
College Area 
Community 

Planning Board 
Recommendations

• Send the College Area Community Plan Update back 
to the Planning Department to come  up with a plan 
that:

• Equitably distributes density, and;
• Provides the appropriate and realistic infrastructure to support 

the density, and;
• Provides a density that is appropriate to meet the identified 

housing needs.

OR

• Recommend approval of the 7 Visions Plan as 
adopted by the College Area Community Planning 
Board.



The 7 Visions Plan

• The College Area Community Planning Board and the College Area Community 
Council began meeting in 2017 to reach a community consensus on the future of our 
community.

• The group acknowledged the need for increased density to address housing demands 
in San Diego.

• The CACPB and CACC adopted the 7 Visions Plan with a horizon buildout that 
allowed a 137% increase in density over the existing conditions.





Respect Physical Attributes of Surrounding Environment 

2nd Draft CACPU
• Proposes development close to 

canyons with sensitive and bio-
diverse habitats

• Proposes significant amount of 
new density within existing Very 
High Fire Hazard Severity Zones 
(VHFHSZ)

• Increases evacuation challenges 
during emergencies 

7 Visions Plan
• Minimizes development near 

sensitive lands to protect 
ecosystems and bio-diversity

• Places most new development 
on the southern edge of  VHFHSZ

• Minimizes new risks from 
canyonland fire events



More than half of the College Area is in the 
Very High Fire Hazard Severity Zone





Nearly Half of 
the College 

Area is a Low 
Resource 

Area



Public Services

• The College Area has one undersized 
library that is severely parking 
deficient.

• The College Area does not have a fire 
station.

• The College Area does not have a 
police station.

• The College Area is the only 
community south of Interstate 8 that is 
served by the Eastern Division of the 
Police Department.



Respect Need for Growth & Align with Accepted Projections

2nd Draft CACPU

Doesn’t align with SANDAG estimates for 
population growth

Doesn’t align with national, regional or 
local demographic population trends

Doesn’t offer a rationale for this level of 
density increase in this location or at this 
time.

7 Visions Plan

• Proposes density increases in 
alignment with other 
Community Plan Updates to 
provide adequate new 
development opportunities in 
alignment with SANDAG 
projections



College Area Is Severely 
Park Deficient

• There is only one 1.5-acre City park without a 
playground. There are no community centers, 
courts, or pools.

• This PLAN proposes a 277% increase in 
population. Only facilities for 917 park points 
are identified for a future population of 74,000.

• This does not even meet 50% of the park 
points needed for existing residents.



College Area Community 
Planning Board 
Recommendations

• Send the College Area Community Plan Update back to the 
Planning Department to come  up with a plan that:

• Equitably distributes density, and;
• Provides the appropriate and realistic infrastructure to 

support the density, and;
• Provides a density that is appropriate to meet the 

identified housing needs.

OR

• Recommend approval of the 7 Visions Plan as adopted by 
the College Area Community Planning Board.
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Excessive Upzoning in the CollegeExcessive Upzoning in the College
Area Community Plan Update IsArea Community Plan Update Is

DiscriminatoryDiscriminatory

By Danna Givot

The City is planning to increase the College Area’s zoning to

allow 34,150 (2050) versus 8200 housing units on the

ground in 2024 – a 316% increase. That’s crazy when

SANDAG estimates the entire city of San Diego will increase

housing by 107,778 units between 2023 and 2050.

Why should the College Area be upzoned to provide almost

one quarter of the City’s new housing between now and

2050? It shouldn’t!

In 2020, the College Area housed only 1.8% of the City’s

people and accounted for less than 1% of San Diego’s

acreage, so why would it be upzoned to accommodate 24%

of the new housing in San Diego. It makes no sense.

Let’s look at what other recent community plan updates

have upzoned their community planning areas for and

compare them to what is being asked of the College Area.
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Mira Mesa, University, Hillcrest/Uptown and Clairemont

have three or more times the existing housing and their

community plans are only increasing their housing density

by 98% on average, while the College Area is being

hammered with a 316% increase. What could justify this?

Could this be about providing greater resources and

opportunities to San Diego residents? Highly unlikely.

