Project Management” 
had become fully operational by 2004. 
 
The objective in the previous Housing Element on processing of ministerial permits has been 
slightly modified and an objective has been added that all the components of Project 
Management including the new Project Tracking System shall remain operational during the 
next five years. 
 
POLICIES 
 
1. The Planning Department and Development Services Department shall propose zoning 

and permit processing changes to further reduce housing costs and average permit 
processing times. 

 
2. The City shall consider appropriate organizational changes to enable development 

permits to be processed more expeditiously in a coordinated manner. 
 
3. The Development Services Department shall annually monitor average processing times 

for discretionary development permits.
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4. The Development Services Department shall continue to look for ways to substantially 
reduce permit processing times and create more certainty for permit applicants. 

 
5. The Development Services Department shall stress the importance of flexibility in the 

application and interpretation of regulations for building and housing permits to 
determine the best and most economical approaches to providing affordable housing, 
while not compromising life, safety, the purpose or intent of the City’s design regulations 
or community and General Plan goals. 

 
6. The City shall continue to implement provisions of state law which exempt certain 

affordable housing projects from CEQA if specified criteria are met. 
 
7. The City shall continue to educate participants in the community planning process on 

affordable housing objectives, policies and programs. 
 
PROGRAMS 
 
1. Project Management 
 

The City has redesigned its permit processing system to consolidate and streamline 
review functions speed project review and reduce confusion experienced by applicants. 
Key aspects of the Project Management system are as follows: 

 
a. Coordinated Project Management system—An assigned project manager serves as a 

single point of contact for an applicant and coordinates processing for all permits 
related to that applicant’s project. 

 
b. Comprehensive automated Project Tracking System (PTS)—This system improves 

information management and enhances communication and coordination among 
participants in the development review process. The PTS replaced a variety of manual 
and single departmental systems and is designed to track and manage projects across 
all disciplines through the entire developmental review and permitting process. 

 
c. Comprehensive Geographic Information System (GIS)—This system makes all 

mapped information needed to process applications available to reviewers on desktop 
computers. 

 
2. Project Tracking System 
 

The Development Services computerized PTS has been fully operational since May 2003. 
The PTS is used to organize customer flow, display project geographic mapping 
information and support development review, project management, fee invoicing and 
payment, permitting and inspection activities. Customer self-access to PTS information 
features are being added including telephone and computer access. Project managers and 
supervisors have instant access to a full range of information about specific projects. 
Periodic reports are prepared to measure performance such as time needed for particular 
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review activities, number of resubmittals required prior to project approval and 
completion rates for individual project reviewers and managers. Quarterly reports and 
monthly data on permits and valuation are produced. 
 

3. Affordable/Infill Housing and Sustainable Buildings Expedite Program 
 

This program, adopted by Council on May 20, 2003, reduces processing times by 
approximately 50 percent for projects that meet established criteria as affordable/infill 
projects or sustainable projects. 
 

4.  Accessible Housing Expedite Procedure 
 

Consideration shall be given to establishing an expedite procedure or program for 
projects that incorporate accessibility features that go above and beyond those that are 
currently required by the adopted building code. Specific criteria will need to be 
established for accessible projects that would be eligible for expedited processing. 

 
5.  Land Development Code Changes for Housing Affordability 

 
The Planning Department and Development Services Department will study the feasibility 
of the following changes to the Land Development Code. These changes have been 
identified by the development community and housing advocates as measures which could 
facilitate housing production and affordability. Any amendments to the Land 
Development Code would follow an inclusive procedure for noticed public discussion 
involving community planning groups and technical advisory groups followed by 
Planning Commission and City Council hearings. 

 
a. Modify the planned district ordinances which contain unit thresholds that require 

discretionary review to allow the residential density provided by the underlying zone.  
Assure that development regulations in the planned district ordinance are complied 
with.  

 
b. Use on-street parking to count toward overall parking standards where appropriate 

conditions exist. On-street parking can currently be counted through the discretionary 
review process under specified conditions. This change would define prescribed 
circumstances, taking into account localized conditions, under which on-street parking 
could be counted toward parking standards through the ministerial review process. 

 
c. Reconsider reductions in parking standards for affordable housing.  Previous efforts to 

modify parking standards for affordable housing projects, other than very low income 
restricted housing, have not been adopted.  Additional studies and data on the car 
ownership rates of seniors and lower income families are necessary to determine what 
parking requirements are necessary for affordable housing projects serving these 
groups. 

 
d. Modify setback requirements and allowable floor area ratio in small lot and townhouse 

zones in order to facilitate the zones’ application. The small lot and townhouse zones 
are new zones created in the Land Development Code. Initial applicants requesting to 
use these zones have indicated that these zones might be utilized more if minor 
adjustments were made to the setback and allowable FAR provisions. 
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e. Identify additional locations, zones and circumstances where mixed-use development 
could be permitted by right or through a ministerial review process and incorporate 
appropriate design standards to assure quality development. This would also 
implement a primary objective of the City of Villages strategy which emphasizes 
mixed-use development in village locations. 
 

f. Expand the use of citywide multiple dwelling unit zones in Planned District Ordinance 
areas, incorporating modifications where necessary to fit unique circumstances. This is 
being attempted initially in two pilot villages. Several planned district ordinances 
require a discretionary permit for multifamily development. As individual planned 
districts are updated, the citywide multiple unit zones should be incorporated into 
them. These zones permit multiple unit development ministerially, with appropriate 
design standards built in. A long-range goal is to eventually eliminate Planned District 
Ordinances in instances where citywide zones can achieve desired design standards. 
 

g. Allow Planned Development Permits in all Planned District Ordinances in order to 
enhance flexibility with respect to regulatory requirements. Several planned district 
ordinances do not allow deviations without variance findings. This change would 
create greater flexibility in planned districts through the use of a Planned 
Development Permit. Through use of the affordable housing expedite program, 
Planned Development Permits are allowed in all planned districts, enabling 
deviations. 

 
h. Revise the Companion Unit regulations to reduce barriers to development of these 

units. In November 2000, the Land Use and Housing Committee directed the 
Planning Department to propose revisions to these regulations in recognition that they 
could be a relatively cost effective means of creating affordable housing units if some 
current regulatory provisions were removed (see Program #4). 

 
6. Companion Unit Ordinance 

 
In accordance with state law, in 2003 the City amended its regulations to authorize 
companion units through a ministerial process under certain conditions. The conditions 
include conformance with minimum lot size, setback, parking and landscaping standards. 

 
The current regulations allow for proposed companion units that do not meet the 
requirements for ministerial approval to apply for a Process 4 Planned Development 
Permit. The City is also in the process of establishing a ten percent ministerial 
density bonus for projects that build affordable housing units required by the City’s 
inclusionary housing ordinance on-site versus paying an in-lieu fee.
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7. Re-examination of Public Facility Standards 
 

In 2002, the Planning Department comprehensively updated the City’s Street Design 
Manual which specifies standards for streets and sidewalks. The new manual adjusts the 
standards to implement transit and pedestrian-oriented development principles and seeks 
a greater balance between efficient traffic flow and an attractive and safe pedestrian 
environment. 

 
In addition, the Planning Department is currently updating the Public Facilities, Services 
and Safety Element and Recreation Element of the General Plan. Particular attention will 
be given to establishing realistic and flexible standards that can provide equivalent 
service levels within all communities of San Diego. This approach recognizes that it is 
frequently infeasible for existing communities to meet all the current facility standards in 
the same way they are met in developing communities. Joint use of school facilities and 
park and recreation facilities will be emphasized. 
 

8. Impact Fee Re-Evaluation 
 

The program is linked to the reexamination of public facility standards. The City recently 
hired a consultant to review the current impact fee system for financing public 
improvements. While it is unlikely that the impact fee methodology will be abolished, 
possible changes in the basis for setting the fees will be studied in order to reduce the cost 
burden on multifamily housing in particular. The feasibility of varying fees by unit size to 
reduce costs for smaller more affordable units will be examined. Additional funding 
sources and the fiscal relationship of state and local funding sources will also be 
explored. 

 
9. Master Environmental Impact Reports 
 

Utilize Master EIRs as authorized under CEQA for Redevelopment and Specific Plans 
with appropriate mitigation measures clearly spelled out in the EIR. The expanded use of 
Master EIRs could enable environmental reviews on individual projects pursuant to the 
Redevelopment or Specific Plan to be completed more expeditiously.  

 
10. Exemptions of Affordable Housing From Environmental Review 
 

The Development Services Department shall implement the provisions of Section 
21080.14 of the Public Resource Code which exempts affordable housing projects of 100 
units or less from CEQA if certain criteria are met. 

 
11. Community Planning Group Training Program  
 

The Planning Department shall incorporate in its annual training program for members of 
community planning groups more emphasis on the need for affordable housing, its 
relationship to economic growth and other planning objectives, and their roles in helping 
to address the City’s affordable housing needs. 



City of San Diego General Plan  
Housing Element FY 2005-2010 

 
 

-  80  - 

IMPLEMENTATION CHART 

REDUCTION OF GOVERNMENT CONSTRAINTS 

Program Policy 
5-Year 
Target 

Responsible 
Agency Timing Financing 

Primary 
Beneficiary 

Project 
Management 
 

The City shall implement measures necessary to 
enable development permits to be processed 
expeditiously in a coordinated manner 

100% citywide 
implementation 
throughout this 
Housing Element 
cycle 

Development 
Services Dept. 

Ongoing  Development 
Services Dept. 
Enterprise Fund 

Permit applicants 
including 
developers of 
Affordable 
Housing 

 Average processing times for discretionary 
development permits shall be monitored annually 

     

 The Development Services Department shall 
implement a discretionary permit processing system 
to promote coordinated review among affected City 
departments, reduce processing times and create 
more certainty for applicants 

     

 The importance of flexibility shall be stressed by 
departments in the application and the interpretation 
of regulations to determine the best and most 
economical approaches to providing affordable 
housing while not compromising life, safety and the 
purpose and intent of the City's design regulations 

     

Development 
Permit Tracking 
System 
Development  

The Development Services Department shall 
annually monitor its average processing times for 
discretionary development permits 

Implement 
throughout this 
Housing Element 
cycle 

Development 
Services Dept.  

DST system 
completed 
implementation
Ongoing 

Development 
Services Dept. 
Enterprise Fund 

Permit Applicants 

Affordable/ 
In-fill Housing and 
Sustainable 
Building Expedite 
Program 

Provide reduced processing times for projects 
meeting criteria to be considered Affordable/Infill 
projects or sustainable buildings 

Reduce processing 
time by 50% 

Development 
Services Dept. 

Ongoing Development 
Services Dept. 
Enterprise Fund 

Permit Applicants

Accessible Expedite 
Procedure 

Consider expediting projects that provide 
accessibility features that go above and beyond 
current building code requirements 

Reduce processing 
time by 50% 

Development 
Services Dept 

 By 2007 Development 
Services Dept 
Enterprise Fund 

People with 
disabilities 

IMPLEMENTATION CHART 
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REDUCTION OF GOVERNMENT CONSTRAINTS (continued) 

Program Policy 
5-Year 
Target 

Responsible 
Agency Timing Financing 

Primary 
Beneficiary 

Land Development 
Code Changes  
for Housing  
Affordability 

The Planning and Development Services Depts. shall 
continue to study and implement zoning and permit 
processing changes to further reduce housing costs 
and average permitting times 

Implement changes 
by 2010 

Planning Dept. 
Development 
Services Dept.  

By July 2010 Development 
Services Dept. 
Enterprise Fund 

Permit 
Applicants 

Companion Unit 
Ordinance  

Authorize companion units through ministerial 
process under certain conditions in accordance with 
state law 

Streamlined and 
efficient processing 

Planning Dept. Ongoing Development 
Services Dept. 
Enterprise Fund 

Elderly, students, 
low-and 
moderate-income 
residents 

Re-examination of 
Public Facility 
Standards  

The City shall re-examine its public facility 
standards to determine if they can be modified to 
facilitate more affordable housing and equivalent 
service levels 

Update General Plan 
to include flexible 
public facility 
standards 

Planning Dept. By FY 2010 Facilities 
Financing Fund  

Developers, low- 
and moderate-
income 
households 

Impact Fee  
Re-evaluation  

The City shall study the feasibility of implementing a 
fee structure more favorable to multifamily and 
smaller more affordable units 

Methodology 
complete, 
implementation of 
revised fee system 

Planning Dept. By FY 2010 General Fund  Developers of 
affordable 
housing  

Exemptions of 
Affordable Housing 
from Environmental 
Review  

The City shall implement provisions of state law that 
exempt certain affordable housing projects from 
CEQA if specified criteria are met  

Ongoing  Development 
Services Dept. 

