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I. Introduction 

The Barrio Logan Community Planning Area is located along the San Diego harbor, and is bounded 

by Interstate-5 to the east, National City to the South and Downtown San Diego to the North. Barrio 

Logan is located within close proximity to the San Diego Convention Center, East Village, Petco Park 

and the 32
nd

 Street United States Naval Base.  During the mid-1870‟s, this area was targeted for 

development as the western terminus of the Texas and Pacific Railroad.  The terminus was never 

completed due to the stock market crash of the late 1870s, and Los Angeles later prevailed as the 

western terminus of the Santa Fe Railroad.  By the turn of the century, the area had developed as a 

predominantly residential neighborhood.  Settled in the 1910s and 1920s by Mexican immigrants 

escaping civil strife in Mexico, Barrio Logan became one of the largest Chicano communities on the 

West Coast.   

With the American naval build-up between the world wars, San Diego was becoming a Navy town.  

By World War II, the landside requirements of the Navy pre-empted other land uses along the Bay 

front and encroached into the residential community.  The Barrio Logan community lost parts of its 

residential neighborhood and direct access to the waterfront.  During the 1950s, several major 

changes occurred to further impact this community.  Industrial zoning and the construction of 

Interstate 5 and the Coronado Bridge fragmented this neighborhood. The neighborhood began to 

experience a proliferation of conflicting land uses.  At the same time, paralleling the mainstream 

American trend of suburbanization, many households moved out of Barrio Logan. 

The remaining Barrio Logan residents took an active role concerning the future of their community.  

They lobbied their elected representatives and staged demonstrations for a community park.  In 1970 

the City authorized the development of a park on a 1.8 acre plot of land under the Coronado Bridge.  

This park, known as Chicano Park, has been expanded to 7.9 acres and has gained recognition for 

its gallery of outdoor murals created by local Chicano artists.  It was designated a San Diego 

Historical site in 1980.  During the 1970s, the community seized the opportunity during the California 

Local Coastal Plan review process to revisit the community land use plan, and obtained important 

victories in terms of zoning and land use ordinances to restrict nuisance businesses in the 

neighborhood.   

Realizing that new and powerful economic forces are once again challenging this community, the City 

of San Diego has decided to prepare a new Barrio Logan Community Plan.  The City retained MIG 

Associates to prepare such a plan with a mandate to incorporate the interests and voices of the 

community.  Wishing to gain a more insightful understanding of the economic forces at work, the City 

also retained Economics Research Associates (ERA) to prepare the economic analyses required to 

develop an effective community plan.  ERA‟s role includes the preparation of first a real estate market 
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analysis.  The market analysis, which describes the real estate market forces at work in this part of 

San Diego, was used to inform the City, the Barrio Logan community and MIG Associates to 

formulate three planning alternatives for the future of this area.  ERA then evaluated these plan 

alternatives from several perspectives, including jobs generation and wage impact on the regional 

economy and development feasibility of prototype project to shape a revitalization strategy.  This 

report summarizes the ERA work to date. 
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II. Market Report Summary 

From 1990 to 2008, the population of San Diego County has increased by over 600,000 residents.  

San Diego Association of Governments (SANDAG) projects that the population growth of the county 

will continue to increase at approximately the same 1.3 percent per year rate from 2010 to 2030. 

With considerable policy emphasis on downtown housing, the Centre City has added approximately 

13,500 residents from 2000 to 2008.  During this same period, the Barrio Logan Community Plan 

Area‟s gained about 400 residents to reach 4,000 currently.  With the high cost of gasoline and in 

town living becoming more fashionable, a significant portion of the future population growth of the 

San Diego region is projected to be in the urban core.  Barrio Logan could benefit from this shifting 

interest toward living in urban neighborhoods. 

Historically, downtown San Diego has remained one of the largest employment centers in the city.  In 

2000, SANDAG reports that the Centre City Community Plan Area contained over 77,000 employees, 

or roughly 10 percent of the city‟s total workforce.  The Barrio Logan Community Plan Area has an 

estimated 9,500 employees, accounting for slightly over one percent of the citywide labor force.  Over 

the long term, as Downtown San Diego becomes increasingly built out, adjacent neighborhoods such 

as Barrio Logan are likely to experience development pressure for downtown type employment uses.   

Demographics of Barrio Logan 

The following summarizes the current demographic composition of Barrio Logan residents: 

 Historically, Barrio Logan has been a strong Hispanic community.  According to ESRI Business 

Analyst, over 80 percent of the residents in Barrio Logan claimed to be of Hispanic decent, 

compared with 25 percent of those citywide.   

 Compared with the citywide average, Barrio Logan has a significantly younger population.  In 

2007, the median age in Barrio Logan was 28, compared to 44 in the Centre City and 35 citywide.  

This is due to the fact that many of the households in Barrio Logan are made up of families with 

young children. 

 Barrio Logan has larger households and lower incomes when compared to the San Diego 

average and particularly when compared to Centre City.  The average income per household 

member in Barrio Logan was $6,235 in 2008 as compared to $20,275 in the Centre City Plan 

Area
1
.    

                                                 
1
 ESRI 
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Real Estate Market Trends in Barrio Logan 

ERA reviewed regional and local real estate market trends for office, housing, retail, industrial, and 

hotel development.  The following summarizes the market conditions in Barrio Logan for each of the 

land uses of interest to the development of this plan. 

Office 

Barrio Logan has 62,000 square feet of Class C office space, and that space has been fully occupied 

for the last eight years.  Recently, developers have started converting warehouse and industrial 

buildings into office and service commercial space in the East Village and in the portion of Barrio 

Logan north of the Coronado Bridge.  These developers believe that selected areas of Barrio Logan 

have substantial opportunity for upside return over the long term and have targeted buildings that are 

well suited for redevelopment with creative, open floor plans.  The tenants moving into these spaces 

include artists, architecture/design firms, technology companies, catering services, graphics and 

restaurants.  These businesses are either start-ups or relocating and expanding from the downtown.  

Developers note that rental rates for new office space in Barrio Logan are typically $0.10 to $0.25 per 

square foot per month less than comparable space in the East Village.  Other users of office space in 

Barrio Logan include specialized services that cater to both the maritime industry on the waterfront as 

well as to the 32
nd

 Street Naval Base. Institutional office space, such as that utilized by the Family 

Health Centers of San Diego and Barrio Station also account for a small percentage of office users in 

Barrio Logan. Current challenges for office development in Barrio Logan include a limited supply of 

buildings suitable for adaptive reuse and high cost of new construction given the rents achievable.   

Retail 

The amount of retail space in Barrio Logan has remained at 321,000 square feet over the past eight 

years with the occupancy rate fluctuating between 94 and 99 percent.  Much of this retail space is 

small fast food eating establishments or local serving grocery stores.  Presently, local residents must 

travel outside the community for many of their regular grocery or household purchases.  It is 

anticipated that the proposed Mercado project, currently planned to include a Hispanic grocery store, 

restaurants, and other neighborhood serving retail, will help to meet the local demand for retail in 

Barrio Logan, as well as drawing from the greater San Diego region. 

Industrial Space  

The amount of industrial square footage in Barrio Logan has been shrinking over the last eight years.  

This may be due to the demolition and conversion of existing industrial buildings. Some examples of 

these conversions include the renovation of a vacant warehouse building at the corner of Main Street 

and Sampson Street into an architectural school as well as the acquisition of a 4.2 acre parcel at 

Cesar Chavez Parkway and the west side of Harbor Drive by Restaurant Depot that will be used as a 
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wholesale distribution market. Between 1999 and 2007, the occupied industrial inventory in Barrio 

Logan dropped from 1.8 million square feet to 1.6 million square feet.   

Most of the industrial tenants in Barrio Logan are either associated maritime trade operations at the 

Port of San Diego, services that supply downtown restaurants and retail users, or grandfathered uses 

that cannot be located to other parts of the city (i.e. transmission or auto/body welders).  Industrial 

brokers note that most of the demand is for buildings in the 5,000 to 10,000 square foot range.  

Rental rates for industrial space ranges from $0.60 NNN
2
 per square foot per month (for enclosed 

warehouse space) to $0.90 NNN per square foot per month (for buildings with outside yard).  

Moreover, most note that while demand remains high for industrial space in Barrio Logan, the rising 

land values and rental rates have made it increasingly difficult for existing tenants to expand their 

operations.   

Industrial Space Trend in Barrio Logan 

 

 

 

 

 

 

 

 

 

 

  Source: CoStar 

 

Based on the market demand for real estate moving forward in the San Diego region, ERA estimated 

the amount of development potential in Barrio Logan in the long term.  Our estimates are summarized 

in Table II-1.   

                                                 
2
 Triple net lease – lessee pays taxes, insurance and maintenance in addition to rent 
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Table II-1: Estimated Demand in Barrio Logan for Market-Rate Development 

 

ESTIMATED DEMAND IN BARRIO LOGAN FOR MARKET RATE DEVELOPMENT

Low High Low High Low High

Office Demand

    Gross SF 75,000 125,000 196,000 280,000 271,000 405,000

    Estimated Acreage 2 4 4 5 6 9

Housing Demand (Market Rate)

    Number of Units 510 630 900 1,100 1,410 1,730

    Estimated Acreage 12 14 19 23 30 37

Retail & Restaurant Demand

   Gross SF 44,550 56,650 81,800 102,000 126,350 158,650

    Estimated Acreage 3 3 4 5 6 8

Total Acreage for New Demand 16 21 26 33 43 54

Source: Estiamted by Economics Research Associates

2011-2020 2021-2030 Total 2011-2030

 
 

While there is considerable interest in sustaining and encouraging industrial land uses in Barrio 

Logan, the long-term land market economics trend is the continued gradual displacement of industrial 

uses by higher density uses that generate greater residual land value.  Therefore, the economic 

objectives of the proposed community plan update could be undermined by market trends unless 

adequate land use and zoning policies are utilized to ensure implementation of these objectives.
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III.  Economic Importance of the Port of San Diego 

The Port of San Diego has historically influenced the development of Barrio Logan.  Spread over five 

cities, the tidelands of the San Diego Unified Port District are home to a diverse selection of 

businesses, from hotels, marinas and retail centers to ship builders and deep sea shipping 

companies.  Many of the firms on the tidelands rely on the unique waterfront locations offered by the 

Port of San Diego, either as a scenic amenity to draw customers or a functional necessity to conduct 

business.  Moreover, many of these firms have invested significant resources towards capital 

improvements, making relocation to waterfront locations in other parts of the state nearly impossible.   

The Port of San Diego‟s maritime cargo activity is split between two separate and distinct marine 

cargo terminals: the Tenth Avenue Marine Terminal (TAMT) adjacent to Barrio Logan, and the 

National City Marine Terminal (NCMT).  Together the terminals handle containers, dry and liquid bulk 

cargos, refrigerated products, automobiles, and other cargos.  The terminals are well positioned for 

future maritime activities and offer employment opportunities for Barrio Logan residents.  Located ten 

miles north of the U.S./Mexico border, it is the first U.S. Port for northbound cargo ships sailing from 

the west coasts of Mexico and Central and South America.  Moreover, only 125 miles from Los 

Angeles, the Port is well located to serve the entire Southern California market. 

Direct & Total Economic Impact 

In 2006 the Port retained ERA to estimate the Port‟s economic and fiscal impact to the region in 

Fiscal Year (FY) 2005.  This report section provides a summary recap of that study prepared for the 

Port.  It is included for the benefit of the Barrio Logan Plan Committee and City staff; it is not part of 

the work contracted for in this assignment.  For this reason, this section makes no attempt to 

segregate the impacts of TAMT from that of NCMT.  The estimates were based on data from direct 

business surveys, personal interviews, Port records, and other sources.  ERA used the Regional 

Economic Model Inc. (REMI) impact modeling system to estimate indirect and induced impacts. 

ERA estimated the direct and total economic impact generated by businesses located on the Port 

tidelands in terms of employment, output, personal income, and value-added GRP (the value-added 

to the region‟s GRP by the local economy, excluding the costs of imported inputs).  Below, ERA 

highlights some of the key impacts on the regional economy.   
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Table III - 1

Port  Tidelands Direct  & Total Related Economic Impact  in SD County
FY 2005 

Direct Impact Total Impact

Total San Diego 

Economy

Percent of 

San Diego 

Economy

Percent of 

Total Impact

All Firms on Port Tidelands

Employment 30,468 66,995 1,869,736 3.6% 100%

Output (thousands of 2005 dollars) $5,211,468 $9,607,000 $219,462,482 4.4% 100%

Personal Income (thousands of 2005 dollars)1 n/a $4,512,000 $118,076,000 3.8% 100%

Value Added GRP (thousands of 2005 dollars)2 n/a $5,043,000 $159,335,058 3.2% 100%

Industry & Trade Firms

Employment 14,950 42,280 1,869,736 2.3% 63%

Output (thousands of 2005 dollars) $4,023,721 $7,634,000 $219,462,482 3.5% 79%

Personal Income (thousands of 2005 dollars)1 n/a $3,370,000 $118,076,000 2.9% 75%

Value Added GRP (thousands of 2005 dollars)2 n/a $3,796,000 $159,335,058 2.4% 75%

Avg Compensation Rate1 n/a $40,026 $40,532 -1.2%

Travel & Commercial Firms

Employment 15,518 24,715 1,869,736 1.3% 37%

Output (thousands of 2005 dollars) $1,187,746 $1,973,000 $219,462,482 0.9% 21%

Personal Income (thousands of 2005 dollars)1 n/a $1,142,000 $118,076,000 1.0% 25%

Value Added GRP (thousands of 2005 dollars)2 n/a $1,247,000 $159,335,058 0.8% 25%

Avg Compensation Rate1 n/a $40,679 $40,532 -0.5%

2

Note: Does not include impact of Convention Center or Cruise Terminal

Source: Port of San Diego, Economics Research Associates, REMI

GRP =  Gross Regional Product or total value of goods and services produced

1 Personal income includes proprietors' income, rental income, dividend income, and interest income 

 

 In FY 2005, tenants on Port tidelands accounted for nearly 67,000 jobs in the San Diego 

County economy.  Of these, direct employment at the Port comprised 30,500 jobs, with the 

remaining 36,500 a result of indirect or induced jobs in San Diego County.  With total 

employment for the County at 1.9 million in FY 2005, the economic impact generated by firms 

located on the tidelands accounted for 3.6 percent of the total region‟s employment.  During 

FY 2005, Port related activities generated over 14,000 manufacturing jobs, and over 28,000 

service related jobs.   

 When including indirect and induced business activities as a result of secondary rounds of 

spending, the Port generated a total of $4.5 billion in personal income for workers in San 

Diego County, or roughly 3.8 percent of the region‟s total income.   

 Port generated workers averaged roughly $50,500 in annual compensation in 2005.  Port 

Industry & Trade firms and Port Travel & Commercial firms generated workers with average 

annual compensation rates of $62,400 and $29,600, respectively.  Port Maritime Commerce 

firms generated employment with average compensation rates over $59,000 per year. 



 

10 

 

Port Cargo and Revenue Trends 

From 2002 to 2007, cargo shipments at the Port of San Diego Marine Terminals have increased 36 

percent from 2.47 to 3.35 million tons.  In 2007, Port District completed a market assessment of future 

shipping opportunities at the Port of San Diego.  The findings and the land demand implications are 

summarized below: 

 The containerized fruit operation by Dole is expected to increase to supply food to a growing 

Southern California market.  Increased operations would require a preferential berth at the 

TAMT and additional outside storage for refrigerated and empty containers. 

 The Port could market to additional banana accounts now located at Port Hueneme.  In 2005, 

this Port handled about 275,000 tons of break-bulk bananas and nearly 300,000 tons of 

containerized bananas.  This new account would require the development of a new facility 

similar to the existing Dole terminal.   

 There is a strong potential to develop a new break-bulk
3
 fruit/melon service as well as a 

second seasonal avocado service that would quadruple the current break-bulk fruit cargo 

throughput during the next four years.  A large refrigerated facility and more berth space 

would be required to accommodate this future demand. 

 Cement operations are expected to increase with growth in the local economy, and the TAMT 

has the potential to bring an additional 75,000 tons of cement annually. 

 Similarly, there exists the potential to develop a new sand import business, which would bring 

an additional 500,000 tons to TAMT immediately, growing to roughly one million tons per 

year.  This market will demand a new sand import terminal consisting of additional outside 

storage in the area.   

 The cargo market has been growing at the TAMT.  The Port‟s consultant report estimates 

that future shipments may increase by 15 percent annually through 2010, and five percent 

annually through 2015.   

 With the crowding out of break-bulk operations at the Los Angeles and Long Beach ports and 

the growing flagship building at NASSCO, the Port of San Diego could increase its steel 

shipments over time.  This may require an entirely new terminal, with surrounding storage 

areas. 

Many of the maritime commerce related industries at the Port of San Diego have expanded or are 

looking to expand their operations. The following is a summary of the Port tenants interested in 

expanding their activities and facilities: 

                                                 
3
 Packaged but not containerized bulk cargo 
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 Dole Fresh Fruit operates a 20-acre ocean terminal that handles over 40,000 refrigerated 

containers of imported bananas and pineapples on the way to destinations west of the Rocky 

Mountains. Since relocating to the Port of San Diego in 2001, Dole has successfully 

competed with many fresh fruit carriers serving the Los Angeles/Long Beach ocean complex. 

As a result of this success, representatives note that the current facility has already reached 

its capacity, and that improving service to their customers would require expanding the 

amount of space available to them at the Port. 

 Cemex imports cement from Taiwan and Thailand for distribution to the construction industry 

in Southern California, Arizona, and the southern border with Mexico. With operations 

running out of space, Cemex is currently working on modifications to an adjacent building that 

will allow them to expand. 

 Harborside Refrigerated Services & San Diego Cold Storage provides temperature controlled 

warehousing for many of the commerce related operations at the Port. They have plans to 

increase their capacity by 50 percent, investing roughly $25 million to replace their current 

building with a new larger facility. 

 Marine Group Boat Works, in early 2007 completed a $6 million renovation, the highlight of 

which is a 660-ton travel life that will help make San Diego Bay a major draw for mega 

yachts. 

 Pasha Automotive Services processes over 300,000 vehicles annually for distribution 

throughout the United States. This firm has continued to exhibit strong growth over the last 

few years with new business coming from Mazda and Honda. In fact, attempting to keep up 

with their growing operations, Pasha added another 50 new jobs in FY 2005. 