Of these communities with recent plan updates, the College

Area is the poorest and has the lowest resource and

opportunity ratings according to the California Tax Credit

Allocation Committee (CTCAC) Map. Note the comparative

2025 CTCAC maps below where light green and lower

numbers show low resource areas and darker blues and

higher numbers indicate higher opportunity areas. By

increasing density in the College Area, the City is violating

state and federal laws requiring the City to affirmatively

further fair housing (AFFH) by concentrating density in

higher opportunity neighborhoods, not lower resource

areas.

Could this be about transit opportunities in the College

Area? Not really. We do have two trolley stops and one bus

that go downtown, but downtown offers only 4.9% of the

San Diego region’s jobs. To get to the biggest employment

centers in Sorrento Valley 7.9% and Kearny Mesa 5.9%, it

takes from 3 to 4 hours round trip on mass transit, not even

counting time to access transit at both ends.
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Is the College Area itself a large employment center? It is

not. SANDAG indicates that only 1% of the region’s

employees travel to the College Area for work and SDSU

employs 0.62% of the region’s employees. It is highly likely

that many of these employees are part time lecturers and

students who work part time as part of work-study

programs.

Is there still a large demand for new off-campus housing for

SDSU students? No. Since 2021, 3,500 new beds have been

permitted off-campus with another 4,500 permitted on

campus. Many of these off-campus residences are

experiencing vacancies. In addition, SDSU west is building

additional on-campus housing. It is also likely that some

students will choose to live in Mission Valley, which has a

variety of housing options with much building in process.

Meanwhile, SANDAG Series 15 population estimates project

a 1,630 (8.8-17.3%) decrease in the 18-24 year-old College

Area population between 2022 and 2050.

(https://adlsdasadsprodpublicwest.z22.web.core.windows.n

et /datasurfer/sandag_forecast_15_cpa_college%20area.pdf)

Is the College Area being punished because it has not been

producing new housing? The College Area has been

responsible for large portions of the City’s new housing

permits. From 2021 to 2024, the College Area was home to

5.4% of San Diego’s building permits and 8.8% of San Diego’s

affordable building permits – even though we are only 0.9%

of the City’s acreage. The College Area is producing more

than its fair share of housing, especially affordable housing!

Beyond this, 71% of those building permits were in bonus

density programs that the City’s 316% unit upzoning doesn’t

include – ADUs, Complete Communities, and City and State

Affordable Density Bonus Programs. These programs would

create additional housing beyond the upzoning the City has

planned for our community of 29,000 people. We should
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also point out that the City doesn’t count the 8,500 SDSU

students who live on campus as part of our population, nor

will they count the additional 4,500 who will soon join them

as the Evolve dorms are built. These 13,000 students use

our infrastructure every day – water, sewer, streets,

sidewalks, etc. They attend off campus parties that tax our

police and fire departments and impact our neighborhoods.

If these students are included, the proposed plan would

increase the College Area population by over 200%.

As it stands, the College Area has a 91%+ park points deficit.

We have one 1.6 acre park, a portion of which is a drainage

swale. That’s the extent of our parks, other than a few joint

use agreements, unavailable most of the time. We have no

recreation center for a community of 29,000 people

(including the on-campus SDSU students). Our library, with

the 6 th largest number of patrons in the City and the fourth

lowest median income, has 28 dedicated parking spaces

when its size warrants 80.

We are an underserved, under-resourced community and

the City wants to increase our planned density by up to 316%

with no commitment for remedying our infrastructure

deficits. This violation of affirmatively furthering fair

housing (AFFH) is indefensible.

The College Area Community Planning Board spent seven

years producing its own Community Plan – the 7-Visions

Plan. It upzones our community by 137% – more than any of

the recent community plan updates. It provides for an

increase of 112% in the College Area population. We are very

willing to accept this planned growth, which is beyond any

recent community plan adopted by the City.

However, the Planning Department, after promising to do

so, didn’t even include the 7-Visions Plan in the EIR for the

College Area. We are not anti-growth. We support

reasonable, measured growth on our transit corridors and

nodes, as the 7-Visions Plan makes clear.

Please come to the Planning Commission Hearing on

October 9 at 9 a.m. to support the community’s 7 Visions

Plan and oppose the City’s excessive upzoning of the

College Area. For address and more information, click here.