Ongoing  General Fund  Developers of 
affordable 
housing  

Community 
Planning Group 
Training Program  

The City shall educate participants in the community 
planning process on affordable housing objectives  

Five training 
programs  

Planning Dept. One training 
program 
annually  

General Fund  Members of 
Community 
Planning Groups 

Goal 3: Minimize governmental constraints in the development, improvement and maintenance of housing without compromising the quality of governmental review or the adequacy 
of consumer protection 
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CONSTRAINTS TO DEVELOPMENT 

 
A. Governmental Constraints 
 

1. Land Use Controls 
 

The community plans in aggregate comprise the Land Use Element of the Progress 
Guide and General Plan and are evaluated regularly to determine whether the land use 
plan or its implementing actions need updating. As such, they specify the location and 
intensity of proposed residential development and the spatial relationship to other 
land uses and supporting facilities and services. The community plans are therefore a 
primary vehicle for carrying out the policies and programs of the Housing Element.  
To the extent that community plan land use designations limit potential future 
residential development that might be feasible, they could be considered a constraint 
to development.   
 
Where a particular community plan is out of date with respect to land use and 
transportation issues, the City will work closely with the appropriate community 
planning group, as well as other interests, to update it. In other situations where the 
land use plan is adequate, the City will focus on identifying a comprehensive action 
program to achieve the community's goals beyond simply land use. 
 
The Planning Department is currently in the process of updating the City’s Progress 
Guide and General Plan. 
 

2. Planned District Ordinances 
 
San Diego has over 20 individual Planned Districts in addition to the citywide zoning 
in the Land Development Code. Most of the Planned Districts are in the older 
urbanized communities and include specific design criteria intended to make multiple 
unit structures more compatible with nearby single-family structures. However, the 
continued reliance on the PDOs creates a confusing array of design standards and 
regulations which make administration difficult. They also contribute to increased 
housing development costs because individual developers must vary their product 
designs to meet the different requirements. 
 
As individual Planned Districts are updated, the City intends to consolidate Planned 
Districts where possible or use the citywide zones in the Planned District areas, 
perhaps with some tailoring to specific circumstances where necessary. 

 
In recognition of the complexity of San Diego’s zoning code and its impact on 
development processing, in 1993, the City embarked on an update of the zoning code. 
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The update has been completed and is called the “Land Development Code.” In 
October 1999, the City Council adopted the Land Development Code; final 
certification by the California Coastal Commission occurred in November 1999 and 
went into effect on January 1, 2000. 
 
With respect to its impact on housing affordability issues, the new zoning code 
reduces review process procedure requirements for single unit and multiple unit 
residential development and under certain conditions makes the development process 
less time consuming and more predictable. In addition, these changes will reduce the 
costs of development review for certain housing projects and allow provisions for 
alternative housing types such as townhouse units and small lot developments. 

 
Overall, the Land Development Code simplifies and consolidates zones. It creates 
new transit-oriented zones including the Urban Village Overlay Zone, Small Lot 
Zone and Townhouse Zone in order to encourage higher-density, transit-oriented 
development. Additionally, multiple-unit developments proposed for a legally created 
lot are now permitted through a ministerial action to enable an owner to generate the 
maximum number of units permitted by the designated zoning. A threshold 
requirement, which required multiple-unit projects exceeding the threshold to obtain a 
discretionary land use permit, was eliminated. However, multiple-unit developments 
involving lot consolidation must still obtain a discretionary permit if they exceed a 
specified threshold. 
 
The revised regulations also codify adopted policies or clarify regulations that 
provide mechanisms for encouraging higher-density mixed-use development through 
the use of zones, overlays, and transit corridors that offer other forms of housing. 
Through these changes, potential affordable housing developments would be 
encouraged. Mixed-use developments still require a discretionary land use permit in 
order to help assure high design quality. Provisions in the updated zoning code and 
development regulations are designed to allow and encourage residential 
developments to achieve the maximum number of units permitted by the underlying 
zone. Height limits contained within zones are described later in this constraints 
discussion.  
 
Residential zones include the following:   
 
a. RE (Residential Estate) and AR (Agricultural Residential) zones. These limit 

development to one unit per one-, five- or ten-acre lots. Very little of San Diego 
has this type of semi-rural zoning. 

 
b. RS (Residential–Single Unit) zones. These limit development to one detached 

residential unit per lot. Minimum permitted lot sizes range from 5,000 square feet 
to 40,000 square feet. The most widely used RS zone allows one lot per 5,000 
square feet. 
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c. RX (Residential–Small lot) zones. These limit development to one detached 

residential unit per 3,000 or 4,000 foot lot. This zone and the RT zone are 
designed to facilitate more efficient use of land and more affordable housing. 

 
d. RT (Residential–Townhouse) zones. These limit development to one attached 

residential unit per 2,200-3,500 square-foot lot. 
 
e. RM (Residential–Multiple Unit) zones. These apply to most multifamily 

designated areas of the City except for areas where special Planned District 
Ordinances exist (which includes downtown). These zones allow for a variety of 
multifamily housing types with densities ranging from one unit per 3,000 square 
feet of lot area (15 units per acre) to one unit per 200 square feet of lot area     
(225 units per acre). 
 

Residential uses are also allowed in several commercial zones. These include the CN 
(Commercial-Neighborhood) zones, CC (Commercial-Community) zones, CR 
(Commercial-Regional) zones, CO (Commercial-Office) zones and CV (Commercial-
Visitor) zones. The permitted density for residential development in most of these 
zones is one unit per 1,500 square feet of lot area. There is one Commercial-
Neighborhood zone where residential development is limited to one unit per 3,000 
square feet of lot area and there is one Commercial-Office zone where residential use 
up to one unit per 1,000 square feet of lot area is allowed.   

 
Residential use is not permitted on the ground floor in the front half of the lot in most 
commercial zones, except for some Commercial-Community and Commercial-Visitor 
zones where it is permitted with some restrictions.   
 

3. Overlay Zones and Planned Development Permits 
 

In addition to the citywide zones that accommodate residential development 
described above, the City’s Land Development Code includes some provisions 
intended to provide increased flexibility in developing residential developments in 
certain circumstances. 
 
In 2000, an Urban Village Overlay Zone was adopted which is intended to allow for 
greater variety of uses and greater flexibility in site planning and development 
regulations in areas designated as Urban Villages. Urban Villages are transit- and 
pedestrian-oriented areas designated in community plans.  
 
In 1997, a Transit Area Overlay Zone was adopted which allows reduced parking 
requirements in areas near major transit corridors and stations. The reduced parking 
requirements, which also apply to very low-income housing projects throughout the 
City, make it somewhat easier to build affordable housing in these areas. 
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A Parking Impact Overlay Zone is in effect in limited areas near the beach, coast and 
college campuses. In these areas, higher parking requirements are in place. A few 
locations are within both the Transit Area Overlay Zone and the Parking Impact 
Overlay Zone. In these areas the reduced Transit Area Overlay zone parking 
requirements are cancelled out by the higher requirements of the Parking Impact 
Overlay Zone. 
 
The City also permits residential and other developments to vary from standard 
zoning requirements through the Planned Development Permit (PDP) process. This 
discretionary process allows substantially increased flexibility in developing site 
plans for residential and mixed-use projects. The PDPs are usually used for larger 
projects and for projects which are located in areas with a mix of zones. The PDP 
allows the density allowed by the various zones on different parcels to be spread 
throughout the site. 
 

4. Planned District Ordinances 
 
San Diego has over 20 individual Planned Districts Ordinances (PDOs) in addition to 
the citywide zoning in the Land Development Code. Planned Districts that cover 
residential areas include the Mid-City Communities PDO, Barrio Logan PDO, La 
Jolla and La Jolla Shores PDO, Golden Hill PDO, Gaslamp Quarter PDO and Old 
Town PDO. Most of these are in the older urbanized communities and include 
specific design criteria intended to make multiple-unit structures more compatible 
with existing neighborhood character. These communities contain most of the historic 
structures and unique architectural character that is found in the City.   
 
For the most part, the areas within PDOs that permit residential development and the 
residential densities permitted in the PDOs are very similar to those allowed by 
citywide zoning. In most cases the differences from citywide zoning are limited to 
design guidelines and specific provisions intended to protect historical, archeological  
or natural resources. 
 
Two planned districts that have density limitations that differ significantly from 
citywide zoning are the Centre City Planned District and the Mission Beach Planned 
District. In Centre City (downtown), development intensity is limited by floor area 
ratios rather than units per acre. Much higher densities are permitted in this area than 
any other area of the City. Bonuses are allowed for projects that provide affordable 
housing on site or provide other amenities. In some cases more than 500 residential 
units can be built on a single block downtown. Mission Beach has much smaller 
single-family lots than are permitted elsewhere. One unit per 1,000 or 1,200 square 
feet is allowed in Mission Beach as compared to a standard lot size of 5,000 square 
feet in most of the City. 
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The continued reliance on the PDOs creates a confusing array of design standards and 
regulations which make administration difficult. They also contribute to increased 
housing development costs because individual developers must vary their product 
designs to meet the different requirements. For these reasons, the City is embarking 
on a program to expand the utilization of existing citywide zoning where feasible and 
to eliminate and phase out as many of the Planned Districts as possible over the next 
few years where citywide zoning can provide the same level of protection of exiting 
and desired community design character as the PDOs provide. Even after this 
program is complete, it is anticipated that PDOs will remain in the Centre City area 
and a few other areas with unique historical resources and/or unique existing lot and 
development patterns. 

 
5.  Processing and Permit Procedures 

 
Developers often cite a lengthy review process as a significant constraint in 
developing housing, particularly affordable housing. The City of San Diego has taken 
many steps to expedite project processing as described under Goal 3 of this 
document. However, community desire to review and provide input on development 
projects and the environmental issues associated with development including traffic, 
open space protection and protecting historical character, has resulted in the need for 
larger and more complex projects to go through a discretionary review process. The 
City has five types of review processes for residential (and other) development 
projects. These are outlined below: 
 
Process 1 projects can be approved or denied by Development Services Department 
staff. These decisions can not be appealed. 
 
Process 2  projects can be approved or denied by Development Services Department 
staff. These decisions can be appealed to the Planning Commission. 
 
Process 3 projects must be approved or denied by a Hearing Officer. These projects 
can be appealed to the Planning Commission.  
 
Process 4 projects must be approved or denied by the Planning Commission and can 
be appealed to the City Council.  
 
Process 5 projects must be considered by the Planning Commission and their 
recommendation must be forwarded to the City Council. Council action is necessary 
for these projects to be approved.  
 
The determination of which process a residential or mixed-use project must go 
through depends on the size and complexity of the proposal and the degree to which 
discretionary actions, deviations and variances from adopted codes are requested.  
Projects that involve rezonings or plan amendments must be approved by the City 
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Council. Some Planned Development Permits require Planning Commission 
approval, while others can be approved by a Hearing Officer. 
 
The Development Services department has worked steadily to reduce backlog and 
permit processing times. It has had some success, most notably with its Affordable 
Housing Expedite Program, which has won wide praise from developers. 
Nevertheless, developers and builders continue to cite lengthy permit processing 
times as a significant constraint on development. 

 
A Technical Advisory Committee has been formed and has been actively advising the 
Development Services department on project processing issues. The goal of this 
group is to streamline processing, reduce project review time and increase certainty in 
the review process. 
 
Development Services, starting in July 2003, increased its focus on improving 
customer service. In previous years, the primary focus for Development Services was 
operational improvement through the implementation of “Process 2000” and 
organization restructuring including the consolidation of project management 
functions into one division, use of multi-disciplinary teams for plan reviews, and 
development of a new computer system called the Project Tracking System (PTS) 
that supports the improved process. With the department’s process improvements 
substantially completed, and the department financially stable, greater effort can now 
be focused on improving customer service. 

 
6. Competing Land Uses 

 
San Diego has limited land available for all uses. While a significant amount of land 
is currently vacant, only a small portion of this vacant land will be available for 
residential use in the future. Most of the remaining vacant land is designated for park 
and open space use, military use, airports and employment land. In the future, most 
additional residential development will occur as a result of redevelopment and more 
efficient use of existing residential land. In addition some commercial areas may be 
re-designated for mixed-use development including housing. The areas which may be 
used for housing are primarily those that are located near transit stations, major 
commercial corridors and in “village” locations that may be designated in the future 
in community plans. 
 