 Knight & Carver represents one of the leading firms in mega-yacht building and retrofitting. 

Representatives mentioned a desire to expand and reconfigure their facility at the Port as 

their current space does not allow them to service yachts longer than 200 feet. 

There is clearly demand for additional industrial space particularly from existing Port related business 

expansions.  However, these fairly heavy industrial uses must compete for land in Barrio Logan with 

neighborhood interests and an expanding downtown. 

The Port of San Diego collects lease revenues for all tenants that are located on its property and 

separates these revenues into maritime or recreational operations.  Lease rates are calculated either 

as a percentage of the revenues generated by the tenant or at the market rates of other similar 

buildings in the area.  Operating revenues, calculated as a portion of the lease payments made to the 

maritime division at the Port, have increased substantially since the beginning of the decade.  

Between 2001 and 2007, maritime revenues jumped from $16.8 million to $37.8 million or 
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approximately $3.5 million per year.  The increased growth of revenues suggests that maritime 

tenants have performed well over the last several years and that rental rates in the area have grown 

as a result of increasing pressure for more intense land uses.   

In addition to increasing operating revenues, the consistent capital improvement contributions have 

highlighted the Port‟s stability in the region.  Since 2001, the Port has invested roughly $26.3 million 

per year on capital investments for both the recreational and maritime areas of their property. 

Port of San Diego Maritime Operating Revenues 
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Source: Port of San Diego Annual Report 

 

Prominent Port Tenants 

Several tenants on the Port run large scale industrial and/or commercial operations that not only 

impact the county of San Diego, but the nation as a whole.  Together these firms represent some of 

the most prominent economic drivers on the tidelands.  These tenants are described in more detail 

below.  These tenants, located at either TAMT or NCMT, offer nearby employment opportunities for 

Barrio Logan residents. 

National Steel and Shipbuilding Company (NASSCO) 

NASSCO, which designs and builds Navy auxiliary vessels, oil tankers and carrier vessels for dry 

cargo containers, remains one of the most prominent businesses at the Port of San Diego.  The 

largest employers on the tidelands with over 4,500 workers in FY 2005 and the only major shipbuilder 

on the West Coast, NASSCO is not only important to the region, but to the nation‟s shipbuilding 

operations as a whole.   
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In total, NASSCO maintains two inclined building ways, each 900 feet long by 110 feet wide; an 820 

foot long, 136 food wide floating dry dock with a lift capability of 44,000 tons; and a 1,000 foot long 

170 foot wide graving dock.  Boats are built or serviced using 10 on-site cranes each with individual 

lift capacities of up to 300 tons and several multi-crane lifts which together can lift up to 580 tons.  

Needless to say, with these facilities, NASSCO provides unique services to the region‟s water 

dependent commercial and military sectors, and cannot easily be replaced by other firms in San 

Diego County.   

Pasha Automotive Services 

First opened in 1990, Pasha Services serves the region as a major auto transportation firm.  

Occupying 157 acres and over 300,000 square feet of warehousing space, Pasha provides San 

Diego with a port of entry for Acura, Hino Motors, Honda, Isuzu, Mitsubishi, and Volkswagen vehicles.  

With roughly 280 full time employees, Pasha provides vehicle processing that includes painting, body 

repair, post production retrofitting and inspection prior to land transport via truck or rail.  Similar to 

NASSCO operations, the scale of activities at Pasha would be difficult to replicate at other locations 

along the West Coast.  As a result, this firm will continue to be extremely important to the San Diego 

County, the West Coast and even parts of Latin America through its operations at the Port of San 

Diego. 

Dixieline Lumber 

At the Port of San Diego, Dixieline Lumber is responsible for activities related to the importing and 

distribution of lumber and lumber materials from areas in the Pacific Northwest and Canada.  Located 

in National City, this firm employs over 200 workers and is the largest tax revenue source for the City.   

Dole Fresh Fruit 

Dole Fresh Fruit began its operations on the tidelands in 2002 following $26 million of infrastructure 

investments and capital improvements made by the Port.  Specializing in the shipment of bananas 

and pineapples to destinations west of the Rocky Mountains, this facility is among the most 

successful operations at the Port.  In fact, Dole Fresh Fruit Co. was named Importer of the Year in 

2004 by the San Diego World Trade Center during their 27th annual awards program. According to 

Dole representatives, their location at the Port near key cold storage facilities is integral for their 

ability to compete with other fresh fruit carriers serving the Los Angeles and Long Beach ocean 

complex.   

Port of San Diego Land Issues 

ERA interviewed Port staff on their impressions of land use needs for operations at the TAMT and the 

likely impacts on the Barrio Logan community.  As suggested by the statistics above, Port staff noted 

that demand has been increasing for more warehousing space in the area, but that limited industrial 
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land supply around the terminal and increased demand for more intense land uses has made land 

values unaffordable.  Staff at the Port fear that encroaching uses which do not mix well with industrial 

tenants (i.e. residential units and some types of office developments) may further push industrial 

users out of the area.  The loss of industrial inventory near the Port will hinder its ability to expand 

and reduce its attractiveness for supporting maritime tenants resulting is lower operating efficiencies 

for these maritime industries.  Furthermore, the notable tenants described above are very important 

contributors to the regional and national economies and could not be easily replaced or 

accommodated elsewhere in San Diego County. 

 



 

15 

 

IV.   Barrio Logan Jobs, Business Survey and Economic Incentives 

Jobs in Barrio Logan 

Contained within the Barrio Logan community planning area are businesses that include 

manufacturers and service-sector establishments which provide a wide range of goods and services 

to residents and other businesses in the greater downtown sub-market area.  The largest employers 

in or immediately adjacent to Barrio Logan are maritime-related businesses such as defense 

contractors and their sub-contractors and suppliers of parts and maritime repair services.   Major 

employers within Barrio Logan that occupy the majority of the waterfront along the San Diego Bay 

include General Dynamics-NASSCO; Northrop Grumman – Continental Maritime; BAE Systems – 

Ship Repair, Inc.; CP Kelco Company; and Pacific Fabrication & Ship Repair. In addition, three non-

maritime-related businesses have significant operations within Barrio Logan. These include Chevron-

Texaco, Inc.; Altantic-Richfield Company (ARCO); and Yarra International ASA. 

Furthermore, in November 2008, the City of San Diego distributed a survey intended to gather 

information related to businesses within Barrio Logan. The survey was distributed by mail to 416 

businesses physically located throughout the community. A total of 77 businesses, or 19 percent, 

responded to the survey. The questions pertained to information about the business and employment. 

The survey asked how long the business had been located in Barrio Logan, whether their work is 

non-maritime or maritime related, and the number of full- time and part-time positions, as well as the 

zip codes of their current employees. The table below represents the results of the business survey 

and local employment estimates.  

 Non-Maritime Maritime Total 

Number of Businesses Responding 45 32 77 

Reported Employees (full-time and part-time) 633 7,130 7,763 

Barrio Logan Employees (residents of 92113 zip code) 59 369 428 

Percent Barrio Logan Employees 9.3% 5.2% 5.5% 

Together these businesses represent 7,763 jobs in Barrio Logan. Of these jobs, 7,596 are full-time 

positions and 167 are part-time positions. Barrio Logan residents currently hold approximately 428 of 

these positions. Overall, Barrio Logan residents hold approximately 5.5 percent of these 7,763 

employment opportunities reported through this survey.  
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It is important to note that Barrio Logan is the only waterfront area in San Diego County which has a 

number of overlapping special incentive zones designed to increase the attractiveness of the 

community as a business location.  All or a portion of Barrio Logan has been granted this special 

status by the State of California and by the federal government pursuant to formal applications filed 

by the City of San Diego: 

Incentives for Economic Development 

A variety of incentives and assistance are available to Barrio Logan businesses from the City and the 

Redevelopment Agency. 

Special Incentive Zones 

 Enterprise Zone. The San Diego Regional Enterprise Zone includes most of Barrio Logan, 

and provides businesses with lucrative State tax incentives. 

 Renewal Community. The San Diego Renewal Community offers substantial federal tax 

incentives to encourage businesses make new investments within the area and to hire 

residents from the community. Barrio Logan is located within the San Diego Renewal 

Community. Significant federal tax incentives are available for eligible businesses. 

 Redevelopment Project Area Incentives. The San Diego Redevelopment Agency offers 

valuable incentives to developers to build new projects within the Barrio Logan 

Redevelopment Project Area that help stimulate business and economic growth and further 

redevelopment goals. Redevelopment incentives can include: 

 Site assembly; 

 Fee reductions; 

 Permitting expediting assistance; 

 Off-site improvements; 

 Commercial façade loans and rebates; and 

 Agency land write-downs. 

Business Expansion, Attraction, and Retention 

 Business and Industry Incentive Program. Serving as the City‟s primary economic 

development platform, the Business and Industry Incentive Program offers assistance in 

determining density and development requirements for real property, and permit assistance. 

Businesses may also be eligible for reimbursement on all or a portion of building and 

development- related fees. 
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 Business Cooperation Program (BCP). The BCP includes financial incentives designed to 

encourage businesses and nonprofit corporations to allocate sales and use taxes to the City, 

increasing revenues used to provide a variety of services that support the business 

community. 

Business Finance 

 Financial assistance is available from several programs, including the San Diego Regional 

Revolving Loan Fund; and the Metro Revolving Loan Fund. 

 The City of San Diego‟s Storefront Improvement Program provides small businesses with 

rebates (up to $5,000) to assist with eligible storefront renovation costs in Barrio Logan. 
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V. Wage Impact of Barrio Logan Planning Alternatives  

Evaluation of Plan Alternatives 

In the preparation of community plans, an alternatives evaluation process is often used to compare 

and contrast the pros and cons of different future land use options.  In evaluating planning 

alternatives for Barrio Logan, several factors must be taken into consideration: 

 Zoning Capacity – these are maps that indicate the future zoning of each property.  While 

the zoning capacity maps provides an outer envelope for the maximum amount of new 

development permitted for each block and each property, actual future development almost 

never reach zoning capacity because some parcels do not change and other are developed 

or redeveloped to less than their zoned capacity for various reasons (e.g. parking 

requirements, setbacks, views, light to windows, etc.).  The environmental impact evaluation 

(e.g. traffic generation, water usage, etc.) based upon zoning capacity would invariably over-

state the real world future impacts.  

 Market Forecasts – These are forecasts prepared by the market analyst that predict the 

likely amount and pace of future development.  However, since development tends to occur 

in cycles, impact assessment based upon market forecast may not adequately protect a 

community against a period of market exuberance resulting in more than projected 

development.  

 Planning Alternatives – The planning alternatives are created not only to represent 

stakeholder interests but also to protect the community against future adverse effects of 

overly intensive development.  From an environmental impact evaluation perspective (EIR), 

they can be viewed as the “likely worst case scenario in a real world context.”  The amount of 

future new development tested in the planning alternatives typically exceeds the market 

forecasts but fall below zoning capacity.   

Since the planning team and the community have had over a year of dialogue, substantial consensus 

had been reached for most of the Barrio Logan Community Plan Area in terms of desired future land 

uses.  The single strongest planning concept to emerge from the numerous community workshops 

was the creation of a “transition zone” or buffer zone separating the heavy industrial uses related to 

the Port from the largely residential neighborhoods within Barrio Logan.  This transition zone is to be 

one block in depth located on the northeast side of Harbor Drive and the light rail tracks and is to 

extend from just below South Evans Street on the northwest to just short of 28
th
 Street on the 

southeast.  MIG prepared three sets of maps representing the proposed zoning for three different 
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alternatives.  Because of substantial community consensus, the three zoning alternatives differ only in 

the proposed land uses within the transition zone. 

Informed by the market analysis, MIG‟s zoning maps and City staff‟s detailed knowledge of the area, 

ERA created three sets of planning alternatives for Barrio Logan: 

 Alternative 1 (Base Case) assumes that structured parking is built within the transition zone.  

This Alternative has a total of 774,000 square feet of new development including 201,000 

square feet of retail, 273,000 square feet of office, 260,000 square feet of light industrial and 

40,000 square feet of institutional uses.       

 Alternative 2 (Light Industrial) assumes that new light industrial development occurs within 

the transition zone and adds 259,000 square feet of light industrial to Alternative 1 in place of  

the structured parking.   

 Alternative 3 (Office) assumes that office development occurs in the transition zone  and 

adds 314,800 square feet of office development to Alternative 1 in lieu of the light industrial in 

Alternative 2.   

The economic impact assessment shown in Table V-1 below indicates that Alternative III 

accommodates the most new jobs within Barrio Logan and provides the highest average wages for 

the new jobs.  It no doubt will also generate the highest level of peak hour traffic; and because the 

amount of office development assumed exceeds the high 20-year market forecast, it will take some 

time to achieve.  Office development in the transition zone, if successful, would tend to enhance 

surrounding land values, reinforce gentrification, and contain the Port‟s desire for expansion of 

industrial uses.  
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Number of New Jobs Accommodated   Average Wage of New Jobs 

       

  TableV-1 
SUMMARY OF ALTERNATIVE DEVELOPMENT SCENARIOS FOR BARRIO LOGAN 

Retail Office Lt Industrial Institutional Total 

Alternative 1: Base Case - Parking in Transition Zone 
New Development (SF) 201,000             273,000             260,000             40,000               774,000               
New Employment 491 1,143 822 118 2,574                   
Average Wage $24,400 $66,300 $66,300 $48,100 $57,473 
Total New Wage ($1,000) $11,980 $75,781 $54,499 $5,676 $147,936 
Percent Earnings Per Dollar of Output 32.87% 46.26% 46.26% 40.52% 44.55% 
Total New Output ($1,000) $36,445 $163,821 $117,814 $14,008 $332,088 

Alternative 2: Light Industrial in Transition Zone (259,000 SF) 
New Development (SF) 201,000             273,000             519,700             40,000               1,033,700            
New Employment 491 1,143 1,314 118 3,066                   
Average Wage $24,400 $66,300 $66,300 $48,100 $58,890 
Total New Wage ($1,000) $11,980 $75,781 $87,118 $5,676 $180,555 
Percent Earnings Per Dollar of Output 32.87% 46.26% 46.26% 40.52% 44.85% 
Total New Output ($1,000) $36,445 $163,821 $188,330 $14,008 $402,604 

Alternative 3: Office in Transition Zone (314,800 SF) 
New Development (SF) 201,000             587,800             260,000             40,000               1,088,800            
New Employment 491 2,461 822 118 3,892                   
Average Wage $24,400 $66,300 $66,300 $48,100 $60,462 
Total New Wage ($1,000) $11,980 $163,165 $54,499 $5,676 $235,320 
Percent Earnings Per Dollar of Output 32.87% 46.26% 46.26% 40.52% 45.17% 
Total New Output ($1,000) $36,445 $352,726 $117,814 $14,008 $520,993 

Source: ERA|AECOM 
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ERA‟s methodology was as follows: 

 Jobs - Using the square footages by land use for each of the three alternative scenarios, 

ERA applied jobs per square foot numbers from SANDAG‟s San Diego Traffic Generators 

report.  These numbers are specific to each land use and to the San Diego region.  It should 

be noted that some of these jobs will not be net new to the region, but can be considered net 

new to the community. 

 Wages - ERA obtained 2008 wage data from the Bureau of Labor Statistics for San Diego 

County.  Based upon ERA‟s projections for broad categories of jobs likely to occur as part of 

the development scenario, we estimated average wages for each land use, which were 

applied to yield wage estimates for each alternative.  These numbers represent direct wages 

for positions within Barrio Logan only and do not include any indirect or induced impacts. 

 Output - Using calculated ratios from RIMS II multipliers from the Bureau of Economic 

Analysis, ERA calculated the percentage of each industry‟s output that is attributable to 

employee earnings.  These percentages were applied to the wage data to determine the 

expected direct output from businesses that would occupy the newly developed space within 

Barrio Logan. 
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VI.  Financial Feasibility of Market Rate Prototypes 

In order to develop some cost effective community development strategies, the City requested that 

ERA test the financial feasibility of several development prototypes to determine if the private sector 

is likely to build such developments.   In testing feasibility, we compare recent actual land transaction 

prices in and around Barrio Logan to what developers of market rate projects would likely be willing to 

pay for land.   

Recent Property Transactions 

As shown in Table VI-1, ERA found five property transactions within one-half mile of the intersection 

of Newton Avenue and Cesar Chavez Parkway.  These transactions have all taken place since 

October of 2008.  Since a number of these property transactions included both building and land, it 

was not possible to obtain a “pure” land value.  However, as a benchmark, a $45 to $50 per square 

foot range is a reasonable land value range for Barrio Logan property in the northern portions of the 

project area   

 

Residual Land Value and Feasibility Determination 

In order to estimate what developers would be willing to pay for land in Barrio Logan for new 

development or redevelopment, ERA used pro forma financial analysis to estimate the “residual land 

value” based upon the development economics of prototype development projects.  Feasibility is 

determined by comparing supportable residual land value against actual land sales prices.  Residual 

land value is what a developer would be willing to pay for land after all development cost and the 

required profit are covered.  In preparing the development pro formas to compute residual land value, 

ERA incorporates all of the following variables:  

 Parcel land area 

Table VI-1 
SALES COMPS FOR TRANSACTIONS WITHIN HALF MILE OF NEWTON & CESAR CHAVEZ  

Date of Bldg  Land  Sales Sales Price Per Sales Price Per 
Property Description Sale Area (SF) Area (SF) Price SF Bldg Area SF Land Area Comments 

Industrial 12/5/2008 NA 182,952 $9,400,000 NA $51.38 Assemblage 

Manufacturing 12/5/2008 32,956 41,817 $2,500,000 $75.86 $59.78 Assemblage 

Manufacturing 4/2/2009 5,951 7,013 $1,000,000 $168.04 $142.59 None 

General Freestanding 6/12/2009 2,576 14,000 $710,000 $275.62 $50.71 None 

Auto Repair 10/3/2008 3,000 7,000 $440,000 $146.67 $62.86 Soil contamination 

Total 252,782 $14,050,000 $55.58 

Source: CoStar Group 
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 Development program in units and square feet 

 Net rentable area 

 Gross building area 

 Average monthly rent per unit and per square foot 

 Rate of rent increase 

 Rate of project lease-up 

 Direct construction cost for building area and parking spaces 

 Indirect construction cost 

 Construction financing 

 Long-term financing 

 Debt coverage ratio in year four (reflect project stabilization) 

 Project capitalization rate 

 Operating cost and revenue 

 Longer loan amortization 

 Project terminal value 

 Developer‟s internal rate of return 

The development prototypes we tested include:  

 Prototype 1 – 66 units of market rate apartments with surface parking 

 Prototype 2 – 12 live/work loft apartments with retail space and surface parking 

 Prototype 3 – 12 townhouse units with one parking space per unit 

 Prototype 4 – A three-story office building with surface parking 

 Prototype 5 – A one-story industrial/flex building with surface parking 

The analysis results, presented in Table VI-2 below, show that with current market rents, the residual 

land value of all these prototypes are well below recent land transaction prices.  In other words, none 

of the prototypes are feasible.  Through sensitivity testing, we found that parking requirements and 

parking cost is a major consideration in determining feasibility.   Until land values reach $85 or $90 

per square foot, the development economics work in favor of surface rather than structured parking.  