MEETING LOCATION:

Edric Doringo Hearing Room – “The Edric” 

7650 Mission Valley Rd., San Diego, California

92108
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Thursday, Oct. 9 — and
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Note for those outside the College Area: If the City succeeds

in excessively upzoning the College Area, it will continue to

do so in future community plan updates, eventually getting

to your neighborhood.
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Response to College Area Community Plan Update #2

Focus on Housing and Population Growth

San Diego Planning Commission

October 9, 2025
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Two College Area Plans

2

Community’s 7-Visions Plan 2022

2nd Draft College Area Community Plan Update 10/1/25



2nd Draft CACPU is out of line with other CPUs

3

CACPU calls for 316% increase in dwelling units (du) 
• Recent CPUs average 98% du increase

o Clairemont is only 52%
“7-Visions” Plan accepts 137%



CACPU increases population 201% to 267%

4

• Difference depends on including on-campus SDSU students

7-Visions Plan increases population 91%

• More than the average of other recent CPUs



College Area was only 1.8% of SD’s 2020 Population 

5

2020 Census



College Area covers only 0.9% of San Diego’s 

land – 1,970 of 219,241 acres.

6

City of San Diego



College Area is building more than its share of housing

7

College Area permitted 5.4% of San Diego’s building permits 2021-2024
• 8.8% of San Diego’s Affordable building permits
• 26.8% of College Area permits were for affordable units



San Diego Housing Capacity – SANDAG Projections

San Diego is projected to add 107,778 housing units by 2050

• College Area is projected to add 2,219 housing units (2.1% of SD)

• College Area is projected to add 2,501 people (3.8% of SD)

8



Why is the College Area being upzoned for 81% of San 

Diego’s 2050 population growth and 24% of its housing 

growth when it is 1.8% of 2020 population and 0.9% of 

San Diego’s land? 

9SANDAG Series 15 SANDAG San Diego Housing and DU Projections, CACPU 2nd Draft Possible Net Future Change

                                                                     
81%

24%



College Area is INFRASTRUCTURE DEFICIENT

• A 91% park points deficit for current population of 29,400

• Only one 1.6 acre park 

• No recreation center 

• A library with only 28 dedicated parking spaces

• No new sports fields – only ”overlooks” and pocket/linear parks

• Pocket/linear parks dependent upon property owners

• No dedicated fire or police station

• INADEQUATE INFRASTRUCTURE TO SUPPORT EXISTING POPULATION!
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SDSU housing needs don’t justify 316% du increase

College Area experiencing on- and off-campus housing boom

• Adding almost 7,000 beds given 2025 approval of Evolve at SDSU

    

      Numbers are estimates and subject to revisions.

• Yet SANDAG Series 15  projects a 1,630 (8.8-17.3%) decrease in the

     18-24 year-old College Area population between 2022 and 2050.
        https://adlsdasadsprodpublicwest.z22.web.core.windows.net/datasurfer/sandag_forecast_15_cpa_college%20area.pdf
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College Area transit does not justify this upzoning

College Area Green trolley serves 1/3 # of University Blue trolley passengers, but  
College Area inexplicably being assigned 3 times University density increase

Most College Area transit doesn’t get you directly to job centers – 3-4 hours RT 
• Not convenient or efficient vs. car
• Many buses, but poor connections
• Most require multiple transfers

o Sorrento Valley – 90 minutes* at best, 3 buses, 2 transfers (15% of San Diego’s jobs)
o Kearny Mesa – 71 minutes* at best, 3 buses, 2 transfers (11.1% of San Diego’s jobs)
o Downtown – 45 minutes* at best (9.3% of San Diego’s jobs)
o University – 90 minutes* at best, 2 buses, one transfer 

*Times stated are transit only, not access to & from transit    
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College Area job opportunities don’t justify upzoning

13

Reported jobs data defy logic – 3 times more jobs per person than Mid-Cities



Major Concern – Low 4 Residential now zoned RM-2-5

Density is 29 du/acre                   Eligible  for Complete Communities
• Destroys integrity of any plan

• Will attract development off nodes & corridors – into neighborhoods 

o Cheaper land & not in Community Enhancement Overlay Zone

o Lower affordable housing requirements

Low 4 Res must be eliminated to ensure corridor & node development
• Option 1 – Remove from plan, restore to RS-1-7 (63rd Street, Cresita)
• Option 2 – Downzone to Low 3 Residential (Saranac & Mohawk)