7. Use of Military Lands for Housing 
 

Portions of the several military bases in San Diego away from runways and sensitive 
uses are used for housing military personnel. Currently, a portion of Miramar Marine 
Air Station is being proposed for a large on-base residential area with over 1,000 
units. No further San Diego bases are scheduled to close in the 2005-2010 timeframe, 
so no non-military uses will be possible on these lands in the near future. 
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8. Airport Land Use Compatibility Plans  
 

The San Diego County Regional Airport Authority serves as the state-mandated 
Airport Land Use Commission (ALUC) for public use and military airports in San 
Diego County. The purpose of the ALUC is to protect public health, safety and 
welfare by adopting Airport Land Use Compatibility Plans. The purpose of these 
compatibility plans is to minimize the public’s exposure to excessive noise and safety 
hazards in Airport Influence Areas (AIAs) near public airports to the extent that these 
areas are not already devoted to incompatible uses. The compatibility plans do not 
require any changes to existing land uses.  
 
Compatibility plans contain policies and recommendations addressing land use 
compatibility in terms of noise, overflight, safety, and airspace protection for 
properties located in adopted Airport Influence Areas (AIA). The AIA for each 
airport serves as the boundaries for the adopted compatibility plan. In October 2004, 
the ALUC adopted compatibility plans in San Diego for the following airports: San 
Diego International Airport (SDIA), Brown Field, Montgomery Field, and Marine 
Corps Air Station (MCAS) Miramar. 

Within an AIA, state law requires the local jurisdictions to modify their general plans 
and specific plans to be consistent with the compatibility plans or to take special steps 
to overrule the ALUC with a two-thirds vote. The intent is to ensure that future land 
use developments within an adopted AIA are consistent with compatibility criteria 
included in the compatibility plans. State law requires the City to submit the Housing 
Element and any future amendments and updates to the General Plan, community 
plans, and specific plans to the ALUC for a determination of consistency with the 
adopted compatibility plans.  

Consistency With Adopted Airport Land Use Compatibility Plan 

The City will review all proposed residential development projects located within an 
AIA prior to granting project approval to ensure project consistency with all the 
policies and recommendations in the adopted compatibility plans. Based on an 
analysis of the identified housing sites and the adopted compatibility plans, the 
adopted compatibility plans will not preclude the development of housing units on 
any of the identified sites contained in the inventory. Consistent with adopted 
compatibility plan policies, there are no proposed future housing sites located in areas 
above the 65-decibel noise contour line in the vicinity of Brown Field, Montgomery 
Field, and MCAS, and none located in areas above the 75-decibel noise contour line 
in the vicinity of SDIA. Consistent with the adopted ALUCP policies and federal 
regulations, no housing sites are identified in the Runway Protection Zones for Brown 
Field, Montgomery Field, and SDIA, and none are identified in the Accident Potential 
Zones near MCAS Miramar.   
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Where applicable, residential projects located in the AIA are required, as a condition 
of approval from the City, to provide the appropriate noticing for prospective buyers, 
deed restrictions, navigation easements and noise mitigation measures to ensure 
consistency with the adopted compatibility plans. Although these are conditions 
placed on residential projects within the AIA, they do not preclude residential uses 
nor do they place limits on the allowable residential density.  
 
The compatibility plans do not allow development projects to exceed the Federal 
Aviation Administration (FAA) established height limits for airspace protection. The 
City has adopted the Airport Approach Overlay Zones (AAOZ) to provide 
supplemental regulations for property surrounding the airport approach path for 
SDIA. Within the approach area east of SDIA, structures are not permitted to 
vertically encroach within 50 feet of the FAA established approach path. The areas 
west of SDIA are within the Coastal Height Limit Overlay Zone, which already limits 
structures to 30 feet. 
 
It is difficult and speculative to determine whether the FAA or AAOZ height limits 
would limit the number of units for a future development project since allowable 
structure height for any specific development site in an AIA is dependent on the 
adopted zone and regulations, ground elevation and distance from an airport. 
Although it may be technically feasible for a project with small unit sizes to meet the 
density maximums, it may not be economically feasible to build smaller units. 
Therefore, residential densities for future projects close to an airport could be affected 
by the FAA or the AAOZ height limits. The inventory includes only one site which is 
in review that could be affected by the airspace-related height limits.   
 
Within the approach path area for SDIA, the adopted compatibility plan places 
conditions on intensity for residential uses to ensure that a proposed development 
does not exceed 110 percent of the average intensity of existing uses within a one-
quarter (1/4) mile radius of the proposed development. Although the intensity 
limitation could potentially affect 922 potential infill units in Centre City, this is 
unlikely because the existing residential density is approximately 100 units per acre in 
this area of Centre City and the average density for the 922 potentially impacted infill 
units identified in the sites inventory is only 97 units per acre. 
 
Consistency With Draft Airport Land Use Compatibility Plan 
 
State law requires the City to submit the General Plan, including the Housing 
Element, community plans, and specific plans to the ALUC for a determination of 
consistency with the adoption of updated compatibility plans. As of the time of the 
writing of this Housing Element, the Airport Authority, in its capacity as the ALUC 
for San Diego County, is in the process of preparing updated Airport Land Use 
Compatibility Plans addressing each public-use and military airport in the county. 
While the ALUC has not yet adopted the draft compatibility plans, the most recent 
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public review drafts indicate that the City may be required to amend the General Plan, 
community plans, development regulations and zoning ordinances to reduce or 
eliminate residential designations in several areas to be consistent with the residential 
density criteria listed in the compatibility plan for each airport. This could potentially 
reduce the number of future housing units built in these areas. In certain areas, the 
draft compatibility plan criteria does not allow for any new multifamily residential 
development. Multifamily residential and multiple-use designated areas within the 
community planning areas surrounding San Diego International Airport are most 
likely to be affected by the draft compatibility plans.  
 
At the present time, with the draft compatibility plans still being revised and not yet 
adopted, it is premature to accurately estimate the number of potential housing units 
designated in adopted community plans that may not be able to be built near the 
airports. The City will continue to provide constructive input to the ALUC regarding 
the draft compatibility plans and will work to reduce potential impacts to future 
housing opportunities by developing criteria for infill development. If a significant 
number of potential housing units can not be built due to the need to maintain 
consistency with future compatibility plans, the City will, as part of the 
general/community plan amendment or update process, attempt to replace these 
unbuildable units in other areas of the affected community or other communities 
within the City. 

 
9. Open Space Requirements 

 
The City uses the following zones to designate open space: OP (Open Space—Park), 
OC (Open Space—Conservation), OR (Open Space—Residential) and OF (Open 
Space—Floodplain). The purpose of the Open Space zones is to maintain San 
Diego’s unique feel, by protecting lands for outdoor recreation, education, and scenic 
and visual enjoyment, to control urban form and design, and to facilitate the 
preservation of environmentally sensitive lands. In the case of the OF zone, it is to 
protect public safety by controlling development within areas that are at risk for 
flooding.  

 
As of 2005, San Diego has nearly reached buildout, with less than ten percent of the 
developable land in the City still vacant. As such, the City’s open space requirements 
are clearly a constraint on development of housing. It is a constraint, nevertheless, 
that our citizens have been willing to accept in order to preserve that which makes 
San Diego a special place to live. 

 
10. Road Connection Limitations 

 
One of the more important constraints to increased residential construction is that 
roads are already at or near capacity. One reason for this is that a number of key road 
segments, included for many years in community plans, have not been built due to 
community opposition. As a result, traffic has had to be diverted onto freeways and 
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arterials. Some of the missing road and bridge connections are within individual 
communities and others connect different communities. 
 

11. Community Plan and Zoning Constraints 
 

Residential development in San Diego is constrained by many restrictions contained 
in community plans, the zoning code and elsewhere in the Municipal Code. Citizen 
propositions have resulted in many of these restrictions. In many areas of the City 
including entire communities, height is restricted. Some community plans contain a 
residential unit cap. Others have a building cap related to traffic expressed in terms of 
estimated number of trips produced. In downtown, development is capped by floor 
area ratio limitations. While many of these limitations are based on health and safety 
concerns, others are illogical or outdated. Efforts to allow greater residential 
development and increased density in San Diego have been often met by intense 
opposition from people in communities who believe that infrastructure and services 
are insufficient to support more residential development. 

 
12. Height Limitations  

 
In general, the density limitations that accompany specific residential and mixed-use 
zones, rather than height limits, are the primary limiting factor regarding how many 
units per acre can be built in San Diego. In most instances, it would not be possible to 
exceed the height limits that accompany specific zones, given the density limitations 
for those zones. There are a couple of significant exceptions to this rule.  
 
Of the regulations addressing the height of development within the City of San Diego, 
the one that most significantly constrains residential development came into effect in 
December 1972 following a public referendum. This voter-adopted rule sets a 30-foot 
height limit on all buildings within the area of the City west of Interstate 5, except for 
downtown. Only a subsequent vote of the people can grant exceptions to this limit. 
 
This limit significantly restricts the potential to build densities above 43 dwelling 
units per acre in this part of the City. The ordinance is unlikely to be changed at any 
point in the foreseeable future. Despite the height limitation, much multifamily 
housing is being built in this area at densities of 15-43 dwelling units per acre. 

 
A special height limit was also adopted in 1997 for the Clairemont community, one of 
more than 40 community planning areas in the City. This limits most multifamily 
residential heights in that community to 30 or 35 feet although the City Council can 
allow deviations from these limits. The La Jolla Planned District Ordinance limits 
height on the front portion of lots in parts of La Jolla to only 20 feet based on a 
building envelope concept.  
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Efforts to allow mid- and high-rise residential buildings are often met with strong 
resistance by residents in many parts of the City and the Clairemont height limit was 
enacted in response to community pressure. 
 

13. Fees and Exactions  
 

During the post-Proposition 13 era, residential developers have been required to pay 
an increasing share of the cost to process development projects and, more 
significantly, to pay for infrastructure and services required by new development. The 
City’s fee structure reflects a philosophy of requiring new development to pay for 
itself and to allow the City to recover its costs for processing development proposals. 
Ultimately, depending on market and economic conditions, a portion of fees is passed 
on to homebuyers and renters.   
 
Developers frequently cite fees as one of the significant factors causing high housing 
prices in San Diego. However, many housing market observers believe that the 
market sets the price of housing regardless of prevailing fees because it is very 
difficult to discern a difference in price between comparable homes in neighboring 
communities that have significantly different fees. Of the fees described below, 
development impact fees are the most significant, most variable and most likely to 
have an impact on the cost of housing.   
 
a. Development Impact Fees (DIFs) and Facilities Benefit Assessments (FBAs) 
 

The most significant fees associated with new residential development are the 
fees to pay for infrastructure and public facilities required by new development. 
In the City’s designated Planned Urbanizing Areas, in order to finance the public 
facilities which will be needed for new development, builders of residential 
housing are required to pay a Facilities Benefit Assessment (FBA). The FBAs are 
calculated based on the number of units constructed and the estimated cost of the 
needed facilities. In the older urbanized areas of the City, builders are required to 
pay Development Impact Fees (DIFs), which are to mitigate the impact of the 
development on existing public facilities. 
 
The DIF and FBA fees vary widely from community to community within the 
City. In FY 2006 they ranged from a high of more than $75,000 per single-family 
unit in the Del Mar Mesa community to less than $1,000 per unit in the Barrio 
Logan Community. Typical FBA fees in newly developing communities are 
approximately $20,000-$50,000 per single-family unit and $15,000-$40,000 per 
multifamily unit. Typical DIF fees in older urbanizing communities are much 
lower, averaging about $5,000 per unit. The highest fees are in the more remote 
and lowest density areas of the City where the per-unit cost for roads and utilities 
are much higher than in more developed centrally located areas. 
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b. Inclusionary Requirement/In-Lieu Fee 

 
In order to encourage diverse and balanced neighborhoods with housing available 
for households of all income levels, the City has an inclusionary affordable 
housing requirement on nearly all new residential development. 
 
For most of the City (excepting portions of the North City Future Urbanizing 
Area) the ordinance requires that ten percent of the units in a given development 
be affordable to low-income renters or buyers. Developers are also offered the 
option of paying a fee, in lieu of providing the units. Since this law went into 
effect, most developers have elected to pay the fee, as it was much less costly than 
building the units. It remains to be seen if this will continue to be the case, 
however, as the fee is scheduled to rise sharply over the next few years. 
 
In the North City Future Urbanizing Area, developers are required to set aside no 
less than 20 percent of their units for families earning no more than 65 percent of 
the AMI, or they may donate to the City developable land of equivalent value. 
The in-lieu fee option is not available in this area. 
 