In other words, it is still less expensive to buy more land for parking than to build parking structures.  

The analysis also shows that the office and small unit loft housing with ground floor retail (assuming 

strong street retail location) were the prototypes most likely to be constructed as rents increase with 

economic recovery.  This financial analysis reinforces ERA‟s market analysis findings that Barrio 

Logan is under pressure from the expansion of Downtown San Diego.   
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Policy Considerations 

Since Barrio Logan is well served by public transportation, including bus and light rail service, the 

reduction of parking requirements for private development is a cost effective way for the community to 

narrow the feasibility gap in order to encourage private investment.  For market rate residential 

development, ERA would recommend a reduced set of parking standards that bring the requirements 

to 1.0 to 1.2 parking spaces per residential unit.  This policy may be most appropriate for the areas 

within a half mile of the light rail stations.  We would also recommend that the smaller street front 

retail spaces within mixed use project not have any parking requirement.  This set of parking 

standards will generate more demand for on on-street public parking.  To accommodate this 

additional demand, ERA would also recommend that the City increase the supply of public parking by 

adding 200 to 300 public parking stalls through a combination of two approaches: 

 Convert parallel parking to diagonal parking on streets not critical to through traffic circulation.  

Such a parking configuration would also reduce through truck traffic on the smaller residential 

and commercial streets. 

 Provide small public parking lots in strategic locations.  These would be paid parking lots that 

would have some spaces that could be leased on a monthly basis with the balance available 

for hourly parking. 

In addition to altering parking standards and using public parking to stimulate private investment, the 

City or its Redevelopment Agency has several other policy options to stimulate private investment: 

Table VI-2 
SUMMARY OF RESIDUAL VALUE AND DEVELOPMENT FEASIBILITY FOR MARKET RATE PROTOTYPES 

Prototype 1 Prototype 2 Prototype 3 Prototype 4 Prototype 5 
Market Apts Live/Work Loft Townhouses 3 Story Office Industrial/Flex 

Rental Apartment Units 66 12 12 0 0 
Average Unit Size (SF) 856 563 1,700 

Gross Building Area in SF 65,693 14,489 20,400 17,935 12,000 
Net Building Area in SF 56,496 12,750 20,400 16,500 12,000 
   Retail & Restaurant 0 6,000 0 0 0 
   Office 0 0 0 16,500 0 
   Industrial/Flex 0 0 0 0 12,000 
   Residential Apartments 56,496 6,750 20,400 0 0 

Total Parking Spaces 70 16 12 48 35 
   Above Ground Podium 0 0 0 0 0 
   Ground Level Garage 0 0 12 0 0 
   Surface Lots 70 16 0 48 35 

Total Land Area 90,000 14,000 10,800 24,000 24,000 

Estimated Residual Value per SF Land Area 
Alternative A (current market rents) ($13.60) $17.41 ($28.15) $5.38 $8.40 
Alternativa B (20% above current market rents) $6.30 $46.69 $28.13 $48.29 $25.47 
Alternativa B (40% above current market rents) $19.84 $72.32 $84.42 $76.09 $42.55 

Source: Economics Research Associates 
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 Continue to invest in public infrastructure and amenities. 

 Assemble larger parcels to provide better efficiency of development in order to attract more 

substantial developers. 

 Assemble land and then take a “write down” to make projects more feasible for developers by 

using tax increments from either the project itself or from pooled funds. 

 Utilize creative approaches to design for small lot development (e.g. allowing for second unit 

in the backyard of single family homes).   
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VII.  Affordable Housing Analysis 

ERA modeled seven scenarios (A through G) to evaluate the impact of various policy alternatives 

regarding density, parking requirements, and affordability restrictions, on the feasibility of a 

hypothetical affordable housing project.  This is not a residual land value analysis because we have 

incorporated the cost of the land into the development costs.  We assume land costs of $50 per 

square foot to measure the financing gap generated by each scenario.  The amount reported as 

„surplus/gap‟ under each of the different scenarios is the amount of funding which will be required 

from local or state sources to make the project work.  We assumed that the projects are financed with 

nine percent Low Income Housing Tax Credits (LIHTCs).  This type of financing is one of the most 

powerful financing mechanisms for the construction of affordable housing, but it is also extremely 

competitive to secure.  Only a few projects receive Nine Percent Tax Credit Awards in a given year. 

In preparing the affordable housing financial analysis, ERA reviewed the cost and parameters of three 

affordable housing pro formas recently prepared for the Redevelopment Agency by Keyser Marston 

Associates for Gateway I Family Apartments, La Entrada Family Apartments and Los Vientos Family 

Apartments.  Our pro forma analysis incorporated the following variables:  

 Parcel land area 

 Development program in units and square feet 

 Net rentable area 

 Gross building area 

 Average monthly rent and utility payments per unit 

 Rate of rent increase 

 Direct construction cost for building area and parking stall 

 Indirect construction cost 

 Construction interest terms and cost 

 Construction and permanent financing terms and cost 

 Debt coverage ratios 

 Operating cost and revenue 

 Permanent mortgage amortization 

 Developer‟s fee 

 Tax credits basis and pricing 

 Awards from other sources such as the Federal Home Loan Bank‟s Affordable Housing 
Program 
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The values of these variables are mainly based on regulations by the California Tax Credit Allocation 

Committee, which is the organization that oversees the Low Income Housing Tax Credit Program in 

the State of California. 

It is probable that an affordable housing project will be developed as a mixed-use project, which 

incorporates commercial space.  Our analysis excludes commercial space because affordable 

housing developers and most investors typically separate commercial space from rental apartments, 

at least on paper, so that even though the spaces may be in the same building, the income from the 

spaces, and much of the risk, will flow to different entities. By excluding commercial space we are in 

fact assuming that the commercial space will not generate significant profits which could subsidize 

the affordable housing project.  

The results of the analysis are presented in Table VII-1. The first part of the table describes the main 

characteristics of each scenario.  The scenarios seek to capture the effect on project feasibility of 

changing the project size (i.e. lot size), as well as its density, parking requirements, and affordability. 

The following are the main conclusions of the analysis: 

 Substantial local subsidies will be needed.  Most affordable housing projects financed with 

Low Income Housing Tax Credits (LIHTC) require a commitment of local sources.  The gap 

shown in each of the different scenarios presented can be thought of as the amount that the 

local agencies will have to provide to make the project feasible.  Under the assumptions 

described above, Scenario D (larger project with 129 units, moderately affordable for people 

earning 60 percent of the Area Median Income [AMI]
4
 and tuck under parking) appears to be 

                                                 
4
 The U.S. Department of Housing and Urban Development (HUD) publishes annual Income Limits applicable to 

low income housing funded with tax credits (LIHTC projects). The California Tax Credit Allocation Committee 
(CTCAC) utilizes the information published by HUD to calculate maximum rents and income limits for California 
LIHTC projects. CTCAC publishes maximum rents and income limits adjusted for household size for 58 counties 
in California. These maximum rents, adjusted for utility allowances, are used by affordable housing developers 
as guidelines for establishing rents for affordable housing units that qualify for Low Income Housing Tax Credits. 
The published gross maximum rents for the County of San Diego are as follows: 
 

Efficiency 1 BR 2 BR 3 BR 4 BR 5 BR

100% Income Level $1,444 $1,548 $1,856 $2,146 $2,394 $2,642

60% Income Level $867 $929 $1,114 $1,288 $1,437 $1,585

55% Income Level $794 $851 $1,021 $1,181 $1,317 $1,453

50% Income Level $722 $774 $928 $1,073 $1,197 $1,321

45% Income Level $650 $696 $835 $966 $1,077 $1,189

40% Income Level $578 $619 $743 $859 $958 $1,057

35% Income Level $505 $542 $650 $751 $838 $924

30% Income Level $433 $464 $557 $644 $718 $792  
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the most financially feasible given that it has the lowest gap per unit. However, this project is 

only feasible because it is not deeply affordable.  This puts the project at a disadvantage 

when applying for nine percent tax credits which are extremely competitive.  In order to be 

competitive a project needs to be more affordable than the minimum required. 

 Deeply affordable projects (i.e. a project where all rents are restricted to households earning 

30 percent or less than the area median income) will require operating subsidies in addition 

to capital contributions.  Scenarios E and F, where rents are restricted at 30 percent of AMI, 

fail to generate positive cash flow from year one.  Reducing the rent affordability (i.e. 

restricting rents at 60 percent of AMI), such as in Scenarios C and D, allows projects to 

generate positive cash flow and to repay deferred developer fee and perhaps repay some of 

the local conditional loans.  However, decreasing affordability reduces the chances that the 

project will receive a tax credit allocation.  Allocations of nine percent tax credits tend to favor 

projects that are more affordable (more affordable projects score higher during the 

application process). These contradictory forces can be overcome by creating projects with 

more units. See below. 

 Increasing density does not make projects more feasible if parking requirements are not 

relaxed.  Scenarios B and C, and E and F compare projects of similar affordability levels. 

Scenarios B and E have a 25 percent density bonus and Scenarios C and F have a 75 

percent density bonus.  In our analysis, Scenarios C and F are less feasible than B and E 

respectively because we have assumed that, due to parking requirements, as density 

increases it becomes necessary to build podium parking which tends to drive prices up.  If 

parking minimums were relaxed and density increased, the projects with higher density would 

be more feasible than those with lower density.  

 Projects with fewer than 40 units are difficult to finance.  Some development costs such as 

attorney, developer, and syndication fees do not vary by size of the project.  Therefore, costs 

are higher on a per unit basis.  Also, smaller projects generate less rent revenue which limits 

the ability of the developer to cover operating expenses and to increase the affordability of 

the project (a developer has to charge the highest rents possible to make the project 

feasible).  Affordable housing projects typically consist of 80 to 125 units.  Scenarios D and G 

present hypothetical developments of 129 units (23 units per acre).  Both of those projects 

                                                                                                                                                       
In a nutshell, we are using County AMI when calculating baseline rents. This is per CTCAC regulations. The only 
other CTCAC requirement is that rents for low-income units that receive LIHTCs must be 10% below market 
rents. „Market rents‟ are established by a market study of the area. The market area in this case is to be defined 
by the analyst taking into account the demographic and socio-economic characteristics, target tenant population, 
political jurisdictional boundaries, natural boundaries, experience of nearby comparable developments, 
accessibility to mass transit or key transportation corridors and commute patterns, and market perceptions.  
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require lower per unit subsidies than projects with similar affordability restrictions (Scenario D 

vs. Scenarios B and C, and Scenario G vs. Scenarios E and F).  Increasing the number of 

units in the project allows the developer to maintain deep affordability levels and still produce 

positive cash flows through year 14 (e.g. Scenario G).
5
  

Policy Considerations 

Based on the analysis of affordable housing scenarios ERA would recommend the following: 

 Set flexible affordability targets. Setting affordability restrictions too low limits the feasibility of 

projects.  

 Reduce parking standards that bring the requirements to 1 to 1.2 parking spaces per unit. 

 Set aside funds for affordable housing development. State funds for affordable housing such 

as Prop 1C funds are becoming scarce and there is no prospect for new funds at the state 

level given the budgeting issues in California.  Affordable housing development will 

increasingly depend on local funds to bridge the funding gaps. 

 Assemble larger parcels to enable development of projects with more units.  Increasing 

density could also help, but it also requires relaxing parking requirements.  

Table VII-2 illustrates the impact that these policies could have. Reducing the parking requirement so 

that a higher density project would not require podium parking reduces the amount of local subsidies 

needed significantly (see Scenario C two alternatives). Increasing the size of the project to 129 units 

on 3 acre lots and reducing parking requirements would allow the developer to have a project that is 

feasible in the long run (i.e. demonstrates positive cash flow through year 30) and still maintain the 

project at a relatively low average affordability by restricting rents from 30 to 60 percent AMI (see 

Scenario G two alternatives). 

                                                 
5
 Most lenders and funding sources would require 20 or 30 years of positive cash flow. 
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Table VII-1 
SUMMARY OF AFFORDABLE HOUSING SCENARIOS FOR BARRIO LOGAN 

Scenario A B C D E F G 
Site Area (SF) 14,000 14,000 14,000 130,680 14,000 14,000 130,680 
Description 25% Density Bonus 50% Density Bonus 75% Density Bonus No Density Bonus 50% Density Bonus 75% Density Bonus No Density Bonus 
Affordablity/Type 120% AMI For Sale 60% AMI Rental 60% AMI Rental 60% AMI Rental 30% AMI Rental 30% AMI Rental 30% AMI Rental 
Total Units 17 21 25 129 21 25 21 
Parking Spaces per Unit 2 1.60 1.59 1.59 1.60 1.59 1.59 
Sources of Funding 
Unit Sales/Permanent Loan $5,516,281 $1,860,212 $2,216,749 $11,423,695 $415,025 $495,143 $2,547,732 
Low Income Tax Credits (9%) $0 $3,708,042 $4,435,138 $22,770,584 $3,708,042 $4,435,138 $22,770,584 
Affordable Housing Program $0 $168,000 $200,000 $1,000,000 $168,000 $200,000 $1,000,000 
Deferred Developer Fee $0 $358,028 $455,310 $1,000,000 $358,028 $455,310 $1,000,000 
Total Sources $5,516,281 $6,094,281 $7,307,197 $36,194,279 $4,649,095 $5,585,591 $27,318,317 

Uses of Funding 
Development costs 1 $6,891,416 $7,040,115 $8,746,786 $41,700,669 $7,040,115 $8,746,786 $41,700,669 

per Net Sq. Ft. $574 $444 $463 $428 $444 $463 $428 

Gap/Surplus ($1,375,135) ($945,834) ($1,439,588) ($5,506,390) ($2,391,021) ($3,161,195) ($14,382,352) 
Per Unit ($80,890) ($45,040) ($57,584) ($42,685) ($113,858) ($126,448) ($111,491) 
Per SF Site Area ($98) ($68) ($103) ($42) ($171) ($226) ($110) 

Cash Flow 
Project generates cashflow through Year 30 Year 30 Year 30 Year 0 Year 0 Year 14 

Per Unit Costs 
Direct Costs $239,815 $209,381 $226,466 $209,378 $209,381 $226,466 $209,378 
Indirect Costs $95,830 $69,905 $72,037 $43,816 $69,905 $72,037 $43,816 
Financing Costs $28,556 $22,625 $23,368 $19,416 $22,625 $23,368 $19,416 
Development Costs w/o land $364,201 $301,910 $321,871 $272,610 $301,910 $321,871 $272,610 
Development Costs w/ land $405,377 $335,244 $349,871 $323,261 $335,244 $349,871 $323,261 

% of Total Costs 
Direct Costs 66% 69% 70% 77% 69% 70% 77% 
Indirect Costs 26% 23% 22% 16% 23% 22% 16% 
Financing Costs 8% 7% 7% 7% 7% 7% 7% 
1  Includes land costs at $50/sq.ft. Does not account for prevailing wages.  
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Table VII-2 
Policy Changes Impacts on Affordable Housing Development 

Scenario C C  
(w/ lower parking) 

G G  
(w/ lower parking and  

mixed affordability) 
Site Area (SF) 14,000 14,000 130,680 130,680 
Description 75% Density Bonus 75% Density Bonus No Density Bonus No Density Bonus 
Affordablity/Type 60% AMI Rental 60% AMI Rental 30% AMI Rental 36% AMI 
Total Units 25 25 21 129 
Parking Spaces per Unit 1.59 1.04 1.59 1.05 

Sources of Funding 
Unit Sales/Permanent Loan $2,216,749 $2,216,749 $2,547,732 $4,423,061 
Low Income Tax Credits (9%) $4,435,138 $4,435,138 $22,770,584 $22,770,584 
Affordable Housing Program $200,000 $200,000 $1,000,000 $1,000,000 
Deferred Developer Fee $455,310 $415,796 $1,000,000 $1,000,000 
Total Sources $7,307,197 $7,267,683 $27,318,317 $29,193,645 

Uses of Funding 
Development costs 1 $8,746,786 $8,040,288 $41,700,669 $41,017,050 

per Net Sq. Ft. $463 $426 $428 $421 

Gap/Surplus ($1,439,588) ($772,605) ($14,382,352) ($11,823,405) 
Per Unit ($57,584) ($30,904) ($111,491) ($91,654) 
Per SF Site Area ($103) ($55) ($110) ($90) 

Cash Flow 
Project generates cashflow through Year 30 Year 30 Year 14 Year 30 

Per Unit Costs 
Direct Costs $226,466 $204,728 $209,378 $204,783 
Indirect Costs $72,037 $67,301 $43,816 $43,483 
Financing Costs $23,368 $21,582 $19,416 $19,045 
Development Costs w/o land $321,871 $293,612 $272,610 $267,310 
Development Costs w/ land $349,871 $321,612 $323,261 $317,962 

% of Total Costs 
Direct Costs 70% 70% 77% 77% 
Indirect Costs 22% 23% 16% 16% 
Financing Costs 7% 7% 7% 7% 0 
1 
 Includes land costs at $50/sq.ft. Does not account for prevailing wages.  
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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate 

as of the date of this study; however, factors exist that are outside the control of Economics Research 

Associates, an AECOM company (ERA) and that may affect the estimates and/or projections noted 

herein.  This study is based on estimates, assumptions and other information developed by 

Economics Research Associates from its independent research effort, general knowledge of the 

industry, and information provided by and consultations with the client and the client's 

representatives.  No responsibility is assumed for inaccuracies in reporting by the client, the client's 

agent and representatives, or any other data source used in preparing or presenting this study. 