• Option 3 – Raise Complete Communities threshold to 45 du/acre or eliminate CCHS as a 
density bonus option in CPAs with CPUs

14



Related Areas of Concern

Low 4 Residential Development in East College running up 63rd street 
should be returned to RS-1-7

• It bisects single-family neighborhood

• Doesn’t provide transition from higher to lower density

• No support for it in the Blueprint SD/Village Climate 

    Goal Propensity Map – no purple or transit
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Low 4 Residential Development in West College on 
Cresita Drive should be returned to RS-1-7

• Steps from canyon rim in very high fire hazard zone

• Has limited egress onto busy College Ave that

           is already dangerous for existing residents

• Poses evacuation danger

• Has limited parking

16



How does the CACPU Affirmatively Further Fair Housing? It Doesn’t

“It plans for mixed use villages and corridors that are located primarily within the 
high or highest opportunity areas.” 10/2/25 Staff Report pgs. 12-13

Most density increases in low (2 & 3) and moderate resource zones, little in high 
• College Area already infrastructure deficient
• No economic development plan
• 27% of College Area housing permits deed-restricted 2021-24

17
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Indicates Upzoning



College Area, lower opportunity zone, being upzoned almost 

3 times more than higher resourced areas – violates AFFH

18

College Area  +316% du 
Primarily in Low Opportunity Zones (OZ)
Little density added to OZ 7

University +115% du
No low zones
All 5-9 OZ

Clairemont +52% du
One low OZ 
Otherwise 4-9 OZ

Mira Mesa + 119% du
One low OZ 
Otherwise 4-9 OZ



This plan has no economic development component!

The CACPU proposes to triple the density and dramatically 

increase population, but provides no jobs or economic 

development for residents.  

• This is unacceptable. 

• The idea should be to put 

housing close to jobs to 

minimize VMT, whether via auto or  mass transit.  
19



City’s Plan targets are unjustified and discriminatory

20

CACPU housing and population targets are not justified by SANDAG 
projections, Blueprint maps, SDSU housing needs or transit availability. 
 
The proposed concentration of density discriminates against our lower 
resource community versus other recent CPUs in higher opportunity CPAs

2nd Draft CACPU horizon targets for the College Area: 

• One quarter of San Diego’s 2050 housing projections
• 81% of San Diego’s population growth through 2050 
• Yet College Area

o Has only 1.8% of San Diego’s 2020 population
o 0.9% of San Diego’s acreage
o No city commitment to meet current infrastructure deficits, let 
     alone needs of proposed future population and housing targets



71% of College Area growth comes from programs 

not included in CPU zoning #s

21

These go above and beyond the 316% increase in zoned dwelling 
units!



Recommendations

• Adopt  CACPB’s preferred “7 Visions Plan” and reject City’s 2nd Draft CACPU

• Remove Low 4-Residential from any College Area Plan

• Create Economic Development Plan (including realistic jobs data)

• Create realistic Parks and Recreation Plan for College Area

• Acknowledge severe College Area infrastructure deficits. Establish 
timetable to adopt upzoning in increments contingent upon City’s delivery 
of established infrastructure goals. Upzoning should begin on transit 
corridors and nodes, with single-family neighborhoods being the last areas 
to be upzoned, only if needed.
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Thank you!

Danna Givot
Resident, College Area

Vice Chair, Neighbors For A Better San Diego

Better4SD@gmail.com

NFABSD.org
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College Area has severe infrastructure deficit

24

No funds or commitment to reverse current deficit, let alone provide for 
future population growth!
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CACPU du/ac close to Uptown

7 Visions du/ac > other recent CPUs



Upzoning along College Ave  is in VHFHSZ.

26

Indicates Upzoning

Indicates Upzoning



Blueprint SD Did Not Inform the CACPU

27

Blueprint SD
2nd Draft 
CACPU



28



 
§143.0720  Density Bonus in Exchange for Affordable Housing Units* 
 
(c) A rental affordable housing density bonus agreement shall utilize the following qualifying criteria: 
 

(1) Very low income - At least 5 percent of the pre-density bonus dwelling units in the development 
shall be affordable, including an allowance for utilities, to very low income households at a rent that 
does not exceed 30 percent of 50 percent of the area median income, as adjusted for household size 
appropriate for the dwelling unit; or  
 
(2) Low income - At least 10 percent of the pre-density bonus dwelling units in the development shall 
be affordable, including an allowance for utilities, to low income households at a rent that does not 
exceed 30 percent of 60 percent of the area median income, as adjusted for household size 
appropriate for the dwelling unit.  
 