Developers have opposed the City’s inclusionary requirements, saying that they 
increase development costs and inhibit construction of new housing. However, 
there is no clear evidence that housing prices in San Diego County areas with 
inclusionary requirements are higher than those in areas without such 
requirements. Evidence is also lacking that construction has been reduced in areas 
with inclusionary requirements. 

 
c. Citywide Housing Impact Fee 

 
This is a fee that non-residential development is required to pay. These fees are 
deposited into the San Diego Housing Trust Fund to help meet affordable housing 
needs in San Diego. This fee ranges from $1.06 per square foot for office and $.64 
per square foot for hotel, retail and manufacturing to $.27 per square foot for 
warehouses. 
 

d. Planning Fees 
 
These fees, known in San Diego as Development & Policy Approval/Permit Fees, 
are applied to projects proposing land use actions such as plan amendments, 
rezonings, development agreements and subdivision maps. All the actions listed 
above currently require an initial deposit of $8,000. The actual cost to the 
developer depends on the amount of time necessary for staff to process the 
application. All costs to the City to process the proposal are recovered by the 
developer’s initial and subsequent deposits. The average total deposit account 
charges for 47 Affordable/Sustainable Building Expedite Projects completed since 
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early 2004, was $34,667.46. These projects varied widely and many included 
typical land use actions such as plan amendments, rezonings and subdivision maps. 
 

e. Construction Permit Fees 
 
Fees are collected for construction permits (building permits). The fees vary 
depending on the size and complexity of a project. In 2006, at the time of project 
submittal, residential projects pay a land development review fee of $489 (single-
family), $734 (multifamily) and a plan check fee based on square footage. In 2006 
this plan check fee was $1,577 for a 1,500 square-foot home and $2,297 for a 
3,000 square-foot home. At the time of permit issuance these projects pay an 
additional building permit fee of $1,183 and $1,810 respectively. In addition, 
school fees, County Water Authority fees, water and sewer capacity and 
installation fees and fire plan check fees are assessed at the time of permit 
issuance based on project size and complexity. 

 
f. Park and Recreational Facilities Fees 

 
In addition to DIFs/FBAs, builders of new housing are required to pay a per-unit 
fee to be used for the acquisition and maintenance of park and recreational 
facilities. The fees are as follows:  
 
For multifamily dwellings—$75 per unit 
For single-family dwellings—$100 per unit 
 
These fees have not come close to making up the City’s public facilities deficit, 
which is estimated at more than $2.5 billion. Therefore, much higher fees have 
been proposed but are very controversial because higher development fees may 
only have the effect of slowing or stopping construction. 
 

14. Parking Requirements  
 

The general parking requirements for residential developments in the City of San 
Diego were established to provide for a safe and efficient transportation system; to 
encourage transportation mode alternatives to the single-occupant vehicle; to reduce 
traffic congestion and improve air quality; to minimize development costs by 
including parking reductions in transit areas, shared parking for mixed-use projects, 
lower parking requirements for older pedestrian-oriented communities, tandem 
parking, and setting parking requirements no higher than necessary to accommodate 
demand for most projects (85th percentile) based upon local and national parking 
studies. 
 
For single-family homes, the ratio is two spaces per dwelling unit. For multifamily 
residences, the required parking runs from 1.25 spaces per unit for studios under 400 
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square feet to 2.25 for units of three or more bedrooms. Very low-income and transit 
area developments have somewhat lower requirements. In parking impact zones (e.g. 
near campuses or the beach) they are slightly higher. 
 
Recent attempts to reduce parking requirements, particularly for affordable housing 
developments and for housing near transit facilities have not been supported by the 
City Council due to strong resistance from community groups and residents who 
believe that on-street parking is insufficient and who argue that reduced parking 
requirements would reduce the quality of life in San Diego. 
 

15. Building Code Requirements 
 
San Diego has adopted the 2001 California Building Code with a few minor 
modifications. The modifications relate to technical details of roofing requirements, 
foundations and retaining walls, demolition and removal regulations, plumbing 
fixtures and construction in the public right-of-way. A review of these regulations 
does not reveal any differences from the standard California Building Code that 
would significantly impact the cost or supply of housing. San Diego has also adopted 
(with minor exceptions) the Uniform Mechanical Code, Uniform Plumbing Code and 
National Electrical Code.  
 
A description of enforcement procedures is provided in the Goal 2 discussion in this 
document. The City utilizes a “carrot and stick” approach by coordinating building 
code enforcement with housing rehabilitation programs. Property owners are 
encouraged to participate in self-help workshops on housing maintenance.  
 
While individual building code requirements can impede development of affordable 
housing, San Diego has adopted several pioneering policies to allow “code 
equivalent” substitutes in order to reduce costs. San Diego has been a leader in 
promoting, permitting and building special types of residential units for individuals 
that are smaller than and have fewer amenities than standard housing units (Single 
Room Occupancy (SRO) Hotels and Living Units).  
 

16. Site Improvements 
 
“On-site” improvements include facilities such as streets, sidewalks, storm water and 
sanitary sewers, water lines and other utilities which directly serve the site being 
developed. “Off-site” improvements include facilities to accommodate traffic, 
recreational, public safety and other “off-site” demands generated by a development. 
The City of San Diego requires developers to provide necessary on-site 
improvements as part of the total project development. Similarly, the City also 
requires developers to provide necessary off-site improvements either directly or 
indirectly through the payment of Development Impact Fees (DIFs) or Facilities 
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Benefit Assessments (FBAs). The DIFs and FBAs are discussed in the “Impact Fees” 
section.   
 
In 2002 the City’s Street Design Manual was comprehensively updated. Whereas 
previous street design manuals were primarily concerned with road engineering 
standards, the revised manual contains guidelines addressing pedestrian needs, street 
trees, traffic calming, bicycle facilities, transit needs and storm water runoff. The 
overall required right-of-way for new residential streets was not changed. While the 
curb-to-curb width requirement was reduced by four feet, the area devoted to 
sidewalks was increased by four feet. Overall right-of-way required for new local 
residential streets is 50-60 feet and for collector streets required right-of-way ranges 
from 60-86 feet. 
 
The required street standards and site improvements are not a significant factor in the 
provision of new housing supply and affordable housing in San Diego because the 
standards have been largely unchanged for many years and are well established and 
understood by developers. In addition, the City is largely built out and in the future 
most new housing, including nearly all affordable housing, will be built in existing 
areas where streets and other site improvements are already in place. 
 

17. Persons with Disabilities and Special Needs 
 
One of the primary constraints to developing housing accessible to persons with 
disabilities is the lack of legal requirements for single-family homes to be accessible. 
By contrast, all new multifamily housing in San Diego is built to the accessibility 
requirements in the California Building Code. While some in the disabled community 
believe that these requirements do not go far enough, the lack of any law addressing 
single-family housing results in very few accessible single-family units. 
 
The City of San Diego is currently working with all stakeholders, including 
representatives from the disabled community and the building industry, to put 
together a package of minimum accessibility requirements for single-family homes. 
Among the options the City is looking at are financial or other incentives for 
developers that build accessible homes.  
 
Recently, San Diego adopted an application procedure and deviation process to allow 
consideration of reasonable accommodation in instances where existing zoning 
regulations preclude residential development for persons with disabilities. The intent 
is to remove barriers to reasonable accommodation and to evaluate individual 
requests for reasonable accommodation on a case-by-case basis. Deviations from 
setback, parking, floor area ratio, building envelope and accessory structure 
requirements can be sought through this process. This process was designed to be 
consistent with the Federal Fair Housing Act and the California Fair Employment and 
Housing Act. 
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The San Diego Municipal Code defines family as being “two or more persons related 
through blood, marriage, or legal adoption or joined through a judicial or 
administrative order of placement or guardianship: or unrelated persons who jointly 
occupy and have equal access to all areas of a dwelling unit and who function 
together as an integrated economic unit.” There are many special types of dwelling 
units permitted in San Diego to serve the families composed of unrelated individuals. 
These include facilities for Boarders and Lodgers, Companion Units, Employee 
Housing, Dormitories and Student Housing, Guest Quarters, Senior Housing, 
Watchkeepers Quarters, Live/Work Quarters, Emergency Shelters, Transitional 
Housing and Residential Care Facilities.   
 
The list above includes diverse special housing categories. There are regulations for 
where each of these types of uses can be allowed. For example, housing specifically 
designed for seniors is required to be located in areas proximate to services that 
seniors, who often have limited mobility, need such as medical facilities and grocery 
stores. For the most part, the regulations do not significantly constrain the ability to 
locate these facilities. Formerly there were locational restrictions regarding where 
Emergency Shelters and Transitional Housing could be located. These were removed 
in 1998 in response to the Kevin Hoffmaster vs. City of San Diego case which was 
settled in 1998. The City Attorney subsequently determined that the City’s 
Residential Care Facility Ordinance complies with reasonable accommodation 
requirements in the Federal Fair Housing Act and similar state legal requirements. 
Some locational restrictions continue to apply to Residential Care Facilities and 
Companion Units.  
 
Residential Care Facilities in San Diego are defined as facilities that provide in-house 
treatment or rehabilitation programs on a 24-hour basis. These include drug and 
alcohol rehabilitation and recovery facilities. These facilities are permitted in a 
number of different commercial and residential zones. Residential care facilities with 
six or fewer beds do not require any discretionary permits and have no locational 
limitations in the zones where they are allowed. Those with seven or more beds must 
be processed through a conditional use permit and are not permitted to be located 
within one-quarter mile of each other. One off-street parking space is required per 
employee. The most significant constraint in locating larger residential care facilities 
is community opposition, which is often intense when these types of facilities are 
proposed.  
 
Companion Units (sometimes known as Second Units) are permitted in single-family 
zones through a ministerial review process but must be located on lots that are at least 
twice as large as the minimum sized lot that is permitted by zoning. This lot size 
restriction is a significant factor in limiting the areas where companion units can be 
located ministerally. Consideration of companion unit proposals on lots that do not 
meet the lot size requirement are allowed, however, through a discretionary process 
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which would allow a variance or deviation from this standard. One off-street parking 
space is required for each bedroom in a companion unit. 
 
Widespread and intense community opposition to residential care facilities and 
companion units make it unlikely that the remaining limitations on locating these uses 
can be further eased in the next few years. 
 

B. Nongovernmental Constraints 
 

1. Price of Land 
 

The price of land in San Diego has risen very rapidly in the last decade and is the 
leading contributor to the very high housing prices in this area. Current land prices 
make it very difficult for developers to build housing for the lower and middle 
portions of the market. The City has examined the possibility of utilizing City-owned 
land as one way to facilitate the development of low-income housing. However, there 
are very few suitable City-owned parcels available for this purpose. 
 

2. Building Material Costs  
 

The cost of many construction materials has gone up much more rapidly than the 
overall inflation rate during the past few years. This has been particularly a problem 
for the higher-density types of residential development occurring in the downtown 
and a few other parts of the City. 

 
3. Environmental Justice  

 
Environmental justice is defined in state planning law as the fair treatment of people 
of all races, cultures, and incomes with respect to the development, adoption, 
implementation, and enforcement of environmental laws, regulations, and policies. 
The City of San Diego, as expressed in policies in the Housing and other elements of 
the General Plan, is committed to the principle that no racial, ethnic, or economic 
minority shall bear a disproportionate share of the negative environmental effects of 
development. 
 

4. Condominium Defect Litigation 
 

Rampant condominium defect litigation greatly reduced the construction of attached 
units in the late 1990s. Changes in state law that lowered the risks to builders 
somewhat, as well as increasing market demand for more affordable units, led to 
resurgence in condominium construction in the early 2000s. Smaller builders, 
however, have not yet returned to the condominium field both because they cannot 
afford the “wrap around” insurance that the larger builders use to cover their risk, as 
well as due to lack of and high price of available sites. 



City of San Diego General Plan  
Housing Element FY 2005-2010 

 
 
 

-  184  - 

 
5. Opposition from the Community  

 
San Diego has over 40 identified community planning areas. Most of these 
communities have a community planning group which represents the community in 
most planning related matters. The Planning Department works closely with these 
groups in preparing and updating community plans and in reviewing and making 
recommendations on individual projects. Though these groups formally have only an 
advisory role in the approval process, they are frequently cited by builders as a major 
obstacle to development. Additionally, community planning groups are composed 
primarily of business and residential property owners and renters have little 
representation.  
 
Much community opposition to housing projects comes from neighbors who live 
adjacent or proximate to proposed new development. There is often particularly 
intense opposition to higher-density rental projects.  Community opposition to 
projects is dealt with on an ad-hoc basis. Sometimes developers are able to reach a 
compromise with community planning groups and interested neighbors or even 
convince them of the benefit of a project. Sometimes a project is built, community 
opinion notwithstanding. Other times, the opposition is able to raise enough 
opposition to deny a project or reduce its size or density. 
 