This report is based on information that was current as of August 2009 and Economics Research 

Associates has not undertaken any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 

may affect the estimates contained therein, no warranty or representation is made by Economics 

Research Associates that any of the projected values or results contained in this study will actually be 

achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 

"Economics Research Associates" in any manner without first obtaining the prior written consent of 

Economics Research Associates.  No abstracting, excerpting or summarization of this study may be 

made without first obtaining the prior written consent of Economics Research Associates.  This report 

is not to be used in conjunction with any public or private offering of securities, debt, equity, or other 

similar purpose where it may be relied upon to any degree by any person other than the client, nor is 

any third party entitled to rely upon this report, without first obtaining the prior written consent of 

Economics Research Associates.  This study may not be used for purposes other than that for which 

it is prepared or for which prior written consent has first been obtained from Economics Research 

Associates. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, 

conditions and considerations. 
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General & Limiting Conditions 

Every reasonable effort has been made to ensure that the data contained in this report are accurate 

as of the date of this study; however, factors exist that are outside the control of Economics Research 

Associates and that may affect the estimates and/or projections noted herein.  This study is based on 

estimates, assumptions and other information developed by Economics Research Associates from its 

independent research effort, general knowledge of the industry, and information provided by and 

consultations with the client and the client's representatives.  No responsibility is assumed for 

inaccuracies in reporting by the client, the client's agent and representatives, or any other data source 

used in preparing or presenting this study. 

This report is based on information that was current as of July 2008 and Economics Research 

Associates has not undertaken any update of its research effort since such date. 

Because future events and circumstances, many of which are not known as of the date of this study, 

may affect the estimates contained therein, no warranty or representation is made by Economics 

Research Associates that any of the projected values or results contained in this study will actually be 

achieved. 

Possession of this study does not carry with it the right of publication thereof or to use the name of 

"Economics Research Associates" in any manner without first obtaining the prior written consent of 

Economics Research Associates.  No abstracting, excerpting or summarization of this study may be 

made without first obtaining the prior written consent of Economics Research Associates.  This report 

is not to be used in conjunction with any public or private offering of securities, debt, equity, or other 

similar purpose where it may be relied upon to any degree by any person other than the client, nor is 

any third party entitled to rely upon this report, without first obtaining the prior written consent of 

Economics Research Associates.  This study may not be used for purposes other than that for which 

it is prepared or for which prior written consent has first been obtained from Economics Research 

Associates. 

This study is qualified in its entirety by, and should be considered in light of, these limitations, 

conditions and considerations. 
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Introduction 

A Brief History of Barrio Logan 
Barrio Logan is located along the San Diego harbor, just southeast of downtown, near the San Diego 

Convention Center, East Village and Petco Park.  Today, the Barrio Logan community can be best 

described as a patchwork of homes, commercial uses and industrial facilities surrounded by 

freeways, an industrial waterfront and a United States Navy Reservation.  It is also bisected by the 

Coronado Bridge.  This neighborhood was once one of San Diego’s oldest residential communities.  

The current residential community is predominantly Hispanic and appears to be of modest means.  

During the mid-1870’s, this area was targeted for development as the western terminus of the Texas 

and Pacific Railroad.  The terminus was never completed due to the stock market crash of the late 

1870s, and Los Angeles later prevailed as the western terminus of the Santa Fe Railroad.  By the turn 

of the century, the area had developed as a predominantly residential neighborhood.  Settled in the 

1910s and 1920s by Mexican immigrants escaping civil strife in Mexico, Barrio Logan became one of 

the largest Chicano communities on the West Coast.   

With the American naval build-up between the world wars, San Diego was becoming a Navy town.  

By World War II, the landside requirements of the Navy pre-empted other land uses along the Bay 

front and encroached into the residential community.  The Barrio Logan community lost parts of their 

residential neighborhood and direct access to the waterfront.  During the 1950s, several major 

changes occurred to further impact this community.  Industrial zoning and the construction of 

Interstate 5 and the Coronado Bridge fragmented this neighborhood. The neighborhood began to 

experience a proliferation of conflicting land uses, such as junk yards, and other blighting uses.  At 

the same time, following the mainstream American trend of suburbanization, many households 

moved out of Barrio Logan. 

The remaining Barrio Logan residents took an active role concerning the future of their community.  

They lobbied their elected representatives and staged demonstrations for a community park.  In 1970 

the City authorized the development of a park on a 1.8 acre plot of land under the Coronado Bridge.  

This park, known as Chicano Park, has been expanded to 7.9 acres and has gained recognition for 

its gallery of outdoor murals created by local Chicano artists.  It was designated a San Diego 

Historical site in 1980.  During the 1970s, the community seized the opportunity during the California 

Local Coastal Plan review process to revisit the community land use plan, and obtained important 

victories in terms of zoning and land use ordinances to restrict nuisance businesses in the 
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neighborhood.  Many of the existing junkyards were pushed out of Barrio Logan, and replaced with 

other more neighborhood-friendly uses like senior housing.  

More recently, Barrio Logan has benefited from several government policies designed to stimulate 

economic development.  In 1986, Barrio Logan was designated as San Diego’s first California 

Enterprise Zone, which allows provides income tax benefits to businesses located within the 

neighborhood.  In addition, a significant portion of Barrio Logan was adopted as a San Diego 

Redevelopment Project Area in 1992. This allows for the use of redevelopment powers such as land 

assembly and tax increment financing to support real estate development in Barrio Logan.  Barrio 

Logan is also a part of the federally-designated San Diego Renewal Community.  This designation 

allows businesses to claim a variety of federal income tax incentives such as capital gains tax 

exclusions, accelerated depreciation etc.  These tax advantages enhance the area’s attractiveness to 

commercial and industrial businesses, especially manufacturing. 

The Role of the Market Study 
Realizing that new and powerful economic forces are once again challenging this community, the City 

of San Diego has decided to prepare a new Barrio Logan Community Plan.  The City retained MIG 

Associates to prepare such a plan with a mandate to incorporate the interests and voices of the 

community.  Wishing to gain a more insightful understanding of the economic forces at work, the City 

also retained Economics Research Associates (ERA) to prepare the economic analyses required to 

develop an effective community plan.  ERA’s role includes the preparation of first a real estate market 

analysis, which is this document.  The market analysis, which describes the real estate market forces 

at work in this part of San Diego, will be used to inform the City, the Barrio Logan community and MIG 

Associates to formulate three planning alternatives for the future of this area.  Once these plan 

alternatives have been agreed to, ERA will evaluate them from several perspectives, including impact 

on the regional economy, impact on the City’s fiscal position, impact on the socio-economic outlook 

for the local community and impact on the public facilities financing plan.  

In this market report, ERA analyzed the real estate market demand for office, industrial, housing and 

retail uses in Barrio Logan.  Section I presents an Executive Summary of this analysis.  The economic 

and market forces at work in the San Diego region and Barrio Logan’s context within this growing 

region are reviewed in Section II.  The growth of Downtown San Diego and the potential implications 

for Barrio Logan’s future are analyzed in Section III.  Section IV examines the Port of San Diego’s 

growth and needs for adjacent real estate, and Section V analyzes locally generated demand for 

housing and retail services.  Section VI summarizes the overall real estate market outlook for Barrio 

Logan and anticipates some planning alternatives.   
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This report was prepared by the San Francisco office of ERA, with William “Bill” Lee serving as 

Principal-in-Charge and Chief Analyst.  Kevin Baba and Tanya Chiranakhon assisted with research, 

analysis and report preparation. 
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Section I: Executive Summary 

Regional Growth Trends 
From 1990 to 2007, the population of San Diego County has increased by over 600,000 residents, 

growing at an average annual rate of 1.3 percent.  San Diego Association of Governments 

(SANDAG) projects that the population growth of the county will continue to increase at approximately 

the same rate from 2010 to 2030. 

With considerable policy emphasis on downtown housing, the Centre City has added approximately 

13,500 residents from 2000 to 2008.  During this same period, the Barrio Logan Community Plan 

Area’s population remained approximately the same, adding about 400 residents to reach 4,000 

residents currently. SANDAG forecasts that the Centre City Community Plan Area will continue to 

experience rapid population growth, adding over 36,200 residents between 2010 and 2030, or 1,800 

per year.  With the high cost of gasoline and in town living becoming more fashionable, a significant 

portion of the future population growth of the San Diego region will be in the urban core. An update to 

the Barrio Logan community plan will likely affect the future population growth in the area.  However, 

SANDAG currently projects that Barrio Logan will add 1,400 residents between 2010 and 2030. 

Historically, downtown San Diego has remained one of the largest employment centers in the city.  In 

2000, SANDAG reports that the Centre City Community Plan Area contained over 77,000 employees, 

or roughly 10 percent of the city’s total workforce.  The Barrio Logan Community Plan Area has 9,500 

employees, accounting for slightly over one percent of the citywide labor force.  With approximately 

3,900 residents currently (excluding Naval personnel), there are approximately 2.4 jobs per resident 

in Barrio Logan.   SANDAG projects downtown employment will increase by over 22 percent, growing 

from 82,100 in 2010 to 100,400 in 2030.  Over the long term, as Downtown San Diego becomes 

increasingly built out, adjacent neighborhoods such as Barrio Logan are likely to experience 

development pressure for downtown type employment uses.   

Demographics of Barrio Logan 
The following summarizes the current demographic composition of Barrio Logan residents: 

 Historically, Barrio Logan has been a strong Hispanic community.  Over the past eight years, over 

80 percent of the residents in Barrio Logan claimed to be of Hispanic decent, compared with 25 

percent of those citywide.  SANDAG projects that by 2030, Barrio Logan will be home to over 

5,700 Hispanic residents, accounting for 87 percent of the Community Plan Area’s total 

population.    
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 Compared with the citywide average, Barrio Logan has a significantly younger population.  In 

2007, the median age in Barrio Logan was 28, compared to 44 in the Centre City and 35 citywide.  

This is due to the fact that many of the households in Barrio Logan are made up of families with 

young children. 

 Barrio Logan has larger households and lower incomes when compared to the San Diego 

average and particularly when compared to Centre City.  Since 2000, SANDAG estimates that 

Barrio Logan has lost about 76 households, or eight percent of its households.  At the same time, 

there has been an increase in household size from 3.6 in 2000 to almost 3.8 in 2008.  This may 

indicate an increasing tendency for families to “double up” in existing housing units due to the 

rising costs of housing in the area.  

 The average income per household member in Barrio Logan increased from $5,724 in 2000 to 

$6,235 in 2008.  During the same period, household income per person in the Centre City Plan 

Area increased from $16,006 to $20,275.    

Real Estate Market Trends in Barrio Logan 
ERA reviewed regional and local real estate market trends for office, housing, retail, industrial, and 

hotel development.  The following summarizes the existing market conditions in Barrio Logan for each 

of these land uses. 

Office 

Barrio Logan has 62,000 square feet of Class C office space, and that space has been fully occupied 

for the last eight years (Table II-14).  Recently, developers have started converting warehouse and 

industrial buildings into office and service commercial space in the East Village and in the portion of 

Barrio Logan north of the Coronado Bridge.  These developers believe that selected areas of Barrio 

Logan have substantial opportunity for upside return over the long term and have targeted buildings 

that are well suited for redevelopment with creative, open floor plans.  The tenants moving into these 

spaces include artists, architecture/design firms, technology companies, catering services, graphics 

and restaurants.  These businesses are either start-ups or relocating and expanding from the 

downtown.  Developers note that rental rates for new office space in Barrio Logan are typically $0.10 

to $0.25 per square foot per month less than comparable space in the East Village.  Current 

challenges for office development in Barrio Logan include a limited supply of buildings suitable for 

adaptive reuse and high cost of new construction given the rents achievable.  In addition, 

neighborhood resistance to growth and gentrification has made developers extremely cautious about 

building office space in Barrio Logan. 
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Retail 
The amount of retail space in Barrio Logan has remained at 321,000 square feet over the past eight 

years with the occupancy rate fluctuating between 94 and 99 percent.  Much of this retail space is 

small fast food eating establishments or local serving strip centers or grocery stores.  Presently, local 

residents must travel outside the community for many of their regular grocery or household 

purchases.  It is anticipated that the proposed Mercado project, currently planned to include a 

Hispanic grocery store, restaurants, and other neighborhood serving retail, will help to meet the local 

demand for retail in Barrio Logan, as well as drawing from the greater San Diego region. 

Industrial & Flex Space  

The amount of industrial square footage in Barrio Logan has been shrinking over the last eight years.  

This may be due to the demolition and conversion of existing industrial buildings.  Between 1999 and 

2007, the occupied industrial inventory in Barrio Logan dropped from 1.8 million square feet to 1.6 

million square feet.   

Most of the industrial tenants in Barrio Logan are either associated maritime trade operations at the 

Port of San Diego, services that supply downtown restaurants and retail users, or grandfathered uses 

that cannot be located to other parts of the city (i.e. transmission or auto/body welders).  Industrial 

brokers note that most of the demand is for buildings in the 5,000 to 10,000 square foot range.  

Rental rates for industrial space ranges from $0.60 NNN per square foot per month (for enclosed 

warehouse space) to $0.90 NNN per square foot per month (for buildings with outside yard).  

Moreover, most note that while demand remains high for industrial space in Barrio Logan, the rising 

land values and rental rates have made it increasingly difficult for existing tenants to expand their 

operations.   

Hotel 

With expansion of its convention center, development of the waterfront and maturation of the 

Gaslamp District, the city of San Diego has been highly successful in growing the tourism component 

of its economy.  Over the past ten years, hotel room revenues in the city, as estimated by transient 

occupancy tax collections, have nearly doubled. 
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Given its proximity to downtown and Petco Park, Barrio Logan is likely to become attractive to hotel developers in the future.  

Based on the market demand for real estate moving forward in the San Diego region, ERA estimated the amount of development possible 

in Barrio Logan in the long term.  Our estimates are summarized in Table I-1.   

Table I-1
ESTIMATED DEMAND IN BARRIO LOGAN FOR MARKET RATE DEVELOPMENT

Low High Low High Low High

Office Demand
    Gross SF 75,000 125,000 196,000 280,000 271,000 405,000
    Estimated Acreage 2 4 4 5 6 9

Housing Demand (Market Rate)
    Number of Units 510 630 900 1,100 1,410 1,730
    Estimated Acreage 12 14 19 23 30 37

Hotel Demand
    Units 136 160 308 350 444 510
    Estimated Acreage 3 4 6 7 9 11

Retail & Restaurant Demand
   Gross SF 44,550 56,650 81,800 102,000 126,350 158,650
    Estimated Acreage 3 3 4 5 6 8

Total Acreage for New Demand 19 25 32 40 52 65

Source: Estiamted by Economics Research Associates

2011-2020 2021-2030 Total 2011-2030

 

The above estimates are purely a reflection of market-based demand for each of the land uses.  The community plan will determine how 

much of these land uses are desirable or appropriate, and at which locations. 
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Dominant Market Forces 
ERA identified three types of real estate market forces which have the potential to influence future 

development within the Barrio Logan Community Plan Area.  These included: 

 A growing Port of San Diego and its associated industrial land requirements. 

 Growth from the within the existing Barrio Logan community. 

 The expansion of Downtown San Diego. 

While the Port is interested in maintaining an area for the expansion of maritime industrial uses, these 

heavy industrial uses are able to support land values only one-fourth or one-fifth of the values 

supported by the more vertical development associated with downtown expansion.  Many Port-related 

businesses are interested in expanding. Some Barrio Logan employers such as NASSCO have 

moved their expansions into Otay Mesa because they could not be accommodated at the Port of San 

Diego.  There is clearly strong demand for industrial space in Barrio Logan, but some of the large-

scale industrial businesses face difficulties remaining or expanding in Barrio Logan because they 

cannot compete in terms of land values against urban housing or office development.  However, 

many of these businesses are integral to the regional economy and could not be easily replaced or 

relocated to other parts of the county. 

The Barrio Logan community has expressed a strong interest in additional affordable housing and 

neighborhood-supporting retail development.  The development of more affordable housing units will 

be influenced by the regional need for affordable housing units, availability of public and/or non-profit 

agency financing, and other considerations outside of the private real estate market.  The forecast of 

household growth in Barrio Logan is fairly modest, and can support limited additional commercial 

development, given current unemployment and household income levels.  It is anticipated that much 

of the demand for locally serving retail in Barrio Logan will be met by the planned Mercado 

development, which will also need to attract patrons from well beyond the boundaries of Barrio Logan 

in order to be successful. However, if the income levels of Barrio Logan residents improves 

significantly, or higher density housing is developed in the neighborhood, resulting in a larger number 

of households, some retail development in addition to the Mercado may be supportable.     

The third dominant real estate market force flowing into Barrio Logan is the land requirements of an 

expanding Downtown San Diego.  The northerly portion of the Barrio Logan Community Plan Area is 

facing pressure for additional market-rate housing, office, and possibly hotel development.  Housing 

and office space, if developed in this neighborhood, would offer lower per square foot costs as 
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compared to the downtown and East Village.  The portion of Barrio Logan most attractive for market-

rate real estate development is the area northwest of the Coronado Bridge, which is very accessible 

and considered by brokers and developers as a natural extension of the downtown and East Village.   
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Section II: Growth of San Diego Region 

The future market demand for different land uses within Barrio Logan will be influenced by regional economic forces and market trends in the 

surrounding neighborhoods.  In this section, ERA analyzed the historic and projected socioeconomic and market trends for the region, city of 

San Diego and the Southeastern San Diego Community Plan Areas (Barrio Logan, Centre City and Southeastern San Diego).   

Demographic Trends for the Region and Barrio Logan 

Population Trends 
From 1990 to 2007, San Diego County gained over 600,000 people.  Over one-third of this increase, or 206,000, occurred in the city of San 

Diego.  The California Department of Finance estimates that the city of San Diego’s population was approximately 1.3 million in 2007, 

accounting for almost 43 percent of the county’s total population (see Table II-1).  San Diego Association of Governments (SANDAG) 

anticipates that growth in the city of San Diego will continue to account for a large percentage of the overall regional growth.  The county is 

projected to reach 4.0 million by 2030 with the city population reaching 1.7 million by that year.  In total, 291,000 new residents will be added 

between 2010 and 2030 in the city of San Diego, constituting approximately 40 percent of the regional growth (see Table II-2).    