(3) The very low and low income dwelling units shall be designated units, be comparable in bedroom mix 
and amenities to the market-rate dwelling units in the development and be dispersed throughout the 
development.  
 
(4) The very low and low income dwelling units shall remain available and affordable for a period of at 
least 55 years, as may be required by other laws or covenants.  
 
(5) Moderate income - At least 10 percent of the pre-density bonus dwelling units in the development 
shall be affordable to and occupied by moderate income households. 

 
*Emphasis added 



BOUNDARY CHANGE

• Talmadge N’hood, 
outlined in BLUE
(official City boundary)

• Monroe/Collwood
Xsection, in YELLOW, 
has been added.

Note the area in white…



Split Census Block Group

• Split Census Block Groups make 
data analysis more difficult

• for City

• for SANDAG

• for everyone

For the next 30 years



Great North Mid-City Park Desert

College Area sits within the 
North Mid-City Park Desert

• Population 97,727

• Park Pts Goal 9,773

• Actual Park Pts 1,862

• % of standard 19%

…Two San Diegos…



College-Rolando Library –Opened in 2005





Library is on 
left.

Private 
property is 
outlined in 
red.

All driveways 
and parking 
areas were 
constructed 
by the city



Yellow is city 
property.

Parking on 
city property 
is at the top 
in the 
diagram.

All driveways 
and parking 
areas were 
constructed 
by the city



The City’s joint-use plan for our library fell apart in 2016 

when the city declined to purchase the land on which it built 

library access and parking.  

Our library cannot fulfill its function under current circumstances

• The City is without money to provide infrastructure

• And this plan update only makes our situation worse



City objective is to place density in high opportunity zones



College-Rolando Library Boundary Outlined.  Includes College Area and parts of Mid-City

Dramatic density increases shift communities towards 
becoming High-Poverty & Segregated  Areas



COLLEGE AREA COMMUNITY PLAN UPDATE

PLANNING COMMISSION
OCTOBER 9, 2025



THE COMMUNITY PLAN UPDATE IS NOT FAIR
• The CACC and the College Area Community Planning Board met for several years before the 

City initiated the update process.

• The goal of the committee was to provide input on the anticipated community plan update to 
advise the city on the desires of the community.

• The community acknowledged the need for additional housing and put forward a plan that 
increase density 127% over the existing density – a higher increase in density than any other 
recent community plan update.  Both adopted and in process.  This is the 7-Visions Plan.



ACCORDING TO THE 2025 
ANNUAL REPORT ON 
HOMES, 1,567 HOMES WERE 
PERMITTED IN THE 
COLLEGE AREA FROM 2021-
2024.  

• From 2021-2024 more homes were permitted in they College Area than all other 
communities in the City of San Diego with the exception of Downtown, Uptown, 
North Park, Mira Mesa and Navajo.

• From 2021-2023 more homes were permitted in the College Area than any other 
community except Downtown.

• The College Area is accepting more than its share of density without the 
necessary improvements in infrastructure.



THE UPDATE PROPOSES A 
277% POPULATION 
INCREASE – WITH MINIMAL 
NEW INFRASTRUCTURE

• With all of the new units, the College Area has 
contributed the following DIF

• Parks$1,665,599 = 7.5% of city-wide DIF 
collected as of June 30, 2024

• Mobility $1,085,905 = 10% of city-
wide DIF collected as of June 30, 2024

• Library $132,467 = 35% of city-
wide DIF collected as of June 30, 2024

• Fire $52,169 = 2% of city-wide 
DIF collected as of June 30, 2024

• Despite this contribution to the city-wide DIF; 
minimal public improvements are proposed 
for the College Area.



FIRE SAFETY
• 80% of the College Area is in the 

Very High Fire Hazard Severity 
Zone

• The College Area has no fire station 
for its existing 22,000 residents 
and SDSU with 40,000 students 
and 7,500 employees.

• Many of the neighborhoods in the 
College Area have only one or two 
routes for evacuation.

• The update supports a new fire 
station with very vague language.

• The Update must require a new fire 
station in the College Area to 
support the horizon population of 
74,000 people.