6. Infrastructure Deficiencies  
 

In the years since Proposition 13 passed in 1977, funding for infrastructure necessary 
to support residential development has become much more difficult.  The burden of 
paying for these facilities has shifted from the government to the developer and this 
shift has increased the cost of development and the price of housing.  In recent years, 
lack of infrastructure has inhibited or slowed development.  In some newly 
developing communities, voter-approved phasing plans preclude proceeding with 
residential development until certain roadways and freeway connections are 
completed.  In most newer communities, traffic and limited roadway capacity is the 
most significant constraint to developing additional housing.  In many older 
communities south of Interstate 8, lack of parks, schools and recreation areas are the 
most significant constraints. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
Process 2000: The City is in the process of redesigning its 
permit processing system to achieve several objectives:  
proper coordination among various City departments who 
have different roles in processing permits; reducing 
processing time and costs for applicants; and creating more 
predictability of outcomes for applicants.  

Process 2000 was implemented citywide and then was replaced 
with the Project Tracking System, a similar program with the 
same goals as Process 2000. On August 4, 2003, the 
Development Services department began implementing new 
Council Policy 600-27, known as the Affordable/In-Fill 
Housing and Sustainable Buildings Expedite Program. Over the 
last year of the Housing Element, the Expedite Program was 
tremendously successful in both fast-tracking affordable and 
sustainable housing projects, and attracting a great deal of 
interest from the development community. The average 
processing time for projects within the Expedite Program has 
been 4.5 months, compared to the average processing time for 
projects in the standard process which has been ten months. 

Goal accomplished. The City is focusing its 
efforts toward the 
continued improvement 
of its project 
management system. 
Key areas of this system 
include: having an 
assigned project manager 
who coordinates 
processing for all 
permits on a project; a 
comprehensive project 
tracking system; and a 
comprehensive 
geographic information 
system.  

Development Permit Tracking System: As a byproduct of 
the Process 2000 Program described in Program #1, the 
Development Services department shall develop and 
implement a development permit tracking system to monitor 
permit processing from initial application until permit 
issuance. 

Process 2000 was implemented citywide and then was replaced 
with the Project Tracking System, a similar program with the 
same goals as Process 2000. On August 4, 2003, the 
Development Services department began implementing new 
Council Policy 600-27, known as the Affordable/In-Fill 
Housing and Sustainable Buildings Expedite Program. 

Goal accomplished. 
The Development 
Services computerized 
PTS has been fully 
operational since May 
2003. PTS is used to 
organize customer 
flow, display project 
geographic mapping 
information and 
support development 
review, project 
management, fee 
invoicing and payment, 
permitting and 
inspection activities. 

Certain improvements to 
PTS are planned for the 
near future, including 
customer self-access via 
telephone and computer. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
Land Development Code Changes for Housing 
Affordability: The Planning Department and Development 
Services department will study the feasibility of the 
following changes to the Land Development Code. 

As part of the Affordable Housing Expedite Program, the City 
Council adopted two separate Land Development Code changes 
on May 20, 2003.  
 
1. Code amendment to provide City staff with the authority to 
expire discretionary permit applications after 90-days of 
inactivity.  
 
2. Code amendment to allow deviations from the Land 
Development Code Development Regulations for affordable, 
infill and sustainable building projects. 

Various, see below. Various, see below. 

a) Modify the current threshold requirement triggering 
discretionary review for lot consolidation and incorporate 
design standards into the ministerial review process to assure 
quality development. 

No progress. No activity planned. This has been not been 
included as a program in 
the current Housing 
Element. 

b) Use on-street parking to count toward overall parking 
standards where appropriate conditions exist. 

No progress. City Council has so far 
rejected parking 
reforms.  

Revised parking 
standards will be 
discussed as part of the 
updated Mobility 
Element of the General 
Plan 

c) Modify setback requirements and allowable Floor Area 
Ratio in small lot and townhouse zones in order to facilitate 
the zones application. 

The new RT zone has no side yard setbacks. Ongoing. No change. 

d) Identify locations/zones where mixed-use development 
could be permitted by right, and incorporate appropriate 
design standards to assure quality development. 

Mixed-use zones have been adopted. Ongoing. No change. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
e) Expand the use of citywide multiple dwelling unit zones 
in Planned District Ordinance areas, incorporating 
modifications where necessary to fit unique circumstances. 

Still planned, not yet implemented. Ongoing. This is being attempted 
initially in two pilot 
villages. As individual 
planned districts are 
updated, the citywide 
multiple-unit zones 
should be incorporated 
into them. 

f) Allow Planned Development Permits in all Planned 
District Ordinances in order to enhance flexibility with 
respect to regulatory requirements. 

Through use of the affordable housing expedite program, 
Planned Development Permits are allowed in all planned 
districts, enabling deviations. 

Ongoing. No change. 

g) Revise the Companion Unit regulations to reduce barriers 
to development of these units. 

After years of preparation and review a companion unit 
ordinance was adopted. It allows ministerial review if a 
checklist of items is met. A discretionary process is available 
for projects that do not fully comply with the checklist. In 
practice, however, the ordinance’s restrictions have resulted in 
few, if any, additional units being built.  

City Council did not 
support the revisions to 
the regulations 
proposed by the 
Planning Department. 

No change. 

h) Make greater use of Master Environmental Impact Report 
(EIR) for major planning projects such as Redevelopment 
Plans and Specific Plans which will form the basis for future 
decision making. 

The Otay Mesa Plan update has made use of a Master EIR. Ongoing, where 
applicable. 

Not included in current 
Housing Element. 

i) Review Process levels for types of residential projects to 
determine if a reduction in decision-making level is feasible.

No progress. Not supported by City 
Council. 

Not included in current 
Housing Element. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
Re-examination of Public Facility Standards: The Planning 
Department will re-evaluate the appropriateness of public 
facilities standards.  

The Strategic Framework Action Plan, using recommendations 
from the municipal finance advisor and the Strategic 
Framework Citizen Committee, included recommendations to 
support state/local fiscal reform, to regionalize infrastructure 
expenses, and to consider additional revenue sources beyond 
impact fees. The Action Plan also includes recommendations to 
develop service standards for public facilities and infrastructure 
in order to provide flexibility in achieving public facilities and 
services goals. On October 22, 2002, the City Council adopted 
the Strategic Framework Element, which included 
recommendations for public facilities and services. 

This reevaluation is 
currently underway as 
part of the update of the 
General Plan. 

The Planning 
Department is currently 
updating the Public 
Facilities, Services and 
Safety Element and 
Recreation Element of 
the General Plan. 
Particular attention will 
be given to establishing 
realistic and flexible 
standards that can 
provide equivalent 
service levels within all 
communities of San 
Diego. This approach 
recognizes that it is 
frequently infeasible for 
existing communities to 
meet all the current 
facility standards in the 
same way they are met 
in developing 
communities. Joint use 
of school facilities and 
park and recreation 
facilities will be 
emphasized. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
Impact Fee Re-Evaluation: The Strategic Framework 
Element will also review the current impact fee system for 
financing public improvements. 

Consistent with the direction provided in the Strategic 
Framework Action Plan, the City has hired a consultant to 
evaluate the impact fee program. 

While it is unlikely that 
the impact fee 
methodology will be 
abolished, possible 
changes in the basis for 
setting the fees will be 
studied in order to 
reduce the cost burden 
on multifamily housing 
in particular. 

No change. 

Exemptions of Affordable Housing From Environmental 
Review: The Development Services department shall 
implement the provisions of Section 21080.14 of the Public 
Resource Code which exempts affordable housing projects 
of 100 units or less from CEQA if certain criteria are met. 

As a determination was made that exempting affordable 
projects from CEQA would be illegal, the City has created a 
program for expediting review of such projects. 

Ongoing. No change. 

Community Planning Group Training Program: The 
Planning Department shall incorporate in its annual training 
program for members of community planning groups more 
emphasis on the need for affordable housing, its relationship 
to economic growth and other planning objectives, and their 
roles in helping to address the City’s affordable housing 
needs. 

In addition to the annual training program, the Planning 
Department sponsored a public forum in 2004 on housing 
affordability and public facilities. 

Goal accomplished. No change. 
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TABLE 22 

GOALS AND OBJECTIVES OF THE 1999 HOUSING ELEMENT (continued) 

Quantified Objective Progress July 1999—July 2004 Analysis Changes 
Inclusionary Housing Program: The Housing Commission 
and Planning Department will work in conjunction with 
major stakeholders to design an inclusionary housing 
program for City Council consideration. 

On May 20, 2003, the City Council adopted a citywide 
inclusionary housing ordinance that requires ten percent of all 
new residential developments of two or more units to be 
affordable housing units. Developers will have the option of 
building the affordable units on the original development site or 
an alternative site subject to certain conditions or may pay an  
in-lieu fee to the City. To date, the City has collected more than 
$1 million in in-lieu fees, with approximately $3.5 million 
anticipated in the coming year. Approximately 1,000 new 
affordable units have been completed or are under construction 
in the former Future Urbanizing Area (FUA) as a result of the 
City’s inclusionary housing policy. 

Goal accomplished. As per the adopted 
ordinance, require that 
ten or 20 percent of units 
be affordable to lower-
and/or moderate-income 
residents or payment of 
an  
in-lieu fee. 
 
The five-year goal is that 
ten percent of housing 
stock built between 
2005-2010 should be 
affordable to low- and/ 
or moderate-income 
residents. 

Implementation of Community Plan Density Ranges: The 
Planning Department and Development Services department 
will utilize the discretionary review process to ensure that 
the density of proposed housing corresponds with the 
density ranges in adopted community plans to produce 
expected housing yields. 

The Planning Department developed a policy to require that 
new discretionary residential developments comply with the 
minimum as well as maximum densities designated in 
community plans unless the proposed projects meet specified 
exemption criteria. Selected pilot village locations along transit 
corridors. Relatively dense projects, including redevelopment 
projects, approved and encouraged. 

The Planning 
Department is now 
recommending that all 
discretionary projects 
be built within 
community plan 
density ranges. 

Require that all 
discretionary projects 
meet density range 
requirements. 
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TABLE 23 
ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA 

See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing Sites 

Inventory 
0 119 0 137 0 194 0 0 728 0 0 0 1,178 Net Units 

0 119 0 42 0 220 0 0 0 0 0 0 381 Affordable 
Project Units Barrio Logan 

0 0 0 0 0 0 0 0 726 0 0 0 726 Infill/Vacant ≥ 
30 DU/AC 

1,093 350 0 6,469 0 0 0 0 0 0 0 0 7,912 Net Units 

267 0 0 489 0 0 0 0 0 0 0 0 736 Affordable 
Project Units 

Black 
Mountain 

Ranch 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant ≥ 

30 DU/AC 
0 0 0 75 0 0 0 0 0 0 0 0 75 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Carmel 
Mountain 

Ranch 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant ≥ 

30 DU/AC 
110 654 194 0 194 0 354 0 0 0 0 0 1,506 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Carmel Valley 

0 0 0 0 0 0 354 0 0 0 0 0 354 Infill/Vacant ≥ 
30 DU/AC 

4,846 5,158 4,002 3,088 0 133 0 0 23,711 0 0 0 40,938 Net Units 

630 99 331 411 0 30 0 0 0 0 0 0 1,501 Affordable 
Project Units Centre City 

0 0 846 579 0 133 0 0 23,711 0 0 0 25,269 Infill/Vacant ≥ 
30 DU/AC 

52 36 0 33 76 0 0 0 0 0 0 0 197 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Clairemont 
Mesa 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant ≥ 
30 DU/AC 

7 14 70 78 0 703 0 0 1,890 0 0 0 2,762 Net Units 

0 0 0 0 0 176 0 0 0 0 0 0 176 Affordable 
Project Units College Area 

0 0 0 0 0 0 0 0 1,887 0 0 0 1,887 Infill/Vacant ≥ 
30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 
See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

58 98 139 21 0 0 0 0 0 0 0 0 316 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Del Mar Mesa 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

0 0 0 0 498 0 0 0 0 0 0 0 498 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units East Elliott 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

334 104 48 -1 1,163 14 49 0 0 0 0 0 1,711 Net Units 

197 5 8 0 120 0 0 0 0 0 0 0 330 Affordable 
Project Units 

Encanto 
Neighborhood 
Southeastern 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