 
Table II-1
San Diego Area Population Growth 1

Abs. Rate of Abs. Rate of
Region 1990 2000 2001 2002 2003 2004 2005 2006 2007 Growth Growth Growth Growth

City of San Diego        1,110,623 1,223,415 1,241,805 1,256,007 1,278,828 1,287,602 1,297,093 1,305,625 1,316,837 206,214 1.0% 93,422 1.1%

National City       54,249 54,260 55,930 58,108 59,931 57,654 61,204 61,123 61,115 6,866 0.7% 6,855 1.7%

Chula Vista         135,160 173,543 181,464 190,946 200,271 208,768 216,999 223,533 227,723 92,563 3.1% 54,180 4.0%

Coronado            26,540 24,100 23,985 25,957 26,427 23,065 23,567 22,898 22,957 (3,583) -0.8% (1,143) -0.7%

Imperial Beach      26,512 26,992 27,348 27,537 27,696 27,728 27,638 27,572 27,709 1,197 0.3% 717 0.4%

San Diego County 2,498,016 2,813,833 2,864,408 2,921,273 2,972,832 3,011,526 3,038,579 3,064,113 3,098,269 600,253 1.3% 284,436 1.4%

1Data for 1990, 2000 is as of April of that year.  All other data is as of January of that year.
Source: Bureau of Census, California Dept. of Finance and ERA 

1990 - 2007 2000 - 2007
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Table II - 2
Regional Projected Population Trends

2010-2030

Region 2010 2020 2030
Abs. 

Increase
Rate of 
Growth

Abs. 
Increase

Rate of 
Growth

Abs. 
Increase

City of San Diego        1,365,130 1,514,336 1,656,257 149,206 1.0% 141,921 0.9% 291,127

National City       59,905 69,104 72,241 9,199 1.4% 3,137 0.4% 12,336

Chula Vista         248,174 289,304 316,445 41,130 1.5% 27,141 0.9% 68,271

Coronado            27,512 29,738 31,038 2,226 0.8% 1,300 0.4% 3,526

Imperial Beach      28,331 32,590 36,125 4,259 1.4% 3,535 1.0% 7,794

San Diego County 3,245,279 3,635,855 3,984,753 390,576 1.1% 348,898 0.9% 739,474

Source: SANDAG

2010 - 2020 2020 - 2030

 
With considerable policy emphasis on downtown housing, the Centre City Community Plan Area led 

Southeastern San Diego in population growth.  Between 2000 and 2008, Centre City added 

approximately 13,500 residents (see Table II-3).  In contrast, the Barrio Logan Community Plan Area 

added about 400 people during this eight year period.  An update to the Barrio Logan community plan 

will likely affect the future population growth in the area.  However, SANDAG currently projects that 

Barrio Logan will add 1,400 residents between 2010 and 2030.  As illustrated in Table II-4, SANDAG 

expects that the Centre City Community Plan Area will continue to experience rapid population 

growth, adding over 36,200 residents between 2010 and 2030, or 1,800 per year.  With the high cost 

of gasoline and in town living becoming more fashionable, a significant portion of the future 

population growth of the San Diego region will be in the urban core.  
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Table II - 3
City of San Diego Historic Population Growth, by Community Plan Area

Abs. Rate of
Region 2000 2008 Growth Growth

San Diego County 2,813,833 3,146,274 332,441 1.4%

City of San Diego 1,223,415 1,336,865 113,450 1.1%

Barrio Logan
Total Population 3,636 4,045 409 1.3%

Centre City
Total Population 17,513 30,976 13,463 7.4%

Southeastern San Diego
Total Population 57,571 59,969 2,398 0.5%

32nd Street Naval Station
Total Population 7,139 5,638 (1,501) -2.9%

Source: SANDAG, California Department of Finance, ERA

2000 - 2008

 

 

Table II - 4
City of San Diego Projected Population Trends, By Community Plan Area

Region 2010 2020 2030
Abs. 

Increase
Rate of 
Growth

Abs. 
Increase

Rate of 
Growth

San Diego County 3,245,279 3,635,855 3,984,753 739,474 1.1% 348,898 0.9%

City of San Diego 1,365,130 1,514,336 1,656,257 291,127 1.0% 141,921 0.9%

Barrio Logan
Total Population 4,226 5,701 6,626 1,475 3.0% 925 1.5%

Centre City
Total Population 40,933 59,474 77,169 18,541 3.8% 17,695 2.6%

Southeastern San Diego
Total Population 60,078 65,049 69,750 4,971 0.8% 4,701 0.7%

32nd Street Naval Station
Total Population 5,598 5,598 5,598 0 0.0% 0 0.0%

Source: SANDAG

2010 - 2020 2020 - 2030
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Ethnicity 

Historically, Barrio Logan has been a strong Hispanic community.  Over the past seven years, over 

80 percent of the residents in Barrio Logan claimed to be of Hispanic decent, compared with 25 

percent of those citywide (see Table II-5).  SANDAG projects that by 2030, Barrio Logan will be home 

to over 5,700 Hispanic residents, 87 percent of the Community Plan Area’s total population (see 

Table II-6).      

Table II - 5
City of San Diego Historic Hispanic Population Growth, by Community Plan Area

Abs. Rate of
Community Plan Area 2000 2008 Growth Growth

City of San Diego
Total Hispanic Population 310,752 370,680 59,928 2.2%
Percent Hispanic Population 25% 28% 2%

Barrio Logan
Total Hispanic Population 3,143 3,423 280 1.1%
Percent Hispanic Population 86% 85% -2%

Centre City
Total Hispanic Population 4,051 9,571 5,520 11.3%
Percent Hispanic Population 23% 31% 8%

Southeastern San Diego
Total Hispanic Population 45,258 49,143 3,885 1.0%
Percent Hispanic Population 79% 82% 3%

32nd Street Naval Station
Total Hispanic Population 1,093 864 (229) -2.9%
Percent Hispanic Population 15% 15% 0%

Source: SANDAG

2000 - 2008
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Table II - 6
City of San Diego Projected Hispanic Population Trends, By Community Plan Area

Community Plan Area 2010 2020 2030
Abs. 

Increase
Rate of 
Growth

Abs. 
Increase

Rate of 
Growth

City of San Diego
Total Hispanic Population 410,025 520,211 601,906 110,186 2.4% 81,695 2.1%
Percent Hispanic Population 30% 34% 36% 4% - 2% -

Barrio Logan
Total Hispanic Population 3,607 4,821 5,757 1,214 2.9% 936 2.6%
Percent Hispanic Population 85% 85% 87% -1% - 2% -

Centre City
Total Hispanic Population 14,365 23,474 33,419 9,109 5.0% 9,945 5.2%
Percent Hispanic Population 35% 39% 43% 4% - 4% -

Southeastern San Diego
Total Hispanic Population 49,963 55,450 60,969 5,487 1.0% 5,519 1.4%
Percent Hispanic Population 83% 85% 87% 2% - 2% -

32nd Street Naval Station
Total Hispanic Population 853 853 853 0 0.0% 0 0.0%
Percent Hispanic Population 15% 15% 15% 0% - 0% -

Source: SANDAG

2010 - 2020 2020 - 2030

 

Age  
Compared with the citywide average, Barrio Logan has a younger population (see Table II-7).  In 

2008, the median age in Barrio Logan was 28 as compared to 44 for Centre City and 35 for the 

citywide average. 

Table II - 7
City of San Diego Median Age Trends, by Community Plan Area

Region 2000 2008 2010 2020 2030

Barrio Logan 25.7 27.8 28.6 32.6 36.6

Centre City 40.2 44.1 43.2 44.9 46.8

City of San Diego 32.6 35.1 34.2 35.8 38.0

Source: SANDAG    
 

Household Size and Income 

Barrio Logan has larger households and lower incomes when compared to the San Diego average 

and particularly when compared to Centre City.  Since 2000, SANDAG estimates that Barrio Logan 

has lost about 76 households, or eight percent of its households (see Table II-8).  At the same time, 

there has been an increase in household size from 3.6 in 2000 to almost 3.8 in 2008.  This may 
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indicate an increasing tendency for families to “double up” in existing housing units due to the rising 

costs of housing in the area. The income per household member increased from $5,724 in 2000 to 

$6,235 in 2008.  Meanwhile, the household income per person for the Centre City Plan Area rose 

from $16,006 to $20,275 over this same period. 

Table II - 8
City of San Diego Historic Household Trends, by Community Plan Area

Region 2000 2008
Abs. 

Increase
Rate of 
Growth

Barrio Logan
Total Households 976 900 (76) -1.0%
Average Household Size 3.60 3.77 0.17
Median Household Income 1 $20,605 $23,506 $2,901
Income per HH Member $5,724 $6,235 $511

Centre City
Total Households 8,555 17,428 8,873 9.3%
Average Household Size 1.43 1.54 0.11
Median Household Income 1 $22,888 $31,224 $8,336
Income per HH Member $16,006 $20,275 $4,270

Southeastern San Diego
Total Households 14,236 14,331 95 0.1%
Average Household Size 4.02 4.14 0.12
Median Household Income 1 $23,554 $25,723 $2,169
Income per HH Member $5,859 $6,213 $354

City of San Diego
Total Households 450,691 487,775 37,084 1.0%
Average Household Size 2.61 2.65 0.04
Median Household Income 1 $45,826 $49,422 $3,596
Income per HH Member $17,558 $18,650 $1,092

1 Adjusted for Inflation
Source: SANDAG

2000 - 2008

 
 

SANDAG forecasts that the Barrio Logan community will add over 560 new households by 2030, an 

increase of almost 60 percent from the 940 households in 2010.  While sizable for Barrio Logan, this 

household growth represents a small percentage of the total increase in new households projected 

for Downtown San Diego (see Table II-9).  Although SANDAG’s forecasts provide some context, the 

new Barrio Logan Community Plan will largely determine how many new households will come into 

this area.      
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Table II - 9
Community Plan Area Projected Household Trends, 2010 - 2030

Region 2010 2020 2030
Abs. 

Increase
Rate of 
Growth

Abs. 
Increase

Rate of 
Growth

Barrio Logan
Total Households 937 1,321 1,499 384 3.5% 178 1.3%
Average Household Size 3.69 3.70 3.83 0.01 0.13
Median Household Income 1 $25,599 $27,288 $29,268 $1,689 $1,980

Centre City
Total Households 22,815 32,828 46,193 10,013 3.7% 13,365 3.5%
Average Household Size 1.53 1.62 1.52 0.09 (0.10)
Median Household Income 1 $27,884 $31,226 $35,982 $3,342 $4,756

Southeastern San Diego
Total Households 14,395 15,431 15,560 1,036 0.7% 129 0.1%
Average Household Size 4.10 4.13 4.36 0.03 0.23
Median Household Income 1 $26,734 $28,105 $29,643 $1,371 $1,538

City of San Diego
Total Households 496,747 546,835 585,161 50,088 1.0% 38,326 0.7%
Average Household Size 2.62 2.65 2.70 0.03 0.05
Median Household Income 1 $52,040 $55,550 $59,300 $3,510 $3,750

1 Adjusted for Inflation
Source: SANDAG

2010 - 2020 2020 - 2030

 
 

Regional Economy and Employment Trends 
Over the past twelve years, the San Diego regional economy added 330,000 jobs, an increase of 

about 33 percent.  The county currently has about 1.3 million jobs.  More than half of the new jobs 

added (185,300) were in the services sector, including information technology, professional and 

businesses services, education and health services, leisure and hospitality services and other 

services.  The manufacturing sector actually lost jobs as technology replaced manpower and as the 

more labor intensive blue collar jobs moved to lower cost areas.  The construction sector expanded 

rapidly, peaked in 2006 and is currently on the decline due to the onset of the national housing 

slowdown.  The San Diego regional economy is in transition into a service and knowledge based 

economy with the government and manufacturing sectors declining in relative importance (Table II-
10). 
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Table II - 10
San Diego County Employment Growth, By Industry

Employment Category 1995 2000 2001 2002 2003 2004 2005 2006 2007 Absolute Percentage

Total, All Industries 989,300 1,205,200 1,229,800 1,241,700 1,251,300 1,271,500 1,292,800 1,312,500 1,319,000 329,700 33.3%

Annual Change 41,200 24,600 11,900 9,600 20,200 21,300 19,700 6,500
Annual Percentage Change 3.5% 2.0% 1.0% 0.8% 1.6% 1.7% 1.5% 0.5%

  Total Farm 10,800 11,400 11,400 11,000 11,200 11,100 10,700 10,900 10,800 0 0.0%

  Total Nonfarm 978,500 1,193,800 1,218,400 1,230,700 1,240,100 1,260,300 1,282,100 1,301,600 1,308,200 329,700 33.7%
Natural Resources and Mining 300 300 300 300 300 400 400 500 400 100 33.3%
Construction 44,500 69,700 75,100 76,400 80,200 87,700 90,800 92,700 87,200 42,700 96.0%
Manufacturing 106,800 122,600 119,000 112,300 105,300 104,300 104,500 103,900 102,100 -4,700 -4.4%
Transportation and Utilities 26,900 29,800 32,000 29,300 27,300 28,400 28,400 28,700 28,800 1,900 7.1%
Wholesale Trade 33,400 39,100 41,500 41,300 41,600 41,900 43,600 45,100 45,500 12,100 36.2%
Retail Trade 115,500 133,800 135,600 138,000 140,800 144,900 147,400 148,300 148,700 33,200 28.7%
Finance, Ins. and Real Estate 57,300 71,200 72,000 75,000 79,900 81,900 83,200 83,700 80,400 23,100 40.3%
All Services1     407,700 520,900 529,300 538,500 547,400 556,400 568,700 580,900 593,000 185,300 45.5%

         Information 26,100 39,200 38,800 37,700 36,900 36,600 37,400 37,300 38,000 11,900 45.6%
         Prof and Business Services 135,200 195,200 198,200 201,700 201,200 204,500 210,400 213,600 216,500 81,300 60.1%
         Ed and Health Services 97,500 115,300 116,000 119,700 121,800 121,700 122,500 125,100 128,800 31,300 32.1%
         Leisure and Hospitality 113,300 129,000 131,400 133,800 140,700 145,700 149,600 156,500 160,900 47,600 42.0%
         Other Services 35,600 42,200 44,900 45,600 46,800 47,900 48,800 48,400 48,800 13,200 37.1%

Government 186,100 206,600 213,800 219,700 217,300 214,300 215,100 217,900 222,100 36,000 19.3%

1Services category includes the Information, Professional and Business Services, Educational and Health Services, Leisure and Hospitality, and Other Services Categories.
Source: State of California, Department of Employment Development

Growth 1995-07

 

 

In 2000, the 777,600 employees in the city of San Diego accounted for over 55 percent of county’s total jobs.  Over the 2010 to 2030 period, 

SANDAG projects that the county will add approximately 340,000 jobs and 130,000 of those will be in San Diego (see Table II-11). 
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Table II - 11
Historic & Projected Employment Trends, by City, 2000 - 2030

Region 2000 2010 2020 2030
Abs. 

Increase
Percent 
Growth

San Diego County 1,384,676 1,573,742 1,741,033 1,913,682 339,940 21.6%

City of San Diego           777,600 880,326 956,165 1,010,157 129,831 14.7%

National City       24,763 28,214 28,956 30,418 2,204 7.8%

Chula Vista         53,731 69,421 82,401 109,780 40,359 58.1%

Coronado            29,913 33,935 34,041 34,043 108 0.3%

Imperial Beach      3,931 4,189 4,539 4,792 603 14.4%

Note: Includes both Civilian and Military Employment
Source: SANDAG

2010 - 2030

 
 

Employment Trends, by Community Plan Area 

Historically, downtown San Diego has remained one of the largest employment centers in the city.  In 

2000, SANDAG reports that the Centre City Community Plan Area contained over 77,000 employees, 

or roughly 10 percent of the city’s total workforce.  In contrast, the neighboring Barrio Logan 

Community Plan Area has only 9,500 employees accounting for just over one percent of the citywide 

labor force (see Table II-12).   SANDAG projects downtown employment will increase by over 22 

percent, growing from 82,100 in 2010 to 100,400 in 2030.  Over the long term, as Downtown San 

Diego becomes increasingly built out, adjacent neighborhoods such as Barrio Logan are likely to 

experience development pressure for downtown type employment uses.   
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Table II - 12
Historic & Projected Employment Trends, by Community Plan Area, 2000 - 2030

Region 2000 2010 2020 2030
Abs. 

