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Redevelopment in San Diego
FREQUENTLY ASKED QUESTIONS

What is Redevelopment?

Redevelopment is a tool created by state law to assist local governments in eliminating blighdésigmated
area, as well as to achieve the goals of development, reconstractibrehabilitation ofesidential,
commercial, industriakind retail districts. Blight consists of the physical and econoamditions within an
area that cause a reductionlack of proper utilization of that area.

Why do we have RedevelopmeftWhy is it important?

Redevelopment Law was enacted to address deterioration and decay throughout CBl#tenaating areas
become centers of poverty, overcrowding, criar@disease for those who darapped there, resulting in social
and economic drains on the entire community. Redevelopment &f tme most effective ways to breathe new
life into blighted areas plagued by a variety of soghsical, environmentahnd €onomic conditions that act
as barriers to new investment by privatgerprise.

What can Redevelopment do?

Redevelopment activities may include the rehabilitation/reconstruction of existing structuredetfign/re
planning of areas with inefficiesite layout, the demolition and clearance of exissingctures, the
construction/rehabilitation of affordable housiagd the construction of public facilitiéscluding, but not
limited to, public buildings, streets, sidewalks, sewers, storm draimst gystemsand street lights. All of this
contributes to general economic revitalization of an area, making itattoaetive for additional investors.

Examples of redevelopment tools:

Ability to assemble land for development

Ability to utilize taxincrement and issue bonds

Ability to invest in infrastructure to attragtivate enterprise
Ability to create affordable housing opportunities
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Why candét private enterprise do it alone?

The deteriorated and blighted areas designated for redevelopmémbse areas where privaieterprise has
already failed to operate efficiently to ensure prosperity in that area. If deterioratiorsispped and turned
around, the area will be unattractive for business investment. Public funds ate lesedagerivate
investment into these blighted areas. These funds may also be spent to styaretge utilities, landscaping,
etc. to encourage and attract private development.

What are the benefits to residentsbusinessesand property ownerswithin and surrounding a
RedevelopmentProject Area?

As offices, industries, serviceand shops leave deteriorated areas, the jobs and dollars that woulbtbave
spent there are lost. Through redevelopment, a project area receives focused attefitan@aldnvestent

to reverse deteriorating trends, create jobs, revitalize the business dghatslitate and add to the housing
stock, as well as gain active participation and investment by resalahtscal businessvhich would not
otherwise occur. These reafization efforts have positive effedtsat spill over the project area boundaries and
improve the entire communitiExamples of activities/benefits generated through redevelognaade

Commercial mixeeuse projects

Newfrehabilitated affordable andarketratehousing
New and revitalized schools

Increased investment in the area

Living wage job creation

Transportation facilities

Sales, hoteland utility tax revenue

Youth recreation and service centers

Community beautification

Renewed civic pride

City of San Dieqgo Redevelopment Agency

What is a RedevelopmentAgency?

The authority to establish a redevelopment agency is granted by California Community Redevdlapment
California Health and Safety Code, Section 33000 et seq. In the City of Say iedgityCouncil members
are also the governing board for the Ageranyd the Mayor is the Executive Director of the Ageridye
Agency and the City Council remain, however, two separate and distinct legal entities.

What are the RedepowdrscapdjuesdittionRgency o s
California Community Redevelopment Law (CRL) prescribes the powers of a redevelopment Agency.
agency may prepare and carry out plans for the improvement, rehabilitattbredevelopment dighted
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areas. Once the plan adoptiprocess has begun, an agency may exercise certain adgbareak, such as
acquiring property. Once the redevelopment plan for a certain project area haddyaten, an agency may
exercise full authority granted by CRL within the project area.ithportantto note that redevelopment
agencies do not have the authority to levy taxes within a project acégvaide.

Establishing a Redevelopment Project Area

What are the requirements for establishing a redevelopment project area?

Before a projecairea is established, a survey area is designated to determine whetherredeoelbpment
project is feasible. Preliminary studies, such as feasibility studies, are conducted toaesdanination of the
blighting conditions within the area.

¢ Physicalconditions that cause blight atmiildings in which it is unsafe or unhealthy for persons/tm
or work; factors that prevent or hinder the economically viable use or capacity of buildlats or
adjacent or nearby uses that are incompatible with etier and prevent the econordievelopment of
those parcels or other portions of the project area; and the existence of sulddtgidédregular form
and shape and inadequate size for proper usefulness and developmeninhatulngle ownership.

e Economic conditions that cause blight:atepreciated or stagnant property values or impaired
investment, abnormally high business vacancies, abnormally low lease rates, high turnover rates and
abandoned buildings; a lack of necessary commercial fasititiat are normally found in
neighborhoods; residential overcrowding or an excess of bars, liquor stores, or other businesses that
cater exclusively to adults and has led to public safety and welfare problems; and a high ctima¢ rate
constitutes a sayus threat to the safety and welfare of the public.

e The characteristics of blight have been defined by the state legislature; therefore, in elirblitgting
the redevelopment agency is carrying out state policy.

How can | participate in the redevelopnent process?