21 30 0 12 0 0 152 0 358 0 0 0 573 Net Units 

0 1 0 0 0 0 0 0 0 0 0 0 1 Affordable 
Project Units 

Greater 
Golden Hill 

0 0 0 0 0 0 36 0 305 0 0 0 341 Infill/Vacant 
≥ 30 DU/AC 

97 436 174 160 0 170 0 0 7,601 0 0 0 8,638 Net Units 

0 153 27 66 0 0 0 0 0 0 0 0 246 Affordable 
Project Units 

Greater North 
Park 

0 0 0 0 0 0 0 0 7,534 0 0 0 7,534 Infill/Vacant 
≥ 30 DU/AC 

232 258 596 0 0 0 0 0 0 0 0 0 1,086 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Kearny Mesa 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

313 180 0 30 0 0 0 0 0 0 0 0 523 Net Units 

0 82 0 0 0 0 0 0 0 0 0 0 82 Affordable 
Project Units La Jolla 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 

See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

62 211 167 15 0 0 0 0 971 0 0 0 1,426 Net Units 

0 18 0 3 0 0 0 0 0 0 0 0 21 Affordable 
Project Units Linda Vista 

0 0 0 0 0 0 0 0 969 0 0 0 969 Infill/Vacant 
≥ 30 DU/AC 

0 0 0 0 0 0 0 0 0 0 0 1,600 1,600 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

MCAS 
Miramar 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

246 73 0 182 273 0 0 0 2,874 0 0 0 3,648 Net Units 

152 0 0 238 163 0 0 0 0 0 0 0 553 Affordable 
Project Units 

Mid-City: 
City Heights 

0 0 0 0 0 0 0 0 2,862 0 0 0 2,862 Infill/Vacant 
≥ 30 DU/AC 

8 9 0 47 90 0 40 0 1,502 0 0 0 1,696 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Mid-City: 
Eastern Area 

0 0 0 0 0 0 0 0 1,502 0 0 0 1,502 Infill/Vacant 
≥ 30 DU/AC 

15 93 0 0 0 0 0 0 1,204 0 0 0 1,312 Net Units 

0 90 0 0 0 0 0 0 0 0 0 0 90 Affordable 
Project Units 

Mid-City: 
Kensington-
Talmadge 

0 0 0 0 0 0 0 0 1,201 0 0 0 1,201 Infill/Vacant 
≥ 30 DU/AC 

10 8 3 190 0 0 0 0 989 0 0 0 1,200 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Mid-City: 
Normal 
Heights 

0 0 0 0 0 0 0 0 987 0 0 0 987 Infill/Vacant 
≥ 30 DU/AC 

0 3 169 0 243 0 0 0 0 0 0 0 415 Net Units 

0 0 0 0 13 0 0 0 0 0 0 0 13 Affordable 
Project Units 

Midway-
Pacific 

Highway 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 

≥ 30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 

See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

0 27 35 2,066 1,726 0 0 0 0 0 0 0 3,854 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Mira Mesa 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

32 0 0 0 0 0 0 0 0 0 0 0 32 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Miramar 
Ranch North 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

43 55 0 0 0 0 0 0 318 0 0 0 416 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Mission 
Beach 

0 0 0 0 0 0 0 0 270 0 0 0 270 Infill/Vacant 
≥ 30 DU/AC 

2,263 392 0 268 0 998 429 0 0 0 0 0 4,350 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Mission 
Valley 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

37 2 0 0 105 999 0 0 0 0 0 0 1,143 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Navajo 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

23 0 0 25 0 0 0 0 0 0 0 0 48 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

NCFUA 
Subarea II 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

27 8 0 0 0 0 0 0 0 0 0 0 35 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Ocean Beach 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 

See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

1 0 0 0 0 0 0 0 0 0 0 0 1 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Old San 
Diego 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

1,472 493 0 3,477 1,592 200 115 2,106 0 0 0 0 9,455 Net Units 

0 0 0 0 165 0 0 0 0 0 0 0 165 Affordable 
Project Units Otay Mesa 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

150 91 45 179 0 0 17 0 0 0 0 0 482 Net Units 

104 49 0 0 0 0 0 0 0 0 0 0 153 Affordable 
Project Units 

Otay Mesa-
Nestor 

0 0 0 0 0 0 17 0 0 0 0 0 17 Infill/Vacant 
≥ 30 DU/AC 

152 84 0 18 0 0 0 0 14 0 0 0 268 Net Units 

0 2 0 0 0 0 0 0 0 0 0 0 2 Affordable 
Project Units Pacific Beach 

0 0 0 0 0 0 0 0 14 0 0 0 14 Infill/Vacant 
≥ 30 DU/AC 

408 1,197 1,305 855 0 0 0 563 0 0 0 0 4,328 Net Units 

123 60 107 0 0 0 0 0 0 0 0 0 290 Affordable 
Project Units 

Pacific 
Highlands 

Ranch 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 

≥ 30 DU/AC 
258 102 26 0 0 89 0 0 603 173 0 0 1,251 Net Units 

0 0 3 0 0 0 0 0 0 0 0 0 3 Affordable 
Project Units Peninsula 

0 0 0 0 0 0 0 0 595 0 0 0 595 Infill/Vacant 
≥ 30 DU/AC 

40 10 0 0 0 0 0 0 0 0 0 0 50 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Rancho 
Bernardo 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 

See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

52 150 657 0 0 0 0 0 0 0 0 0 859 Net Units 

0 0 106 0 0 0 0 0 0 0 0 0 106 Affordable 
Project Units 

Rancho 
Encantada 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

1 10 0 403 0 -152 0 0 0 0 0 0 262 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Rancho 
Penasquitos 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

288 60 0 0 42 0 0 0 0 0 0 0 390 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Sabre Springs 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

30 69 0 130 0 374 7 0 0 0 0 0 610 Net Units 

8 59 0 8 0 0 0 0 0 0 0 0 75 Affordable 
Project Units San Ysidro 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

115 0 0 170 814 44 0 0 0 0 0 0 1,143 Net Units 

0 0 0 17 82 0 0 0 0 0 0 0 99 Affordable 
Project Units 

Scripps 
Miramar 
Ranch 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

1 8 164 0 287 0 2 0 53 0 86 0 601 Net Units 

0 0 0 0 29 0 0 0 0 0 0 0 29 Affordable 
Project Units Serra Mesa 

0 0 0 0 0 0 0 0 53 0 0 0 53 Infill/Vacant 
≥ 30 DU/AC 

10 20 66 0 0 0 0 0 71 0 0 0 167 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units 

Skyline-
Paradise Hills 

0 0 0 0 0 0 0 0 71 0 0 0 71 Infill/Vacant 
≥ 30 DU/AC 
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TABLE 23 

ADEQUATE HOUSING SITES INVENTORY SUMMARY TABLE BY COMMUNITY PLAN AREA (continued) 
See Notes: 1 2 3 4 5 6 7 8 9 10 11 12   See Notes: 

Community 
Plan Areas 

Units 
Completed 

Units under 
Construction 

Units 
Permitted 

Review in 
Process 

Review in 
Process 

with Plan 
Amendment

Preliminary 
Review 

Vacant 
Zone 

Residential

Vacant Zone 
Residential 
with a Unit 
Allocation 

Potential 
Future Infill 

Zoned 
Residential 

Military 
Housing 

Completed

Military 
Housing 

under 
Construction

Military 
Housing 
Planned Total 

Adequate 
Housing 

Sites 
Inventory 

126 84 108 53 319 215 47 0 0 0 0 0 952 Net Units 

18 0 11 50 0 227 0 0 0 0 0 0 306 Affordable 
Project Units 

Southeastern 
San Diego 

Southeastern 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 

≥ 30 DU/AC 
1 5 0 0 0 0 0 0 0 0 0 0 6 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Tierrasanta 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

921 134 193 296 0 0 0 0 0 0 0 0 1,544 Net Units 

26 123 0 0 0 0 0 0 0 0 0 0 149 Affordable 
Project Units Torrey 

Highlands 
0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 

≥ 30 DU/AC 
2 0 0 0 0 0 0 0 0 0 0 0 2 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Torrey Hills 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

11 10 0 0 0 0 2 0 0 0 0 0 23 Net Units 

0 0 0 0 0 0 0 0 0 0 0 0 0 Affordable 
Project Units Torrey Pines 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

590 1,501 115 0 1,158 0 0 0 0 0 0 0 3,364 Net Units 

0 140 0 0 0 0 0 0 0 0 0 0 140 Affordable 
Project Units University 

0 0 0 0 0 0 0 0 0 0 0 0 0 Infill/Vacant 
≥ 30 DU/AC 

560 345 245 353 27 288 60 0 5,509 0 0 0 7,387 Net Units 

7 0 19 76 3 0 0 0 0 0 0 0 105 Affordable 
Project Units Uptown 

0 0 0 0 0 0 60 0 5,508 0 0 0 5,568 Infill/Vacant 
≥ 30 DU/AC 

15,118 12,691 8,521 18,829 8,607 4,269 1,274 2,669 48,396 173 86 1,600 122,233  

1,532 1,000 612 1,380 575 653 0 0 0 0 0 0 5,752  Total 
0 0 846 579 0 133 467 0 48,195 0 0 0 50,220  
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Notes: 
1.  Completed: Housing units completed based on building and completion permit data from July 2003 to March 2005. 
2.  Under Construction: Housing units under construction based on building permit data from July 2003 to March 2005. 
3.  Permitted: Housing units that have received discretionary permits, but are not under construction. 
4.  Review in Process: Housing units that have a discretionary permit application in review. 
5.  Review in Process with Plan Amendment: Housing units that have a discretionary permit application in review with a plan 

amendment initiated to allow the units. 
6.  Preliminary Review: Housing units that have been presented by an applicant for discussion purposes for determining the 

feasibility of the development project prior to be submitted for review. 
7.  Vacant - Zoned Residential: Vacant land that is zoned for residential uses - calculated at 85 percent of the maximum density 

permitted by existing zoning. 
8.  Vacant - Zoned Residential with a Unit Allocation: Vacant land that is zoned for residential uses with the maximum number 

of units allowed by the adopted land use plan. 
9.  Infill - Zoned Residential: Developed land zoned for residential uses, which could contain additional units-calculated at 85 

percent of the maximum density permitted by existing zoning. 
10. Military Housing - Completed: Housing units for military families located off-base that are completed based on building and 

completion permit data from July 2003 to March 2005. 
11. Military Housing - Under Construction: Housing units for military families located off-base that are under construction 

based on building permit data from July 2003 to March 2005. 
12. Military Housing - Planned: Housing units for military families that are in the planning process, but have not received 

federal government approval. 
13. Total Net Units: The total number of net housing unit gained. (The existing number of housing units subtracted from the 

under construction, permit, planned.) 
14. Affordable Project Units: The total number of affordable housing units that are apart of a development project that are: 

completed, under construction, permitted, or in the development review process. 
15. Infill/Vacant ≥ 30 DU/AC: Vacant land or developed land with infill capacity, zoned for 30 housing units per acre or greater 

-calculated at 85% of the maximum density permitted by existing zoning.
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ADEQUATE SITES INVENTORY—CAPACITY ASSUMPTIONS 

The Adequate Housing Sites Inventory demonstrates that the housing potential on land 
suitable for residential development is adequate to accommodate the City’s housing 
allocation of 45,741 total units over a seven-year period between January 2003 and July 
2010. Over this period, the City identified enough sites to accommodate approximately 
120,000 potential housing units of which 56,000 could be low- or very low-income units 
(i.e., either permitted for affordable housing units or allow density of 30 dwelling units per 
acre or more). Table 23 shows a summary of the inventory by community planning area. 
 
Density Assumptions 
 
In determining the residential development potential of vacant and potential future infill sites, 
it has been assumed that development will occur at 85 percent of the maximum allowable 
density. This assumption is based on recent experience. The high price of land in San Diego 
is resulting in increasingly efficient development at higher densities than was typical in the 
past in areas where zoning allows denser development. Community plans contain density 
ranges with maximums and minimum units per acre. Community plan maximum allowed 
densities generally correspond to the maximums allowed by zoning. In recent years, the City 
has been enforcing the minimum community plan density, as well as the maximum for 
discretionary projects, and has been encouraging development to achieve densities as close as 
possible to the allowed maximums. Given the strong demand for residential development in 
San Diego, many recent development projects are being submitted with residential densities 
near the maximum density allowed. In some instances developers have even exceeded the 
maximums using the state density bonus program. 

Existing Units  

Many sites with residential development potential already contain some units on site. The 
inventory calculates net units as the increased number of units that are possible on these sites. 
Existing units are not included in this total. The detailed inventory also includes gross unit 
totals, which include the existing units on these underdeveloped sites as well as the potential 
new units. The inventory does not contain any previously existing units that were recently 
replaced on a one-to-one basis, such as the homes rebuilt in areas burned by the Cedar Fire in 
2003. 