Increase
Rate of 
Growth

Abs. 
Increase

Rate of 
Growth

Community Plan Area

Barrio Logan 9,513 9,774 10,424 11,049 650 0.6% 625 0.6%

Centre City 77,161 82,108 93,998 100,407 11,890 1.4% 6,409 0.7%

Southeastern San Diego 9,718 10,510 11,351 11,771 841 0.8% 420 0.4%

32nd Street Naval Station 14,503 17,107 17,211 17,397 104 0.1% 186 0.1%

City of San Diego 777,600 880,326 956,165 1,010,157 75,839 0.8% 53,992 0.6%

Percent of City of San Diego

Barrio Logan 1.2% 1.1% 1.1% 1.1% 0.0% - 0.0% -

Centre City 9.9% 9.3% 9.8% 9.9% 0.5% - 0.1% -

Southeastern San Diego 1.2% 1.2% 1.2% 1.2% 0.0% - 0.0% -

32nd Street Naval Station 1.9% 1.9% 1.8% 1.7% -0.1% - -0.1% -

Note: Includes both Civilian and Military Employment
Source: SANDAG

2010 - 2020 2020 - 2030

 

Office Market Trends 

City of San Diego Office Market 

After a few years of slow office space growth following the 2001 recession, the city of San Diego 

recently experienced a steady climb in total occupied office inventory.  As presented in Figure II-1, 

the total occupied office inventory in the city averaged around 57 million square feet between 2001 

and 2003.  However, from 2004 to 2007 the city absorbed over 5.1 million square feet of office space, 

and the total occupied inventory reached 64 million by 2007 (see Table II-13).  Over the past eight 

years, citywide office absorption has averaged approximately 1.3 million square feet per year. 
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Figure II-1: City of San Diego Occupied Office Space 
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Source: Costar Property 

Table II - 13
City of San Diego Office Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Net 
Absorption

Vacancy 
Rate

Rental 
Rate

1999 57,972,783 53,376,018 1,093,706 8% $21.90
2000 60,339,045 56,269,265 3,088,648 7% $24.20
2001 63,206,730 56,525,235 1,048,052 11% $26.00
2002 65,011,521 57,089,412 263,458 12% $26.70
2003 65,758,733 57,855,895 685,810 12% $26.30
2004 66,647,717 59,968,738 1,653,907 10% $27.10
2005 67,970,590 61,987,300 1,861,147 9% $28.90
2006 69,850,702 62,614,912 986,305 10% $30.80
2007 72,412,887 63,944,918 608,889 12% $32.50

Avg Annual Absorption 1,254,436

Source: CoS tar P roperty; Economics R esearch Associates, 2008  

With this demand growth, average rental rates have grown from $26 per square foot per year in 2001 

to almost $33 per square foot per year by 2007.   
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Barrio Logan Office Space 

Barrio Logan has 62,000 square feet of Class C office space, and that space has been fully occupied 

for the last eight years (Table II-14).  Recently, developers have started converting warehouse and 

industrial buildings into office and service commercial space in the East Village and in the portion of 

Barrio Logan north of the Coronado Bridge.  These developers believe that selected areas of Barrio 

Logan have substantial opportunity for upside return over the long term and have targeted buildings 

that are well suited for redevelopment with creative, open floor plans.  The tenants moving into these 

spaces include artists, architecture/design firms, technology companies, catering services, graphics 

and restaurants.  These businesses are either start-ups or relocating and expanding from the 

downtown.    Developers note that rental rates for new office space in Barrio Logan are typically $0.10 

to $0.25 per square foot per month less than comparable space in the East Village.  Current 

challenges for office development in Barrio Logan include a limited supply of buildings suitable for 

adaptive reuse and high cost of new construction given the rents achievable.  In addition, 

neighborhood resistance to growth and gentrification has made developers extremely cautious about 

building office space in Barrio Logan. 

Table II -14
Barrio Logan Office Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Vacancy 
Rate

1999 61,648 61,648 0 0%
2000 61,648 61,648 0 0%
2001 61,648 61,648 0 0%
2002 61,648 61,648 0 0%
2003 61,648 61,648 0 0%
2004 61,648 61,648 0 0%
2005 61,648 61,648 0 0%
2006 61,648 61,648 0 0%
2007 61,648 61,648 0 0%

Source: CoS tar P roperty; Economics R esearch Associates, 2008  
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Retail Market Trends 

Taxable Retail Sales Trends 

Over the last decade, total taxable retail sales in the San Diego County have increased by almost 90 percent from $7.9 billion in 1996 to $14.8 

billion in 2006.  The growth of the suburban communities over time has caused the city of San Diego’s share of countywide taxable sales to 

decline.  The city’s share of countywide taxable retail sales has slipped from 46 percent in 1996 to 43 percent in 2006 (Table II-15).  San 

Diego’s emergence as a national and global tourist and convention destination, leading to sharp gains in restaurant sales, has offset the 

suburbanization of population and the resulting dispersion of neighborhood serving retail.  It is therefore not surprising that San Diego’s 

restaurant sector generated the largest gain in taxable retail sales, gaining some $1.1 billion in sales over ten years ago.  Furthermore, the 

city’s restaurant sales constituted almost 55 percent of the total in the county.   

Table II - 15
City of San Diego Taxable Sales Trends, 1996 – 2006
(Thousands of Dollars)

Rate of 
1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 Growth

Apparel Stores $451,984 $485,551 $530,734 $542,041 $588,012 $616,146 $681,338 $732,526 $785,563 $865,833 $924,301 7.4%

Gen. Merchandise & Drug 1,304,649 1,354,698 1,436,535 1,597,102 1,794,468 1,861,711 1,926,369 2,040,450 2,142,892 2,170,831 2,236,087 5.5%

Food Stores 521,014 554,625 582,183 622,909 662,346 673,384 690,819 696,398 741,899 801,351 843,800 4.9%

Eating & Drinking Places 1,307,079 1,380,894 1,496,032 1,603,968 1,772,507 1,851,340 1,931,214 2,066,425 2,197,430 2,311,013 2,466,681 6.6%

Furnishing & Appliances 492,104 444,930 469,158 546,746 619,383 684,858 664,607 690,345 728,841 747,339 706,043 3.7%

Bldg Materials & Farm Eqmt 469,293 603,365 716,231 809,022 944,386 1,093,716 1,160,915 1,248,903 1,440,726 1,396,894 1,427,987 11.8%

Auto Dealers & Supplies 1,089,331 1,189,462 1,331,411 1,519,137 1,745,186 1,868,692 2,033,999 2,138,480 2,213,662 2,228,510 2,132,207 6.9%

Service Stations 672,559 673,078 614,156 742,143 977,675 966,913 959,059 1,085,386 1,232,354 1,398,512 1,567,032 8.8%

Other Retail Stores 1,555,020 1,686,807 1,790,441 1,948,871 2,173,098 2,114,389 2,085,876 2,232,817 2,375,353 2,465,882 2,527,653 5.0%

Total City of San Diego $7,863,033 $8,373,410 $8,966,881 $9,931,939 $11,277,061 $11,731,149 $12,134,196 $12,931,730 $13,858,720 $14,386,165 $14,831,791 6.6%
Annual Growth - 6.5% 7.1% 10.8% 13.5% 4.0% 3.4% 6.6% 7.2% 3.8% 3.1%

Total San Diego County $17,141,385 $18,402,311 $19,936,526 $22,235,683 $24,953,089 $26,263,338 $27,421,599 $29,520,551 $32,345,460 $33,784,795 $34,619,067 7.3%
Share of County 45.9% 45.5% 45.0% 44.7% 45.2% 44.7% 44.3% 43.8% 42.8% 42.6% 42.8%

Note: Taxable retail store sales does not include business to business sales conducted outside of retail stores or sales of home businesses
Source: California Board of Equalization  
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City of San Diego Retail Market 

Between 1999 and 2007, the total occupied retail inventory in the city grew from 45.5 million square 

feet to just over 50 million square feet.  During these eight years, the average citywide retail space 

absorption was 563,000 square feet per year.  However, as shown in Figure II-2 below, the year to 

year absorption varied widely.   Since 1999, the average citywide retail occupancy rates have not 

dropped below 96 percent.  Meanwhile, over the eight year period, average rental rates more than 

doubled from $11.60 per square foot per year in 1999 to $26.60 in 2007 (see Table II-16).    

Barrio Logan Retail Space 
The amount of retail space in Barrio Logan has remained at 321,000 square feet over the past eight 

years with the occupancy rate fluctuating between 94 and 99 percent (see Table II-17).  Much of this 

retail space is small fast food eating establishments or local serving strip centers or grocery stores.  

Presently, local residents must travel outside the community for many of their regular grocery or 

household purchases.   

Figure II-2: City of San Diego Retail Absorption 
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Table II – 16
City of San Diego Retail Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Vacancy 
Rate

Rental 
Rate

1999 46,546,050 45,537,293 (113,005) 2% $11.58
2000 48,338,043 47,211,914 1,701,739 2% $13.09
2001 49,120,282 47,686,467 467,264 3% $16.12
2002 49,367,849 47,908,314 244,409 3% $22.35
2003 49,824,843 48,375,760 467,827 3% $21.60
2004 50,424,651 49,151,217 756,546 3% $26.82
2005 50,845,720 49,073,833 (117,311) 3% $24.82
2006 51,008,649 49,090,314 77,784 4% $26.56
2007 51,454,059 50,047,570 (140,012) 3% $26.59

Avg Annual Absorption 371,693

Source: CoS tar P roperty; Economics R esearch Associates, 2008  

Table II – 17
Barrio Logan Retail Market, 1999 – 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Vacancy 
Rate

1999 320,621 311,621 4,500 3%
2000 320,621 313,621 2,000 2%
2001 320,621 312,921 (700) 2%
2002 320,621 306,021 (6,900) 5%
2003 320,621 305,521 (500) 5%
2004 320,621 306,921 1,400 4%
2005 320,621 302,171 (4,750) 6%
2006 320,621 308,171 6,000 4%
2007 320,621 318,464 (2,157) 1%

Avg Annual Absorption (123)

Source: CoS tar P roperty; Economics R esearch Associates, 2008  
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Industrial & Flex Space Market Trends 

City of San Diego Industrial & Flex Space Market 

Over the last eight years, the amount of occupied industrial space in the city of San Diego increased 

by 5.5 million square feet, an average annual absorption of 680,000 square feet per year.  The 

stability in the San Diego industrial market was marked by occupancy rates that never dropped below 

91 percent, and rental rates which grew from $7.50 per square foot per year in 1999 to $8.50 in 2007 

(see Table II-18).     

Table II – 18
City of San Diego Industrial Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Vacancy 
Rate

Rental 
Rate

1999 41,066,447 38,427,489 306,554 6% $7.53
2000 41,660,363 39,542,713 1,144,410 5% $7.63
2001 42,345,169 40,203,262 775,334 5% $7.40
2002 43,050,478 40,228,320 (122,260) 7% $7.55
2003 44,239,441 40,666,604 706,907 8% $7.41
2004 44,970,878 41,791,153 655,649 7% $7.89
2005 46,022,337 41,720,672 217,571 9% $8.40
2006 46,999,266 43,247,891 1,447,568 8% $8.39
2007 47,835,034 43,888,677 341,977 8% $8.50

Avg Annual Absorption 608,190

Source: CoS tar P roperty; Economics R esearch Associates, 2008  

Flex space is a type of industrial space designed for flexibility.  It typically includes industrial, service 

commercial or distribution space with at least half of the rentable area of the building used as office 

space.  The amount of occupied flex space in San Diego increased from 17.7 million square feet in 

1999 to 18.7 million square feet by 2007.  The average annual absorption over this period was 

183,000 square feet, but the actual year to year absorption was extremely uneven.    The occupancy 

rates for this type of real estate product were much lower than for industrial space, never reaching 90 

percent since 2002.  However, because flex space buildings typically attract office users, rental rates 

are higher than regular light industrial buildings.  As of 2007, the average rental rates for flex space 

exceeded $19 per square foot per year, or more than double that of industrial space (see Table II-
19).     
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Table II – 19
City of San Diego Flex Space Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption Vacancy Rate Rental Rate

1999 19,853,387 17,743,048 420,433 11% $13.88
2000 20,235,307 19,207,782 1,233,332 5% $18.62
2001 20,664,868 18,814,389 87,003 9% $13.17
2002 20,745,802 18,039,129 (677,849) 13% $14.31
2003 20,745,802 17,667,608 (331,445) 15% $15.84
2004 20,762,118 17,906,247 132,689 14% $16.23
2005 20,837,666 18,303,905 60,212 12% $17.16
2006 21,276,762 18,883,295 649,279 11% $19.24
2007 21,276,762 18,686,899 69,791 12% $16.19

Avg Annual Absorption 182,605

S ource: CoS tar P roperty; Economics R esearch Associates, 2008  

Industrial & Flex Space in Barrio Logan 

The amount of industrial square footage in Barrio Logan has been shrinking over the last eight years.  

This may be due to the demolition and conversion of existing industrial buildings.  Between 1999 and 

2007, the occupied industrial inventory in Barrio Logan dropped from 1.8 million square feet to 1.6 

million square feet (see Figure II-3 and Table II-20).   

Figure II-3: Barrio Logan Occupied Industrial Inventory 
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Most of the industrial tenants in Barrio Logan are either associated maritime trade operations at the 

Port of San Diego, services that supply downtown restaurants and retail users, or grandfathered uses 

that cannot be located to other parts of the city (i.e. transmission or auto/body welders).  Industrial 

brokers note that most of the demand is for buildings in the 5,000 to 10,000 square foot range.  

Rental rates for industrial space ranges from $0.60 NNN per square foot per month (for enclosed 

warehouse space) to $0.90 NNN per square foot per month (for buildings with outside yard).  

Moreover, most note that while demand remains high for industrial space in Barrio Logan, the rising 

land values and rental rates have made it increasingly difficult for existing tenants to expand their 

operations.   

Table II – 20
Barrio Logan Industrial Market, 1999 – 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Occupancy 
Rate

Vacancy 
Rate

1999 1,800,090 1,784,990 730 99% 1%
2000 1,800,090 1,777,990 (7,000) 99% 1%
2001 1,800,090 1,780,690 2,700 99% 1%
2002 1,804,090 1,770,090 (10,600) 98% 2%
2003 1,804,090 1,756,190 (13,900) 97% 3%
2004 1,788,090 1,735,799 (20,391) 97% 3%
2005 1,788,090 1,738,921 3,122 97% 3%
2006 1,788,090 1,657,753 (59,136) 93% 7%
2007 1,720,185 1,627,887 10,198 95% 5%

Avg Annual Absorption (10,475)

Source: CoS tar P roperty; Economics R esearch Associates, 2008  

Similar to San Diego as a whole, the flex space inventory in Barrio Logan is small at 71,400 square 

feet.  With the area’s near downtown location, all of this space is occupied (see Table II-21).   
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Table II – 21
Barrio Logan Flex Space Market, 1999 – 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Vacancy 
Rate

1999 66,473 64,973 500 2%
2000 71,473 68,173 3,200 5%
2001 71,473 68,873 700 4%
2002 71,473 68,873 0 4%
2003 71,473 68,373 (500) 4%
2004 71,473 68,173 (200) 5%
2005 71,473 69,473 1,300 3%
2006 71,473 71,473 2,000 0%
2007 71,473 71,473 0 0%

Avg Annual Absorption 778

Source: CoS tar P roperty; Economics R esearch Associates, 2008  

San Diego Hotel Market Trends 
With expansion of its convention center, development of the waterfront and maturation of the 

Gaslamp District, the city of San Diego has been highly successful in growing the tourism component 

of its economy.  Over the past ten years, hotel room revenues in the city, as estimated by transient 

occupancy tax collections, have nearly doubled (see Figure II-4 and Table II-22).  It was $1.5 billion 

in 1998 and $2.8 billion today.  Given its proximity to downtown and Petco Park, future hotel 

development in Barrio Logan is a possibility. 
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Figure II-4: Estimated Hotel Room Revenues in San Diego 
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Source: City of San Diego, Economics Research Associates 
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Table II - 22
City of San Diego General Fund Transient Occupancy Tax (TOT) Revenues 1

Year
General Fund Transient 

Occupancy Tax
Annual Percent 
Growth of TOT

Estimated Hotel Room 
Revenues in City 2

1998 $84,238,394 n/a $1,531,607,158

1999 $91,119,701 8.2% $1,656,721,833

2000 $96,121,488 5.5% $1,747,663,423

2001 $109,252,840 13.7% $1,986,415,274

2002 $98,568,410 -9.8% $1,792,152,903

2003 $105,708,881 7.2% $1,921,979,653

2004 $111,986,448 5.9% $2,036,117,239

2005 $117,556,064 5.0% $2,137,382,981

2006 $136,650,715 16.2% $2,484,558,458

2007 $150,052,720 9.8% $2,728,231,268

2008 $152,698,568 1.8% $2,776,337,609

1 Estimated by city of San Diego based on hotels located in various census tracts, assumed as 97 percent accurate
2 Estimated from TOT collections
Source: City of San Diego
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Section III: Downtown Expansion and Barrio Logan 

Located on the higher ground adjacent San Diego Bay with water on the west and south side and 

Coronado and Point Loma in the distance, Downtown San Diego has always enjoyed a spectacular 

setting.  However, thirty years ago, the urban development in this downtown could be described as 

“mediocre” in the best parts and certain “seedy” in the area that is now the thriving Gaslamp District.  

The City and the Centre City Development Corporation (CCDC) worked diligently and invested 

heavily to transform this mediocre downtown into the world class destination it is today.  The major 

projects contributing to this transformation included Horton Plaza, the San Diego Convention Center, 

waterfront improvements, large amounts of downtown housing, investments in the Gaslamp District 

and Petco Park.  The success of downtown and the momentum generated is beginning to impact 

Barrio Logan.  In the following section, Economics Research Associates (ERA) reviews the recent 

developments in downtown San Diego, especially as it relates to the additional development pressure 

placed on the Barrio Logan community.  

Convention Center Development and Expansion 
During the late 1970s, a major campaign was initiated to build a convention center on eleven acres of 

Port of San Diego-owned land along the waterfront.  City voters approved a proposal to build the 

waterfront convention center in November 1983.  Construction of the 1.7 million square-foot building 

began in March 1987 and was completed in November 1989.  Being able to offer waterfront terraces 

and views set in the mild San Diego climate, this convention was an immediate hit with meeting 

planners.    

Because of its popularity, the San Diego Convention Center began an expansion program in 2001 

that would add 900,000 square feet ot bring the facility to 2.6 million square feet (see Table III-1).  