THE COLLEGE 
AREA IS SEVERELY 
PARK DEFICIENT

The College Area has one, 1.5 acre 
park.  Approximately ¼ acre is a 
drainage swale and unusable.

The Update contains no provision 
for adequate and realistic parks.  
The only real park area proposed is 
a new parkway along Montezuma 
Road.

The existing parks are grossly 
inadequate for the existing 
population, much less the 
proposed horizon population of 
74,000 people + the population of 
San Diego State University.



THE COLLEGE-
ROLANDO LIBRARY 
IS UNDERSIZED AND 
HAS INADEQUATE 
PARKING

• The College-Rolando Library has a service area that is much larger than the College Area and consists of largely 
low-resource, non-white communities.

• The library is beautiful but undersized for the service population.

• When the City built the library, it built the parking on land owned by the College Lutheran Church.

• The City did not purchase the land when the church was sold.

• The new owner will build student housing on the site and the library will have only 28 parking spaces, rather then 
the 80 parking spaces needed for the library.





IN A STRANGE TWIST – THE HIGH RESOURCE AREAS OF THE 
COLLEGE AREA ARE ALSO THE COMMUNITIES OF CONCERN



COMMUNITIES 
OF CONCERN



DO NOT APPROVE THE UPDATE WITHOUT 
APPROPRIATE  AND REALISTIC INFRASTRUCTURE
• This community needs and deserves infrastructure to support its 

population.

• Under the current standards, the College Area is not receiving 
priority for infrastructure improvements.

• Allowing maximum density without adequate fire, parks and libraries 
is creating a dense unsafe community much like the projects in New 
York and Chicago and the former Soviet Bloc countries.

• The College Area deserves better!  Send the update back to the 
planning department to come back with a plan with densities 
commiserate with realistic infrastructure, or,

• Recommend the 7-Visions Plan to the City Council.

• DO NOT RECOMMEND APPROVAL OF THE PROPOSED 
COLLEGE AREA COMMUNITY PLAN UPDATE TO THE CITY 
COUNCIL.



4700 BLOCK OF COLLEGE AVENUE & SORIA DRIVE
A DIVERSE & TIGHT-KNIT COMMUNITY OF SINGLE-FAMILY HOMES PROUDLY 

REPRESENTING THE GATEWAY TO HISTORIC EL CERRITO



7-VISIONS PLAN  
CALLS FOR NO UPZONING ON MAJORITY OF COLLEGE AVENUE, ALLOWING 

NECESSARY GROWTH WHILE PROTECTING EL CERRITO 



Cerrito
Square
A new vision 
for a historic 
neighborhood



UNIVERSITY HEIGHTS LA MESA VILLAGE



VIEW PROPOSAL AT:
 www.linktr.ee/CerritoSquare



Wildfire 
Preparedness

Public Facilities, Services & Safety

San Diego Planning Commission

October 9, 2025 



§protect life, property and natural resources from
unreasonable risks associated with wildfire

§thoughtfully plan/limit densification in VHFHSZ
§ensure response capabilities and necessary firefighting
infrastructure

§prepare people and neighborhoods for urban wildfire
and ensure safe evacuations









§ Citygate Audits in 2010 and 2017 analyzed 
City fire coverage gaps and recommended 19 
more fire stations 

§ “Of these 19 sites, Citygate believes 6 are the 
most critical, taking into consideration all 
factors”

§ College Area was #3 on the list
§ Since the audits, the City has built or 

renovated more than 10 stations, none within 
College Area



§Since the Citygate audit in 2010, population has increased 
from 20,682 to 29,400 residents

§A  42% increase – and there is still no dedicated fire station
§Plans for the addition of 54,000 residents will increase call 
volume from 10,920 to an estimated 40k emergency calls/yr

§Fire stations and more personnel needed to ensure response 
times are maintained despite extreme growth



§Most say Montezuma Fire evacuation would have failed if 
conditions had worsened

§As SDSU expands and corridors are densified - more demand on 
evacuation routes

§Use land use policies to prepare neighborhoods for urban wildfire 
and ensure safe evacuations

§Safeguard areas of limited ingress/egress for evacuating residents 
and incoming firefighting equipment



Normal Heights Talmadge

Kensington College Canyons

Alvarado Estates College East

Rolando Park
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