Data Sources 
 
The inventory was developed using Geographic Information System (GIS) and was based on 
building permit data, SanGIS parcel data, San Diego Association of Governments 
(SANDAG) land use data, Centre City Development Corporation data, San Diego Housing 
Commission Data, and City of San Diego Redevelopment Agency data, as well as Planning 
Department information.   
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Completed, Under Construction, or Permitted 
 
The timeframe used to calculate the regional housing share for San Diego County was from 
January 2003 to January 2010. This includes units completed, under construction in and in 
the permitting process, as well as potential future residential units on vacant or 
underdeveloped infill sites. The City compiled building permits and building completion 
permit data from July 2003 to March 2005, using a methodology that precluded double 
counting. Given the strong regional demand for housing, it is reasonable to assume that the 
sites with discretionary development permits should be completed prior to 2010. 
 
Housing units completed or under construction in San Diego indicate significant progress 
toward meeting a large share of the City’s total housing goal. Between July 2003 to March 
2005, a total of 15,118 new housing units had been constructed, and as of March 2005, an 
additional 12,691 were under construction, yielding a total of 27,809 new housing units 
produced citywide. In addition, 8,521 housing units had received discretionary development 
approval, but had not yet started construction. In total, the inventory consists of 36,630 new 
housing units either completed, under construction, or have received discretionary 
development permits; 3,144 of these units are restricted affordable units. 
 
Review in Process 
 
The inventory includes housing units that were in the process of being reviewed for 
discretionary development approvals. As of mid-2005, there were 18,829 units being 
reviewed that did not require a community plan amendment and 8,607 units that did require 
an amendment. In addition, there were 4,269 units that had been submitted to the City for 
preliminary review. In total, the inventory contains 31,705 housing units that are in some 
stage of discretionary review. 
 
Units completed since 2003, under construction, permitted and in the review process total 
65,335 housing units. This number exceeds the total number of units needed to meet the 
City’s Regional Housing Needs Allocation Goal of 45,741 total units without consideration 
of other potential units on vacant or infill sites; 5,752 of these units are restricted affordable 
units. A great majority of these are restricted low- and very-low income units. A list of 
affordable housing projects by affordability level is provided on Table 24.
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Vacant Land 
 
The City has identified potential housing sites on vacant developable land that is designated 
for and capable of providing new housing units. A vast majority of these sites are within 
newly developing community planning areas. The remaining are vacant lots zoned for 
residential uses within existing urban areas. Most are zoned and designated for single-family 
units. As of mid-2005, there were vacant sites zoned for residential uses that could provide 
1,274 future housing units. 
 
In addition to vacant sites zoned for residential, there were sites that have been allocated a 
number of units as part of an adopted community, precise, or specific plan. This is done as 
part of a planned development project with established unit totals for each development area 
in a plan. There were 2,669 units that were specifically allocated by a plan. In total, the 
inventory contains 3,943 potential new housing units that are on vacant developable sites. 
 
Infill Opportunity 
 
The City has identified “potential future infill housing opportunity sites” capable of 
accommodating approximately 48,396 additional units. Community planners assigned to 
each of the City’s 43 community planning areas participated in the process of identifying the 
sites that have potential for infill housing development in the next several years. All of the 
identified sites are zoned for multifamily or mixed-use development along major transit 
corridors, in the downtown, and in higher density mixed-use areas, and thus could 
accommodate a range of income types. Most of the infill sites are zoned for residential 
densities at or above 30 units per acre and therefore have potential to accommodate 
affordable housing. Many of these sites are located within a redevelopment project area and 
other areas that have been experiencing recent development activity. They are located 
predominantly in areas where the General Plan and other City policies encourage additional 
development such as in “village” areas adjacent to light rail stations or other transit hubs. 
Although many of the infill opportunity sites are smaller parcels, it is likely, based on recent 
development trends, that most future residential development projects will involve 
consolidation of two or more parcels. 
 
During the past five years there has been a very noticeable increase in development interest 
and applications for multifamily development at higher densities than had existed previously 
in older areas of the City within five miles of downtown. Several large residential developers 
who had previously focused on suburban development have refocused their future plans on 
infill development. The one downside of this trend is that the increased land costs have made 
it very difficult for affordable housing developers to compete for land with market-rate 
developers. In the areas with the highest land costs, such as downtown, a majority of 
residential development occurring on land zoned and designated for over 30 dwelling units 
per acre are high-end market-rate units. However, through use of a variety of subsidies, some 
affordable units are being built in even the highest priced areas. 
 



City of San Diego General Plan  
Housing Element FY 2005-2010 
 
 
 

-  238  - 

Coastal Height Limit Overlay Zone 
 
Sites identified in the inventory as completed or under construction, zoned for multifamily 
residential greater than 30 housing units per acre, and located within the City’s 30-foot 
coastal height limit overlay zone were analyzed to determine their median residential density. 
The following communities were included in the analysis: La Jolla, Pacific Beach, Mission 
Beach, Ocean Beach, and Peninsula.  
 
Based on a sample of sites, the analysis determined that the current median multifamily 
residential density in the coastal height limit overlay zone, in residential zones equal or 
greater than 30 units per acre, is approximately 30 housing units per acre. Based on this 
finding, the sites inventory assumes that development will occur at 30 units per acre on sites 
identified as infill or vacant located in zones that allow greater than 30 units per acres within 
the coastal height limit overlay zone. 
 
Suitability of Non-Vacant Sites 
 
Recent development activities and trends indicate that development of residential uses on 
non-vacant, underutilized sites within urban areas is feasible. This is already occurring in a 
number of areas within the City. While the development of underutilized sites poses 
additional development challenges when compared to developing vacant land, it is 
increasingly becoming the only feasible option for development because little vacant land 
designated for development remains in the City. 
 
San Diego Association of Governments (SANDAG) regional land use data indicates that 
only four percent of San Diego’s land remains vacant and developable. This Housing 
Element has identified all the vacant residential sites throughout the City that could develop 
within the next five years. Sand and gravel extractive activities were not identified in the site 
inventory due to timing because these areas are currently not available for residential 
development. Development on these sites could start once the extractive activities are 
completed after 2010. Given the limited amount of vacant developable land remaining in the 
City, future housing will occur primarily on non-vacant sites. 
 
A sample of multifamily and mixed-use residential sites that are identified as completed, 
under construction, permitted, or under review (referred to as pipeline) in the inventory were 
analyzed to demonstrate the suitability of non-vacant sites. Sites identified as completed and 
in the development pipeline were included in this analysis because they are locations where a 
financial commitment by property owners to develop housing has been made. Therefore, this 
sample should be considered representative of current residential market trends. The sites 
selected were mostly in older urbanized areas because a majority of multifamily and mixed-
use housing located in urban communities is being constructed on land containing existing 
underutilized uses. The communities included in this analysis are shown on Table 25. 
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TABLE 25 

SUITABILITY OF NON-VACANT SITES FOR RESIDENTIAL REDEVELOPMENT 

  Total 
Units 

Completed 
Units Under 
Construction 

Received Permit, 
But Not Under 
Construction 

Review in 
Process 

Review In 
Process - 

Needs Plan 
Amendment 

Preliminary 
Review/ 

Discussion 

Barrio Logan 490 0 119 0 150 0 221 

Centre City 17,262 4,648 5,194 4,060 3,360 0 0 

Clairemont Mesa 251 15 36 0 33 77 90 

College Area 1,040 7 14 70 82 0 867 

Encanto Neighborhoods 1,741 379 104 60 8 1,168 22 

Greater Golden Hill 63 20 30 0 13 0 0 

Greater North Park 1,180 97 436 180 295 0 172 

La Jolla 418 261 157 0 0 0 0 

Linda Vista 457 56 211 167 23 0 0 

Mid City: City Heights 1,114 246 73 0 239 556 0 

Mid City: Eastern Area 155 8 9 0 48 90 0 

Mid City: Kensington-Talmadge 109 15 94 0 0 0 0 

Mid City: Normal Heights 342 10 8 4 320 0 0 

Midway-Pacific Highway 417 0 3 170 0 244 0 

Mission Beach 100 44 56 0 0 0 0 

Navajo 1,240 37 5 0 0 198 1,000 

Ocean Beach 35 27 8 0 0 0 0 

Old San Diego 1 1 0 0 0 0 0 

Otay Mesa 7,236 1,472 493 0 3,477 1,594 200 

Otay Mesa-Nestor 510 191 91 46 182 0 0 

Pacific Beach 247 130 99 0 18 0 0 

Peninsula 477 254 104 29 0 0 90 

San Ysidro 608 32 69 0 133 0 374 

Serra Mesa 461 1 8 164 0 288 0 

Skyline-Paradise Hills 96 10 20 66 0 0 0 

Southeastern San Diego 952 124 84 110 58 321 255 

Uptown 1,971 577 345 253 395 28 373 

Totals 38,973 8,662 7,870 5,379 8,834 4,564 3,664 

  100% 22% 20% 14% 23% 12% 9% 
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As shown on Table 25, the analysis determined that within the sampled areas of the City, a 
total of 38,973 housing units have been completed or are in the pipeline on non-vacant sites 
These units constitute nearly 60 percent of the 65,412 total sites identified as completed and 
in the development pipeline citywide. The remaining 40 percent represents completed or 
pipeline housing units on vacant land, primarily in newly developing communities within the 
City.  
 
The sites identified on Table 25 were analyzed to determine how many units were located 
within and outside of the City’s 17 redevelopment project areas. The purpose of this analysis 
was to demonstrate that it is economically feasible for developers to develop infill housing 
units without redevelopment assistance outside of adopted redevelopment project areas.  
 
Of the total 38,951 completed and pipeline housing units, 64 percent (24,761) are within an 
adopted redevelopment project area of which 17,262 housing units are in Centre City. The 
Centre City community, which is encompassed by two redevelopment project areas, provides 
the greatest opportunities for housing in the City. Over 26 percent of all completed and 
pipeline housing units identified in the site inventory are located in Centre City. A majority 
of housing units built and in the pipeline in Centre City have not received or requested for 
redevelopment agency assistance due to a strong market demand for high-density urban 
housing.  
 
Outside of the 21,689 housing units included in this analysis that are located outside of 
Centre City, only 35 percent (7,499) are on sites located in a redevelopment project area. 
Outside of Centre City and other adopted redevelopment project areas, 65 percent of 
completed and pipeline housing units are located on non-vacant underutilized sites.  
 
The conclusion of this analysis is that within established neighborhoods of San Diego, where 
underutilized land designated for residential use exists, it is feasible for property 
owners/developers to build housing units on non-vacant sites to meet the demand for housing 
given the diminishing supply of vacant developable land throughout the City. 
 
Suitability of Smaller Sites 
 
The adequate sites inventory identifies 48,578 total potential housing units on sites 
categorized as infill residential. All of the infill sites are in urban areas, zoned for 30 housing 
units per acre or greater, and identified as individual parcels. Generally, within older 
established areas, single parcels tend to be small parcels (less than a half-acre in size). 
Approximately 97 percent of the infill sites are less than a half-acre in area. The median size 
of the infill site is 0.16 acres (7,160 square feet). However, many of these smaller parcels are 
adjacent to each other and have the potential to be assembled as part of a larger development 
site. Many of the infill sites are located in large contiguous areas along major transportation 
corridors. The assembling of parcels to form larger development sites is consistent with 
recent development trends as indicated by the pipeline sites identified in the inventory. 
 



City of San Diego General Plan  
Housing Element FY 2005-2010 

 
 
 

-  241  - 

Multifamily and mixed-use residential sites identified as being in the development pipeline 
were analyzed to determine the median project size. Completed and pipeline sites are 
indicative of recent development trends. Sites analyzed were primarily in older urbanized 
communities because a majority of multifamily and mixed-use housing located in these areas 
is being constructed on sites smaller than is the housing that is being constructed on vacant 
land in newer developing communities. This analysis determined that the median parcel size 
in older urbanized areas for sites completed or in the pipeline is approximately 0.84 acres 
(20,909 square feet). Although the median project site area is 0.84 acres, many of these sites 
contain multiple smaller parcels that were assembled to form a larger development site. The 
median area of these smaller assembled individual parcels is only 0.14 acres (5,227 square 
feet).  
 
Sites containing completed housing units and those in the development pipeline in older 
urbanized areas were analyzed to determine how many units were located within and outside 
of adopted redevelopment project areas. This analysis indicates that it is economically 
feasible for property owners/developers to assemble smaller parcels to form viable 
development sites outside of existing redevelopment project areas. Within redevelopment 
areas property assembly is aided because the City’s Redevelopment Agency has the ability to 
provide financial assistance to assist in the assembly of blighted parcels to form larger 
development areas. 
 