Recently completed, the expansion doubled exhibit hall space from 249,000 square feet to 525,000 

square feet and meeting room space from 104,000 square feet to 204,000 square feet.  Total interior 

space grew to almost 1.8 million square feet while outdoor space and parking increased to 854,000 

square feet.  With this new larger convention center, San Diego became a major league destination in 

the context of the meetings market.   
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Table III – 1
Convention Center Expansion (in Square Feet)

Function Original Expansion Total Area

Exhibit Halls 249,338 276,363 525,701

Sails Pavillion 90,000 0 90,000

Meeting/Ballroom 103,781 100,333 204,114

Prefunction, Lobby, Registration 114,200 170,294 284,494

Service Support Areas 374,600 284,967 659,567

Total Interior Space 931,919 831,957 1,763,876

Outdoor Terrace 113,881 53,020 166,901

Skywalk 0 17,613 17,613

Total Outdoor Space 113,881 70,633 184,514

Parking 669,800 0 669,800

Total Gross Square Feet 1,715,600 902,590 2,618,190

Source: San Diego Convention Center  

One of the biggest impacts of the convention center expansion is the increase of visitation to the city 

of San Diego, and the rise in demand for hotel rooms in the downtown area.   As illustrated in Table 
III-2, out-of-town delegates at the San Diego Convention Center grew from 346,000 in 2001 to over 

617,000 in 2007, an increase of almost 80 percent over a six year period.  When including local 

delegates, the San Diego Convention Center reports that they hosted over 984,000 individuals in 

2007, an increase of over 224,000 people from events held at the site in 2001.  The increase in 

visitation to the convention center stimulated the development of additional hotels, restaurants, shops 

and entertainment venues in the vicinity.  The convention center expansion was to the southeast of 

the original facility towards Barrio Logan.    
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Table III – 2
Convention Center Event and Attendance Trends

Convention Center Statistics 2001 2002 2003 2004 2005 2006 2007
Rate of 
Growth

Abs. 
Growth

Total Number of Events 172 250 231 n/a 224 281 220 4.2% 48

Total Number of Delegates 759,269 725,284 810,784 n/a 860,258 950,710 983,706 4.4% 224,437

Total "out-of-town" Delegates 346,000 352,795 414,613 n/a 494,150 511,881 617,089 10.1% 271,089

Percent of total delegates 46% 49% 51% n/a 57% 54% 63% - 17%

Source: San Diego Convention Center

2001 - 2007

 

Petco Park 
The San Diego Padres, supported by the City, CCDC and private corporations, decided to build a new baseball stadium south of 

downtown.  Since its opening in 2004, Petco Park has attracted roughly 2.8 million visitors per year, or an average of 35,000 per game 

(see Table III-3).  While total attendance numbers have fluctuated year to year based on the success of the Padres on the field, it is clear 

that the opening of the park has increased the popularity of downtown, and strengthened the downtown hotel, retail and residential market 

as visitors eat, shop and live close to a major entertainment destination.  Petco Park is within walking distance of the northern portions of 

Barrio Logan and brings downtown activities ever closer to this community.    
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Table III – 3
Petco Park Attendance Statistics 1

Year
Total Season 
Attendance

Average Nightly 
Attendance

2004 3,040,046 37,531

2005 2,832,039 35,400

2006 2,659,732 32,836

2007 2,790,074 34,445

2008 2 555,349 30,852

2004 to 2007
Rate of Change -2.8% -2.8%
Abs. Change (249,972) (3,086)

1 PETCO Park opened in April, 2004
2 Through May 2008 
Source: ESPN  

Downtown Hotels 
With the improvements to the downtown and the construction of the convention center and baseball 

stadium, hotel construction in Downtown San Diego has been steady over the past three decades 

(see Table III-4).  During the 1980s downtown San Diego added 3,480 hotel rooms; during the 1990s 

it added another 3,581 rooms.  If we count the hotels that area under construction, Downtown San 

Diego will construct an addition 3,896 hotel rooms during the current decade.  From 1980 to 2010, 

Downtown San Diego will add an average of 365 new hotel rooms per year (see Figure III-1)    
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Table III - 4
Downtown San Diego Hotels

Property Name
Zip 

Code Open Date
Number of 

Rooms

Berkshire Motor Hotel 92104 n/a 17
Centre City Manor 92101 n/a 75
Embassy Hotel 92103 n/a 80
Hillcrest Inn Hotel 92103 n/a 44
Horton Grand Hotel 92101 n/a 132
Hotel Del Coronado 92118 n/a 757
Main Street Motel 92113 n/a 25
Motel 6 San Diego Downtown 92101 n/a 105
Welcome Inn Motel 92103 n/a 24
West Park Inn 92101 n/a 140
Workman Hotel 92101 n/a 85
Plaza Hotel 92101 Jun 1906 185
Glorietta Bay Inn 92118 Jun 1908 100
Luxury Collection US Grant 92101 Jun 1910 270
Gaslamp Plaza Suites 92101 Jun 1913 64
Golden West Hotel 92101 Jun 1913 324
Ramada Inn & Suites Downtown 92101 Jun 1913 99
Balboa Park Inn 92103 Jun 1915 26
Park Manor Suites 92103 Jun 1926 74
The Sofia Hotel 92101 Jun 1926 212
El Cordova Hotel 92118 Jun 1930 40
Crown City Inn 92118 Jun 1940 35
Lafayette Hotel & Suites 92104 Jun 1946 131
Motel 6 San Diego Airport 92101 Jun 1948 72
Best Western Cabrillo Garden Inn 92101 Jun 1950 31
Coronado Inn 92118 Jun 1951 30
San Diego Downtown Lodge 92101 Jun 1951 30
Marina Inn 92101 Jun 1955 29
La Avenida Inn 92118 Jun 1957 29
Pacific Inn Hotel & Suites 92101 Jun 1963 33
Bristol Hotel 92101 Jun 1968 102
Holiday Inn San Diego On The Bay 92101 Jun 1968 600
Holiday Inn San Diego Downtown 92101 Oct 1969 220
Hilton San Diego Airport Harbor 92101 Jun 1970 211
Westgate Hotel 92101 Jun 1970 223
Sheraton Hotel & Marina San Diego 92101 Jun 1972 1044
Harborview Inn & Suites 92101 Jun 1978 30
Days Inn San Diego Dwntn Convention Ctr 92101 Oct 1978 44
North Park Inn Motel 92104 Jun 1982 25
Marriott San Diego Hotel & Marina 92101 Jun 1984 1362
Best Western Bayside Inn 92101 Jun 1985 122
Super 8 San Diego Bayview 92101 Jun 1985 102
Rodeway Inn & Suites Downtown San Diego 92101 Jul 1985 67  
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Table III - 4
Downtown San Diego Hotels (cont)

Property Name
Zip 

Code Open Date
Number of 

Rooms

Days Inn San Diego Harbor View 92101 Nov 1985 66
Holiday Inn Express Hotel San Diego Downtown 92101 Aug 1986 136
Sommerset Suites Hotel 92103 Jun 1987 80
Westin Gaslamp Quarter San Diego 92101 Sep 1987 450
Marriott Coronado Island Resort 92118 Jun 1988 300
Marriott San Diego Gaslamp Quarter 92101 Jun 1988 306
Quality Inn San Diego 92113 Jun 1988 64
Embassy Suites San Diego Bay Downtown 92101 Aug 1988 337
Best Western Suites Hotel Coronado Island 92118 Dec 1988 63
Sheraton Hotel Stes San Diego @ Symphony Hall 92101 Jan 1990 264
Doubletree San Diego Downtown 92101 Mar 1990 333
Westin San Diego 92101 Mar 1991 436
La Pensione Hotel 92101 Sep 1991 76
Loews Coronado Bay Resort 92118 Oct 1991 439
Hyatt Manchester Grand San Diego 92101 Dec 1992 1625
Americas Best Value Inn San Diego Convention Ctr Dwntn 92113 Jul 1997 42
Residence Inn San Diego Downtown 92101 Jun 1999 121
Courtyard San Diego Downtown 92101 Oct 1999 245
Hilton San Diego Gaslamp Quarter 92101 May 2000 283
Hampton Inn San Diego Downtown Airport 92101 May 2001 177
W Hotel San Diego 92101 Dec 2002 258
Omni San Diego Hotel 92101 Apr 2004 511
Hotel Solamar 92101 Apr 2005 235
Hotel Occidental 92101 Nov 2005 24
Keating Hotel 92101 Dec 2006 35
Ivy Hotel 92101 May 2007 159
Hard Rock Hotel San Diego 92101 Nov 2007 420
Diegan Hotel 92101 U/C 180
Hilton San Diego Convention Center 92101 U/C 1190
Residence Inn San Diego Gaslamp District 92101 U/C 240
Setai San Diego 92101 U/C 184
Source: Smith Travel Research  

Many of the newer hotels have clustered in the East Village area of downtown, near Petco Park and 

the San Diego Convention Center.  There have been six hotels built within walking distance of Petco 

Park and the Convention Center, with the other remaining hotels built near Horton Plaza, San Diego 

International Airport or close to Interstate-5.  With limited undeveloped parcels in the downtown core, 

hotel construction is beginning to shift southward along Harbor Drive, towards Barrio Logan.  For 

example, the Hilton is currently building a 1,200 room hotel adjacent to the Dole Warehousing facility 

on the waterfront.   
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Figure III-1: Downtown San Diego Hotel Rooms Opened, by Decade 
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Source: Smith Travel Research 
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Figure III-2: Downtown San Diego Hotel Rooms Location, by Decade 

 

Source: Smith Travel Research, Economics Research Associates 
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Downtown Housing 
It has been a long standing City policy to encourage housing development in the downtown.  While 

housing construction downtown has taken place for a couple of decades, the housing boom from 

2002 to 2006 accelerated downtown’s popularity as a residential district.  Between 2000 and 2007, 

total annual home sales downtown grew ten fold from 180 to 1,811; and the median per unit sales 

prices grew by almost 50 percent, from $325,000 to $480,000.  Average per square foot prices 

jumped from $290 in 2000 to over $500 in 2008 (see Table III-5). 

Over time, residential development in downtown has shifted southeastward in search of lower land 

prices and available vacant property.  In recent years, a sizable number of newly constructed 

residential units were in the East Village near Petco Park (see Figure III-3).  Since 2003, 14 East 

Village projects added approximately 2,300 new units to the downtown housing stock.  Price per 

square foot values at these projects ranged considerably, with properties closer to the downtown 

office core and Petco Park fetching the highest prices.  In general, per square foot pricing at the East 

Village projects have ranged from the high $300s, to the mid $500s, while locations adjacent to Petco 

Park have achieved values of close to $1,000 per square foot (Table III-6). 

As land has become scarce and prices have increased in the East Village, developers are eyeing 

Barrio Logan as the next area for urban type residential development.  The developer of the Sigsbee 

and Factory Row Homes in Barrio Logan indicates that that majority of his home sales have come 

from those who want to live close to downtown, but also want a more affordable and larger product 

(i.e. walk up unit, small yard, larger floor plan, etc).  The recent downturn in the residential real estate 

market has hurt pricing and absorption in all part of San Diego and values have dropped at Sigsbee 

Row Homes from $500 a square foot in 2007 to $450 in 2008.  However, the developer notes that the 

“hottest” sub-area in Barrio Logan for new residential development is north of the Coronado Bridge 

and west of Interstate 5 and that home values in this location are likely to stay roughly $100 lower 

than in downtown.  As inventory is absorbed in downtown, Barrio Logan will likely experience 

increased development pressure for new, trendy but more affordable housing.    
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Table III - 5
Downtown Housing Market Trends 1

Market Trends 2000 2001 2002 2003 2004 2005 2006 2007 2008 2

Total Sales 180 320 802 944 1,603 2,117 1,783 1,811 667

Median Sales Price 3 $325,000 $359,500 $393,000 $468,000 $481,000 $501,000 $508,500 $480,000 $576,000

Median Price per Square Foot 3 $293 $311 $354 $385 $468 $512 $516 $506 $498

1 For all transactions in zip code 92101
2 Through May 2008 
3 Does not include sales prices for all transaction as, for some sales, this data was not publicly available
Source: Metroscan, Economics Research Associates  
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Figure III-3: East Village Residential Projects, by Location 
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Table III - 6
East Village Residential Projects

Project Location Low High Average

Park Loft 877 Island Ave. 120 2003 $351 $628 $434

The Metropolitan 165 6th Ave. 37 2004 $982 $982 $982

Park Blvd West 550 Park Blvd 117 2004 $354 $433 $397

Union Square 1480 Broadway 213 2004 $319 $467 $386

M2I 1050 Island Ave. 230 2005 $381 $504 $444

Park Blvd East 1225 Island Ave. 104 2005 $341 $480 $410

Diamond Terrace 427 9th Ave 113 2005 $478 $654 $566

Metrome 1150 J Street 183 2005 $352 $531 $441

Fahrenheit 1025 Island Ave. 77 2006 $404 $533 $482

Element 550 15th Street 65 2006 $354 $409 $377

Icon 319 10th Ave. 327 2007 $486 $738 $595

Park Terrace 206 Park Blvd 223 2007 $571 $708 $639

The Mark 800 The Mark Lane 244 2007 $484 $593 $539

The Legend 325 7th Avenue 244 2007 $483 $996 $741
Total 2,297

Note: Price per Square Foot based on current sales listing at condo projects in East Village
Source: 92101 Urban Living, Economics Research Associates

Price / SFNumber of 
Units

Date 
Opened

 

Downtown Retail 
Downtown San Diego had 4.18 million square feet of occupied retail space in 1999.  By 2007, this 

inventory had grown to 4.55 million square feet.  The average net absorption over the last eight years 

was 46,250 square feet per year.  Rising land values, created by increased housing development 

downtown, coupled with the success of retailers and restaurants in the Gaslamp Quarter have led to 

increasing rental rates.  As illustrated in Figure III-4, downtown retail rental rates have more than 

tripled, increasing from ten dollars per square foot per year in 2000 to $37 per square foot in 2007.   

 

 

 

 

 

Figure III-4: Downtown San Diego Retail Rental Rates 
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Source: Costar Property Group 

While downtown has historically housed regional shopping destinations like Horton Plaza, Seaport 

Village and the Gaslamp Quarter, the growing number of residents living downtown has increased the 

demand for convenience retail such as grocery and drug stores.  With few available larger parcels in 

the downtown, developers have been looking at locations closer to Barrio Logan.  MetroCenter, a 

vertical retail project within walking distance of Petco Park currently under review, will include large 

format multi-level retail space.  Situated on approximately 5 acres, the project is bounded by National 

Avenue, Commercial Street, Newton Avenue, and 16th Street.  While tenanting has not yet been 

finalized, ERA understands that when opened in 2010, the property will likely house a Target and 

Lowe’s home improvement store to serve downtown residents.  The opening of this project will further 

enhance the attractiveness of the East Village for residents as well as increase the pressure for 

additional housing and retail development in Barrio Logan.     

Downtown Office Market 
Downtown San Diego is not particularly dominant in the regional office market.  Of the 64 million 

square feet of occupied office space in the city of San Diego, only eleven million or 17 percent is in 

downtown.  Mission Valley, La Jolla and other parts of the city have significant office concentrations.  
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Downtown’s average annual net absorption was only 45,000 square feet from 1999 through 2007.  

This is because the downtown lost nearly 400,000 square feet of occupied office space during the 

2001 through 2003 period (see Table III-8).   

Table III-8
Downtown San Diego Office Market, 1999 - 2007

Year
Total 

Inventory

Total 
Occupied 
Inventory

Total Net 
Absorption

Occupancy 
Rate

Rental 
Rate

1999 11,772,283 10,837,722 180,172 92% $20.70

2000 11,788,966 10,837,946 68,624 92% $22.30

2001 11,788,966 10,815,252 (36,364) 92% $24.90

2002 11,788,966 10,654,204 (154,609) 90% $25.30

2003 11,788,966 10,458,928 (200,743) 89% $25.70

2004 11,788,966 10,632,657 154,227 90% $28.20

2005 12,165,669 10,840,231 202,516 89% $30.20

2006 12,322,098 10,901,677 94,833 88% $32.50

2007 12,710,958 11,016,546 98,939 87% $32.80

Average Annual Absorption 45,288

Source: CoStar Property; Economics Research Associates, 2008  

With gasoline prices approaching five dollars per gallon, transit access and walking proximity to 

places of employment will become increasingly important.  Given the large stock of housing that was 

built over the last decade and being at the hub of the transit system, downtown’s competitive position 

in attracting office tenants can be expected to improve over the next two decades.  As downtown 

grows outward, a small portion of the future downtown office market will spill into Barrio Logan. 

Downtown Arts Community  
Many within the artist community have been or are being pushed out of downtown San Diego and 

East Village as the prices for residential, gallery and work spaces increased dramatically in recent 

years.  Many of the artists and other creative professionals have been moving from downtown into 

Barrio Logan because of its available land and relative affordability.  The fine grained nature of the 

block sizes, the wide variety of smaller buildings and the lack of corporate or institutional 

characteristics also are attributes attractive to these creative professionals. 

Similarly, developers are attracted to Barrio Logan for live/work lofts and creative professional offices 

due to the availability of land and affordability of residential units in the area.  Commercial developers 
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active in Barrio Logan indicate that with good planning some of the industrial buildings can be 

converted to spaces for creative professionals.  Inadequate land for parking and the shortage of 

suitable building stock for conversion are the greatest challenges to developing in Barrio Logan.  New 

construction in this neighborhood is financially difficult because rents are lower but construction costs 

are comparable to downtown.  
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Section IV: Port of San Diego Issues & Needs 

Port of San Diego Cargo Trends 
The Port of San Diego’s maritime cargo activity is split between two separate and distinct marine cargo terminals: the Tenth Avenue 

Marine Terminal (TAMT) adjacent to Barrio Logan, and the National City Marine Terminal (NCMT).  Together the terminals handle 

containers, dry and liquid bulk cargos, refrigerated products, automobiles, and other cargos.  The terminals are well positioned for future 

maritime activities.  Located ten miles north of the U.S./Mexico border, it is the first U.S. Port for northbound cargo ships sailing from the 

west coasts of Mexico and Central and South America.  Moreover, only 125 miles from Los Angeles, the Port is well located to serve the 

entire Southern California market. 

Over the last five years, total cargo shipments at the Port of San Diego Marine Terminals have increased 36 percent from 2.47 million tons 

in 2002 to 3.35 million tons in 2007 (see Table IV-1).  In 2007, Port District completed a market assessment of future shipping 

opportunities at the Port of San Diego.   

Table IV - 1
Port of San Diego Shipping Trends

Port of San Diego Statistics 2001 2002 2003 2004 2005 2006 2007

Maritime Cargo Tonnage

Containers n/a 0 937,114 n/a 949,189 860,031 615,208

Vehicles n/a 374,280 347,466 n/a 326,564 463,610 543,715

Breakbulk 645,612 621,242 598,828 n/a 399,998 262,005 426,213

Liquid Bulk 43,176 91,955 82,293 n/a 126,602 137,979 133,086
Dry Bulk 1,575,386 1,384,042 1,017,054 n/a 1,154,653 1,800,000 1,631,269
Total Tonage n/a 2,471,519 2,982,755 n/a 2,957,006 3,523,625 3,349,491

Source: Port of San Diego Annual Reports



 

Barrio Logan Market Analysis   Port of San Diego Issues & Needs  
ERA Project No. 17642           IV-2   

The findings and the land demand implications are summarized below: 

 The containerized fruit operation by Dole is expected to increase to supply food to a growing 

Southern California market.  Increased operations would require a preferential berth at the 

TAMT and additional outside storage for refrigerated and empty containers. 