CRL requires certain formal procedures to ensure that there are opportunities for taxing ageicdies@tb
provide input and comments. One such opportunity is the formation of a Projec@é&mranittee (PAC).
Residents, business owngrsoperty ownersand existing community organizations within tieeevelopment
project area are called upon to form a PAC if either or all of the following situaiosts

¢ A substantial number of lonand/or moderatencome persons live within th@roject area, and the
adopted redevelopment plan contains authority for the redevelopment agency to acquire, by eminent
domain, property on which anyone resides; or

e The redevelopment plan as adopted contains one or more public projects that will @displastantial
number of low and/or moderatencome persons.

e A PAC typically serves for three years after the redevelopment plan is adopted. The PA@deah
advisory committee for a specific proposed redevelopment project area. Unlikadiisery
community groups, the PAC does not serve as a planning group or town counttierafore does not
review issues outside of its designated project area. The primary focus ofia t&@ctivities within
the redevelopment project area. PAC meetingsaogect to the Brown Aaequiring open meetings.

3|Page

ANy M
CITY OF SAN DIEGO
REDEVELOPMENT AGENCY



What is a redevelopment plan?

The redevelopment plan contains the basic authority for and limits upon the redevelopmerd égeribg
governing document f or testablisheglerponypldrminggoatsi vi t i es.
implementationpolicies and procedurgas well as serves as a financing plan. Adoptionreflavelopment
plan is normally a lengthy and complicated process involving public participatiqoreparation of specific
reports and documents. This process typically takes between 12 and 18 mioatthsration of the
redevelopment platypically lasts aroun@0 years.

Property Acquisition

CRL sets forth the statutory authority for the acquisition of property by aekgenent agency.

May | voluntarily sell my property to the redevelopment agency?

A property owner may selis or hemproperty to a redevelopment agency. Under California law, a praperty
offered for sale if the owner offers it directly to the agemryaf specified price before the agehegins
negotiations with the property owner, or if it is offered for sale no more than six monthsdrefasestill
available. An agency seeking to acquire property for redevelopment normally appralaed dredoffers the
owner its fair market value, which must be not less than the appraised valu@mibey.

What is eminent domain and why do redevelopment agencies have this power?

Eminent domain or condemnation is the right of a government to take progkerty for public use in
exchange for just compensation. Agencies may use this redevelopment tool to assemble manpaeeisate
of land into a site large enough for their needs in order to reduce or eliminate a blghiiitgpn. The agency
is requred by CRL to hold public hearings on the action, to pay the ownanéaket valueand to give the
occupant all relocation benefits and allowances entitled by law. Acquiroggerty this way is typically used
only as dast resortsince it isgenerally timeconsuming and costl{he time period for acquiring property
through eminent domain within the project area may not ext2gegars after the establishment of the project.

What assistance do | receive if | am relocated?

If a household or Biness is displaced due to property acquisition by a redevelopment agengyants are
entitled by law to certain moving assistance benefits. These benefits help assist fitiviglsials, businesses
and nonprofit organizations to relocate. Relocabenefits include:

Assistance in finding a new location
Payments to help cover moving costs
Differential payments for increased rent
Additional payments for certain other costs
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Financing Redevelopment

What is tax increment and how does it work?

Taxincrement is the primary source of revenue that redevelopment agencies have to uretitatepment
projects. It is based on the assumption that a revitalized project area will generapeaperty taxes than were
being produced before redevelopméiihen a redevelopment project area is adopted, the current assessed
values of the propeeswithin theproject area are designated as the base year value. Tax increment comes fro
the increased assessadue of property, not from an increasdhetax rae. Any increases in property value, as
assessed becauskchange of ownership or new

construction, will increase tax revenue generated

by the property. Thigicrease in tax revenue is

the tax increment that goes to the Agendsing

tax increment finanaig does not mean property

taxes will be raised. Until a property is improved

or sold, assessed values and tax rates remain

unchanged in redevelopment areas. Additionally,

they arerestricted by Proposition 13 limitations.

How are other jurisdictions affeded by tax

increment financing?

Taxing entities such as the county, school

districts, and special districts that serve the

project areaontinue to receive all tax revenues

they were receiving the year the redevelopment

project wasmplemented (the basea®. A redevelopment agency only has access to tax that surpasses the ba:
year amount. In addition, school districts and community college districts receive a portion of the
redevelopment tax increments. For redevelopment projects that were adoptedBef@@9, orJanuary 1,
1994, the Agency negotiated separate agreements with each taxing entity. For thoseapaypéstison or after
January 1, 1994, the total amount distributed to each entity is the same at 20qfehmegtoss tax increment,
whichis divided amongst each taxing entity.

What are tax allocation bonds?

The most common bond instrument used by redevelopment agencies to finance projects is called a tax
allocation bond. These bonds, which are a loan of money to an agency, are natfahdebdmmunityor the
general taxpayer. Rather, they are repaid solely from tax increment revenue generated vathjadbarea. In
other words, increased tax revenues generated through redevelopment activitiesedeel back into the
project aredo stimulate more development as well as to pay the costs involved.

Are there any financial advantages for a redevelopment agency to partner with a developer?
Redevelopment agencies may not have the necessary funding to undertake the costs of amedgwal@ot.

A developer can advance funds to an agency for any redevelopment purpose, imkidimgary studies and
agency administrative costs. In many cases, it is often more cost effectilve &mency to acquire the land and
deliverthepropet t o t he devel oper i gite preparation cdsts @ the devglopgrewho |
can usually do the work more cheaply.

Are there other sources of funds?
In addition to the aforementioned funds, an agency can receive loans, grants, finabel assistance from
the City/County or other agencies, as well as from the federal government.
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