Approximately 41 percent of potential future infill residential sites are located outside of an 
adopted redevelopment area and 65 percent of all completed and pipeline units in older 
urbanized areas are outside of an adopted redevelopment areas. Given the median parcel size 
of only .14 acres, it appears that the assembly of smaller parcels to form larger development 
sites through the use of private real estate transactions is not only feasible, but is occurring 
frequently both inside and outside of established redevelopment areas. 
 
Developers typically assemble development sites by purchasing adjacent parcels both within 
and outside redevelopment project areas. This Housing Element does not attempt to 
aggregate single parcels infill sites together, since moderate to higher-density projects can 
range in area from sites less than a half-acre to greater than one acre. Nevertheless, the site 
inventory findings demonstrate that individual infill sites are often combined with contiguous 
sites to form larger sites where development is more financially feasible. 
 
Military Family Housing 
 
The City has identified housing units for military families in the inventory. Given the strong 
military presences in both the City and the region, there is a need to provide housing for the 
families of military personal stationed in San Diego. Families that are unable to obtain on- or 
off-base housing have difficulty finding affordable housing in the region’s strong rental 
market. Due to high rental costs and the shortage of affordable housing for military families 
in San Diego, the U.S. Department of Defense has partnered with developers to build 
additional housing units and rehabilitate existing units for military families. 
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The inventory contains sites that have been completed, under construction or planned for 
military family housing within the City. Between July 2003 to March 2005, a total of 173 
new military housing units had been constructed, and as of March 2005, an additional 86 
were under construction, yielding a total of 259 new military family housing units citywide. 
In addition, 1,600 military family housing units were in the planning process, but had not yet 
started construction. In total, the inventory consists of 1,859 new military family housing 
units either completed, under construction, or in the planning process. These units will be 
offered to military families at rents below market rate, and thus reduce the need for military 
families to compete for housing in the San Diego rental market. 
 
Water and Sewer Capacity 
 
It has been assumed that water and sewer capacity is currently in place or will be constructed 
as needed to sufficiently serve the additional housing units anticipated to be built from 2005-
2010. Water and sewer facilities are existing or planned to accommodate the ultimate 
buildout of residential and non-residential development designated in the City’s many 
community plans. Planned facilities will be able to accommodate projected growth to 2025 
without fundamental changes to the systems. Completion of utilities has not been a major 
factor delaying residential development in recent years since a major pump station upgrade 
was completed. With development in San Diego gradually shifting to be primarily infill, the 
need to construct additional water and sewer facilities is less of an issue than when 
development was primarily going in previously undeveloped areas. 
 
HOUSING ELEMENT ENVIRONMENTAL CONSTRAINTS 
 
San Diego’s ability to grow outward is increasingly constrained by a lack of vacant and 
developable land. As a result, the City of Villages strategy, which encourages compact infill 
development, plays an important role in achieving both housing goals and environmental 
conservation. Implementation of this strategy will help reduce pressure for development in 
environmentally sensitive areas by preserving open spaces, watershed and habitat areas.    
 
Consistent with the City of Villages strategy, a majority of the potential housing sites 
identified in the Housing Element are infill sites located in existing urban areas of the City. 
The sites identified as having been completed, under construction, or having received 
development permits have already addressed environmental issues as required by the City’s 
development regulations. Most of the vacant sites and potentially redevelopable sites where 
residential development is permitted that have not yet received permits are located in areas 
with minimal environmental constraints. Some of the identified sites have topographic 
features that could impact where on the site development could occur. Generally residential 
development is not designated on sites with severe topographic or other environmental 
constraints. A general description of environmental constraints in and of environmental 
regulations is provided below.  
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Environmental Regulations 
 
The City uses base zones, overlay zones, grading regulations and supplemental development 
regulations to assure that development occurs in a manner that protects environmental 
quality. The City’s environmentally sensitive lands regulations are designed to protect, 
preserve and restore lands containing steep hillsides, sensitive biological resources, coastal 
beaches, sensitive costal bluffs and special flood hazard areas. The Land Development 
Manual Guidelines are designed to ensure that development occurs in a manner that: protects 
sensitive resources, is in keeping with topography, encourages a sensitive form of 
development, retains biodiversity and interconnected habitats, maximizes physical and visual 
public access to and along the shoreline and reduces hazards due to flooding in specific areas 
while minimizing the need for construction of flood control facilities. 
 
Environmental Constraints to Development 
 
Environmental constraints to residential development within the City typically relate to the 
presence of one or more of the following factors, which affect the development of housing: 
multiple habitat planning areas (MHPA), steep slopes, 100-year flood plains, wetlands and 
geological hazards. The types of environmental constraints vary in different portions of the 
City. These environmental constraints factors are described in detail in the Conservation and 
Public Facilities, Services and Safety Element. 
 
Multi-Habitat Planning Area 
 
San Diego contains diverse habitats. The development regulations and guidelines for 
Environmentally Sensitive Lands implements the City’s Multiple Species Conservation 
Program (MSCP) by placing priority on the preservation of biological resources within the 
Multi-Habitat Planning Area (MHPA), as identified in the City of San Diego Subarea Plan. 
The MSCP is a regional conservation plan in which the City of San Diego is a participating 
member. The MHPA is the planned habitat preserve, and the City of San Diego MSCP 
Subarea Plan is the policy document through which the MSCP is implemented in the City.  
 
The purpose of the MSCP is to preserve a network of habitat and open space. The plan is 
designed to preserve native vegetation and meet the habitat needs of multiple species, rather 
than focusing preservation efforts on one species at a time. By identifying priority areas for 
conservation and other areas for future development, the MSCP has streamlined existing 
permit procedures for development projects which impact habitat.  
 
100-Year Flood Plains 
 
San Diego’s semi-arid climate makes it susceptible to flooding because of local soil and 
vegetation characteristics. While the City’s numerous canyons and valleys comprise an 
efficient natural drainage system that results in a low ratio of floodplain area to total land 
area, there are areas that experience flooding during heavy rains, such as the San Diego River 
Valley. Flood control has been addressed in the City both through engineered flood control 
channels and flood plain zoning to significantly restrict building.
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Wetlands 
 
San Diego supports a unique assemblage of wetlands, including tidal and freshwater marshes, 
riparian wetlands and vernal pools. Most of San Diego’s coastal wetlands are open to the 
ocean’s tides and contain a mix of ocean and fresh water. Waterways and their riparian areas 
are critical habitats for a variety of wildlife. Straightening, cementing over and otherwise 
altering stream channels and wetlands for development removes the opportunities for 
biodiversity and also impacts important ecological processes that remove pollutants and 
improve water quality. 
 
Steep Hillsides 
 
Canyons, valleys, and hills characterize San Diego’s natural topography. Generally, the steep 
hillsides are defined as those with a natural gradient of at least 25 percent (25 feet of vertical 
distance for every 100 feet of horizontal distance) and a vertical elevation of at least 50 feet. 
The grading and alterations of steep hillsides for development is limited to minimize erosion 
and landform impacts.  
 
Seismic and Geological Hazards 
 
San Diego is located approximately 100 miles west of the San Andreas Fault, the 
predominate earthquake hazard in the state, and is close to several large active faults capable 
of producing intense ground shaking. Being situated in such proximity to large faults creates 
a significant seismic risk in the City of San Diego.  
 
The City uses the San Diego Seismic Safety Study, a set of geologic hazard maps and 
associated tables, as a guideline to correlate acceptable risk of various land uses with seismic 
(and geologic) conditions identified for the site. Large and complex structures, and places 
attracting large numbers of people, are most restricted as to geographic location based on site 
conditions. These facilities include dams, bridges, emergency facilities, hospitals, schools, 
churches and multi-story, high-density residential structures. Low- and medium-density 
residential development is considered land use of a lesser sensitivity and is therefore 
“suitable” or “provisionally suitable” (requiring mitigation) under most geologic conditions. 
Uses with only minor or accessory structures can be located on sites with relatively greater 
risk due to lower user-intensity associated with activities such as parks and open space, 
agriculture and most industrial land uses. Geotechnical investigations are required to be 
performed prior to site development.  
 
COASTAL ZONE ANALYSIS 
 
The City estimates that there have been 20,735 housing units permitted and/or built in the 
Coastal Zone from 1980-2005. This estimate is based on Census Bureau block data for the 
years 1980-2000 and City building permit and building completion data for 2000-2005. 
Between 2000 and 2005, 2,588 housing units were completed and 706 units were approved 
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but not yet completed in the Coastal Zone. The Coastal Zone includes portions of several 
community planning areas. Most of the housing completed in the Coastal Zone consists of 
high-cost market-rate units because this is the most desirable part of the City to live in.  
 
In many cases, the new construction is replacement for smaller, previously existing 
dwellings. During the 1980s and 1990s, a number of new subdivisions and apartments were 
built in the northern portion of the Coastal Zone. This has diminished since 2000 as the City 
approaches initial buildout and vacant buildable land is no longer available. 
 
In accordance with California Code 65590 (San Diego Municipal Code Chapter 14, Article 3, 
Division 8), the Housing Commission sends out surveys when a condominium conversion or 
demolition of residential units is proposed within the City’s Coastal Zone. The purpose of the 
surveys is to determine how many units occupied by low- and moderate-income households 
exist within the projects proposing demolition and replacement or conversion to 
condominiums. The past few years have seen a dramatic increase in the number of 
conversions proposed with some 25 projects proposing conversion in the past year. Between 
January 1, 1982 and June 30, 2005, 138 projects have been surveyed containing roughly 
1,500 units. The surveys are voluntary and significantly understate the number of low- and 
moderate-income residents actually displaced. In some projects only five percent of residents 
responded to the surveys. During the past few years, low- and moderate-income coastal 
residents displaced by condominium development have received a relocation payment 
equivalent to three months rent at the project from which they were being displaced. 
 
The City has authorized the demolition or conversion of 177 units occupied by low- and 
moderate-income residents since January 1982; 162 low- and moderate-income units have 
been built or acquired and rehabilitated within the Coastal Zone to replace these units.  
Of these, 14 were provided by developers and 162 have been provided by the Housing 
Commission using funds collected through in-lieu fees.  
 
There are currently only .6 acres of vacant developable land remaining in the Coastal Zone. 
The acute shortage and extremely high price of land in this zone make it infeasible to provide 
new affordable units in this area without huge subsidies. In addition, transit service to the 
coast, needed by low-income residents, is limited. Therefore, the City has found it to be 
much more cost effective to provide affordable housing away from the immediate coast. 
There are currently approximately 670 acres of vacant developable land located within three 
miles of the Coastal Zone. Of this, 540 acres are in the Otay Mesa community on the 
Mexican border. Currently, the Otay Mesa Community Plan is being updated and 
consideration is being given to redesignating several areas to allow more housing 
development than is permitted by existing zoning and plan designations. 
 
The City of San Diego’s primary strategy to obtain more affordable units in and near the 
Coastal Zone is the mandatory inclusionary housing program discussed elsewhere in this 
document.
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PUBLIC PARTICIPATION PROCESS 
 
The public participation process for the 2005-2010 Housing Element began in 2002 when the 
San Diego City Council declared a “Housing State of Emergency” and formed an Affordable 
Housing Task Force. This diverse 20-person task force, which included stakeholders and 
representatives with a wide range of views and interests, spent several months developing a 
comprehensive set of strategies to address the City’s housing crisis. Their report was 
presented to the City management and City Council in June 2003. The report suggested 
regulations, incentives and financing strategies to address the affordable housing crisis. 
 
There was extensive public participation from 2002-2004 when the recommendations of the 
Task Force were considered by the Planning Commission and the City Council. Many of the 
recommendations of this Task Force form the basis for policies and programs in the Housing 
Element. Some Task Force recommendations were adopted by the City Council and others 
have not yet been acted upon but are included in the Housing Element.   
 
In 2004, a Housing Element Working Group was formed for the specific purpose of 
obtaining public input in the process of preparing the 2005-2010 Housing Element. This 
balanced group of stakeholders included affordable housing advocates, building and real 
estate industry representatives, non-profit builders and representatives for special needs 
groups including disabled people, homeless and farm workers. The group met periodically in 
2004 to review early drafts and provide input on the document. In addition, some members 
submitted extensive written comments. The comments were taken seriously and a number of 
changes and additions were made in response to them. 
 
Workshops and hearings were scheduled at the Community Planners Committee (composed 
of members of each of the community planning groups), Housing Commission, Planning 
Commission, Land Use and Housing Committee of the City Council, and the full City 
Council. The public and stakeholders had an opportunity to provide additional input on the 
Housing Element at each of these public meetings. 