 The Port could market to additional banana accounts now located at Port Hueneme.  In 2005, 

this Port handled about 275,000 tons of breakbulk bananas and nearly 300,000 tons of 

containerized bananas.  This new account would require the development of a new facility 

similar to the existing Dole terminal.   

 There is a strong potential to develop a new breakbulk fruit/melon service as well as a 

second seasonal avocado service that would quadruple the current breakbulk fruit cargo 

throughput during the next four years.  A large refrigerated facility and more berth space 

would be required to accommodate this future demand. 

 Cement operations are expected to increase with growth in the local economy, and the TAMT 

has the potential to bring an additional 75,000 tons of cement annually. 

 Similarly, there exists the potential to develop a new sand import business, which would bring 

an additional 500,000 tons to TAMT immediately, growing to roughly one million tons per 

year.  This market will demand a new sand import terminal consisting of additional outside 

storage in the area.   

 The project cargo/windmill market has been growing at the TAMT.  The Port’s consultant 

report estimates that future shipments may increase by 15 percent annually through 2010, 

and five percent annually through 2015.   

 With the crowding out of breakbulk operations at the Los Angeles and Long Beach ports and 

the growing flagship building at NASSCO, the Port of San Diego could increase its steel 

shipments over time.  This may require an entirely new terminal, with surrounding storage 

areas. 

Many of the maritime commerce related industries at the Port of San Diego have expanded or are 

looking to expand their operations. The following is a summary of the Port tenants interested in 

expanding their activities and facilities: 
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 Dole Fresh Fruit operates a 20-acre ocean terminal that handles over 40,000 refrigerated 

containers of imported bananas and pineapples on the way to destinations west of the Rocky 

Mountains. Since relocating to the Port of San Diego in 2001, Dole has successfully 

competed with many fresh fruit carriers serving the Los Angeles/Long Beach ocean complex. 

As a result of this success, representatives note that the current facility has already reached 

its capacity, and that improving service to their customers would require expanding the 

amount of space available to them at the Port. 

 Cemex imports cement from Taiwan and Thailand for distribution to the construction industry 

in Southern California, Arizona, and the southern border with Mexico. With operations 

running out of space, Cemex is currently working on modifications to an adjacent building that 

will allow them to expand in 2007. 

 Harborside Refrigerated Services & San Diego Cold Storage provides temperature controlled 

warehousing for many of the commerce related operations at the Port. They have plans to 

increase their capacity by 50 percent, investing roughly $25 million to replace their current 

building with a new larger facility. 

 Marine Group Boat Works, in early 2007 completed a $6 million renovation, the highlight of 

which is a 660-ton travel life that will help make San Diego Bay a major draw for mega 

yachts. 

 Pasha Automotive Services processes over 300,000 import and export vehicles annually for 

distribution throughout the United States. This firm has continued to exhibit strong growth 

over the last few years with new business coming from Mazda and Honda. In fact, attempting 

to keep up with their growing operations, Pasha added another 50 new jobs in FY 2005. 

 Knight & Carver represents one of the leading firms in mega-yacht building and retrofitting. 

Representatives mentioned a desire to expand and reconfigure their facility at the Port as 

their current space does not allow them to service yachts longer than 200 feet. 

There is clearly demand for additional industrial space particularly from existing Port related business 

expansions.  However, these fairly heavy industrial uses must compete for land in Barrio Logan with 

neighborhood interests and an expanding downtown. 
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Port of San Diego Revenue Trends 
The Port of San Diego collects lease revenues for all tenants that are located on its property and 

separates these revenues into maritime or recreational operations.  Lease rates are calculated either 

as a percentage of the revenues generated by the tenant or at the market rates of other similar 

buildings in the area.  As illustrated in Figure IV-1, operating revenues, calculated as a portion of the 

lease payments made to the maritime division at the Port, have increased substantially since the 

beginning of the decade.  Between 2001 and 2007, maritime revenues jumped from $16.8 million to 

$37.8 million or approximately $3.5 million per year.  The increased growth of revenues suggests that 

maritime tenants have performed well over the last several years and that rental rates in the area 

have grown as a result of increasing pressure for more intense land uses.   

In addition to increasing operating revenues, the consistent capital improvement contributions have 

highlighted the Port’s stability in the region.  Since 2001, the Port has invested roughly $26.3 million 

per year on capital investments for both the recreational and maritime areas of their property (see 

Table IV-2). 

Figure IV-1: Port of San Diego Maritime Operating Revenues 
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Source: Port of San Diego Annual Report 
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Table IV - 2
Port of San Diego Revenue & Capital Investment Trends

Port of San Diego Statistics 2001 2002 2003 2004 2005 2006 2007

Maritime Operating Revenues $16,776 $16,148 $19,281 $22,950 $23,569 $34,633 $37,750
(in 1000s)

Port Capital Project Investments $25,327 23,769 13,273 $48,200 $24,800 $23,300 $25,200
(in 1000s)

Source: Port of San Diego Annual Reports  

Prominent Port Tenants 
Several tenants on the Port run large scale industrial and/or commercial operations that not only 

impact the county of San Diego, but the nation as a whole.  Together these firms represent some of 

the most prominent economic drivers on the tidelands.  These tenants are described in more detail 

below. 

National Steel and Shipbuilding Company (NASSCO) 

NASSCO, which designs and builds Navy auxiliary vessels, oil tankers and carrier vessels for dry 

cargo containers, remains one of the most prominent businesses at the Port of San Diego.  The 

largest employers on the tidelands with over 4,500 workers in FY 2005 and the only major shipbuilder 

on the West Coast, NASSCO is not only important to the region, but to the nation’s shipbuilding 

operations as a whole.   

In total, NASSCO maintains two inclined building ways, each 900 feet long by 110 feet wide; an 820 

foot long, 136 food wide floating dry dock with a lift capability of 44,000 tons; and a 1,000 foot long 

170 foot wide graving dock.  Boats are built or serviced using 10 on-site cranes each with individual 

lift capacities of up to 300 tons and several multi-crane lifts which together can lift up to 580 tons.  

Needless to say, with these facilities, NASSCO provides unique services to the region’s water 

dependent commercial and military sectors, and cannot easily be replaced by other firms in San 

Diego County.   

Pasha Automotive Services 

First opened in 1990, Pasha Services serves the region as a major auto transportation firm.  

Occupying 157 acres and over 350,000 square feet of total warehousing space, Pasha processes 

over 350,000 vehicle annually and provides San Diego with a port of entry for Acura, Hino Motors, 

Honda, Isuzu, Mitsubishi, and Volkswagen vehicles.  With roughly 280 full time employees, Pasha 

provides vehicle processing that includes painting, body repair, post production retrofitting and 

inspection prior to land transport via truck or rail.  Similar to NASSCO operations, the scale of 
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activities at Pasha would be difficult to replicate at other locations along the West Coast.  As a result, 

this firm will continue to be extremely important to the San Diego County, the West Coast and even 

parts of Latin America through its operations on Port tidelands. 

Dixieline Lumber 

At the Port of San Diego, Dixieline Lumber is responsible for activities related to the importing and 

distribution of lumber and lumber materials from areas in the Pacific Northwest and Canada.  Located 

in National City, this firm employs over 200 workers and is the largest tax revenue source for the City.   

Dole Fresh Fruit 

Dole Fresh Fruit began its operations on the tidelands in 2002 following $26 million of infrastructure 

investments and capital improvements made by the Port.  Specializing in the shipment of bananas 

and pineapples to destinations west of the Rocky Mountains, this facility is among the most 

successful operations at the Port.  In fact, Dole Fresh Fruit Co. was named Importer of the Year in 

2004 by the San Diego World Trade Center during their 27th annual awards program. According to 

Dole representatives, their location at the Port near key cold storage facilities is integral for their 

ability to compete with other fresh fruit carriers serving the Los Angeles and Long Beach ocean 

complex.   

Port of San Diego Land Issues 
ERA interviewed Port staff on their impressions of land use needs for operations at the TAMT and the 

likely impacts on the Barrio Logan community.  As suggested by the statistics above, Port staff noted 

that demand has been increasing for more warehousing space in the area, but that limited industrial 

land supply around the terminal and increased demand for more intense land uses has made land 

values unaffordable.  Staff at the Port fear that encroaching uses which do not mix well with industrial 

tenants (i.e. residential units and some types of office developments) may further push industrial 

users out of the area.  The loss of industrial inventory near the Port will hinder its ability to expand 

and reduce its attractiveness for supporting maritime tenants resulting is lower operating efficiencies 

for these maritime industries.  Furthermore, the notable tenants described above are very important 

contributors to the regional and national economies, and could not be easily replaced or 

accommodated elsewhere in San Diego County. 

 



 

Barrio Logan Market Analysis  Locally Generated Demand  
ERA Project No. 17642           V-1   

Section V: Locally Generated Demand 

Barrio Logan Retail Demand 
With less than 4,000 residents, a large number of children and fairly low per capita incomes, the Barrio Logan population is not able to 

support very much retail space given its current demographic composition.  Historically, a few convenience markets and Hispanic 

restaurants have served the local community.  The fast food establishments and strip centers cater more to the lunch time needs of the 

industrial work force.   

Barrio Logan Taxable Sales 
An analysis of the retail sales generation by businesses located in Barrio Logan suggest that a large majority of the sales is not to local 

residents.  As shown in Table V-1, the transportation, construction and business to business categories generated two-third of the taxable 

sales within Barrio Logan.  These tend not to be local serving retail categories.  The local serving sectors include food products and general 

retail.  Food product sales have not kept pace with inflation over the past couple of years, and general retail sales have declined. 

Table V - 1
Barrio Logan Retail Sales Tax by Major Category

Retail Category
Total Retail 

Sales
Percent 

Distribution
Total Retail 

Sales
Percent 

Distribution
Total Retail 

Sales
Percent 

Distribution
Absolute 
Change

Percent 
Change

Transportation 1 $184,244 24% $209,365 26% $257,120 30% $72,876 40%

Business to Business 2 $218,474 29% $223,941 27% $231,720 27% $13,246 6%

Food Products 3 $198,085 26% $205,377 25% $199,979 23% $1,894 1%

Construction $74,021 10% $90,203 11% $87,745 10% $13,724 19%

General Retail $80,777 11% $80,560 10% $70,391 8% ($10,386) -13%

Miscellaneous $10,538 1% $10,597 1% $11,222 1% $684 6%

Total $766,139 100% $820,043 100% $858,177 100% $92,038 12%

1 Includes Sales at automotive stores, car dealerships, service stations, etc
2 Includes Sales for businesses whose primary products are sold to other businesses
3 Includes Sales for grocery stores and restaurants
Source: The State Board of Equalization (SBE); Summary by Economic Groups and Business Code - MuniServices, LLC; Reviewed for confidentiality requirements 
and provided by the City of San Diego, City Planning and Community Investment (CPCI). 

200720062005 2005 - 2007
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Mercado Development 

Recently, Shea Properties was selected by the City to develop the Mercado Project on the vacant 

parcels bound by the Coronado Bridge to the south, Main Street to the west, Cesar Chavez Parkway 

to the north and National Avenue to the east.  When completed, the development will include twelve 

market rate for sale housing units, 60 rental units, 84,500 square feet of neighborhood serving retail 

uses (anchored by a Hispanic grocery store) and 63,000 square feet of community facilities. 

The Mercado development will provide much better retail services to this historically under served 

community.  However, it will need to attract patrons from downtown, East Village and Logan heights 

to thrive as a retail center.  The Hispanic grocery store will likely attract patronage from regional 

Hispanic households, particularly for special occasions.   

Additional future retail development within Barrio Logan will depend upon more intensive residential 

and office development.  Unless this community grows substantially, the Mercado project will provide 

sufficient local serving retail for the foreseeable future.  In fact, its success may be in part achieved at 

the expense of the smaller and less competitive establishments.     

Social Housing Need in Barrio Logan 
Because of its proximity to a large number of job opportunities in the downtown, the Port and nearby 

industrial areas, Barrio Logan enjoys a strong location for the development of affordable housing.  

Affordable housing, because it depends upon financial assistance from governmental entities or non-

profit social agencies, is social rather than market housing.  The number of additional affordable units 

in Barrio Logan depends upon amount of funds available for such housing and public policy decision 

regarding where to locate such housing rather than housing market economics.  Barrio Logan is the 

home for two successful social housing projects, and will soon site two more developments that 

provide housing at affordable levels.  ERA interviewed personnel at four projects that are providing or 

will soon provide social housing in the community plan area. 

Mercado Apartments 

Built in 1995, the Mercado Apartments features 144 affordable units on Crosby Street, providing 

much-needed housing for hundreds in the community.  Highlighting its success, the project was 

honored with the prestigious Urban Land Institute award for "best integration of design.” 

Presently, the development is fully occupied by three to six person families with little to no turnover.  

When the apartments first opened, 35 percent of the units were difficult to fill, even with a two to three 

year waiting list.  However, in general, the demand was extremely high for this type of housing.  
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Approximately, 50 to 60 percent of the apartments were filled from those households who had put 

their name on the waiting list for two or more years.  The remainder was filled with those who had 

been waiting six months to a year for housing in the area.     

The housing manager at the project mentioned that difficulties for continued social housing in the 

community include: 

 A lack of services in the neighborhood that support their residents, such as after school 

programs, or space for local vendors. 

 The need for more parking close to the residents. 

 Conflicting land uses, such as neighboring industrial uses close to the apartments.  Because 

demand has remained so high for these units, the proximity of industrial buildings near the 

project has not led to sizable vacancies.  However, this problem may grow over time.   

Gateway Apartments 

Situated at 1605 Logan Ave. and 16th St., the Gateway Apartments features four stories built over a 

two-level underground garage as well as a separate community building with a clubhouse, computer 

learning center with free Internet access, and other amenities.  Gateway, developed by nonprofit 

developer Las Palmas Foundation, offers 17 two-bedroom as well as 25 three-bedroom units, ranging 

from 860 to 1,100 sq. ft. All apartments will be reserved for households earning between 30 and 60 

percent of the area median income (AMI) for San Diego County, as published by the Department of 

Housing and Urban Development (HUD). Monthly rents range from $498 to $1,189 

Local demand for these units has been extremely high.  The project opened in 2008, and within 45 

days, 40 of the 41 available units has been occupied.  Tenants have been very mixed and include 

young families, extended families, couples, roommates.  While ethnic backgrounds of tenants have 

been somewhat diverse, the majority are of Hispanic decent.  About 60 percent of tenants are from 

the immediate neighborhood and the remaining 40 percent are from the San Diego metro area.  The 

30/40 percent AMI units already have a waiting list of 25 household with more applications to be 

reviewed.  The 50/60 percent AMI units have a shorter waiting list of three.   

La Entrada 

According to the City of San Diego Redevelopment Agency, La Entrada Family Apartments will 

provide 85 units of for-rent affordable housing for families in the eligible income guidelines. The 

project will be located on the 1700-block of Logan Avenue and bounded by Sigsbee and Beardsley 



 

Barrio Logan Market Analysis Locally Generated Demand 
ERA Project No. 17642 V-4   

streets. It will replace five businesses and 13 residential units, creating seven times more housing 

than what currently exists on the same footprint in a well integrated design.  When completed, the 

development will feature 13 two-bedroom units, 60 three-bedroom units, and 12 four-bedroom units.  

Rental rates will range from $470 to $940 for the two-bedroom units, $540 to $1,100 for the three 

bedroom units, and $600 to $1,200 for the three-bedroom units.   

Scheduled for an opening at the end of 2008, the project manager notes that demand has been 

incredible for the units.  The preliminary waiting list is already extensive and the developer expects La 

Entrada apartments will be 100 percent leased at opening.  Most of the demand has been from the 

local area, and priority will go to the any neighborhood resident that has been displaces as a result of 

the development.  Financing has been the biggest challenge to building social housing in the area, 

and while the surrounding community and city have been very supportive and cooperative, the project 

has still taken several years to get entitled and constructed.       

Los Vientos 

AMCAL Multi-Housing, Inc., one of California's leading builders of workforce and low-income housing, 

recently broke ground on Los Vientos. Featuring 89 family apartments, Los Vientos is scheduled to 

open in July or August 2009. 

AMCAL chose to build in Barrio Logan because of the high demand for affordable housing in the city 

and the strong community and political support for the development and the available land in the 

community plan area.  Similar with the project manager of La Entrada Family Apartments, the 

developer has been surprised with the exceptional local demand and expects to be fully leased and 

occupied within a few months of opening.   The project fills a need for affordable family housing that 

does not currently exist in the community, with the majority of the units featuring three or four 

bedrooms. 
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Section VI: Long Term Land Use Demand Estimates 

Three Types of Market Forces 
ERA identified three types of real estate market forces which have the potential to influence future 

development within the Barrio Logan Community Plan Area.  These included: 

 A growing Port of San Diego and its associated industrial land requirements. 

 Growth from the within the existing Barrio Logan community. 

 The expansion of Downtown San Diego. 

While the Port is interested in maintaining an area for the expansion of maritime industrial uses, these 

heavy industrial uses are able to support land values only one-fourth or one-fifth of the values 

supported by the more vertical development associated with downtown expansion.  Many Port-related 

businesses are interested in expanding. Some Barrio Logan employers such as NASSCO have 

moved their expansions into Otay Mesa because they could not be accommodated at the Port of San 

Diego.  There is clearly strong demand for industrial space in Barrio Logan, but some of the large-

scale industrial businesses face difficulties remaining or expanding in Barrio Logan because they 

cannot compete in terms of land values against urban housing or office development.  However, 

many of these businesses are integral to the regional economy and could not be easily replaced or 

relocated to other parts of the county. 

The Barrio Logan community has expressed a strong interest in additional affordable housing and 

neighborhood-supporting retail development.  The development of more affordable housing units will 

be influenced by the regional need for affordable housing units, availability of public and/or non-profit 

agency financing, and other considerations outside of the private real estate market.  The forecast of 

household growth in Barrio Logan is fairly modest, and can support limited additional commercial 

development, given current unemployment and household income levels.  It is anticipated that much 

of the demand for locally serving retail in Barrio Logan will be met by the planned Mercado 

development, which will also need to attract patrons from well beyond the boundaries of Barrio Logan 

in order to be successful. However, if the income levels of Barrio Logan residents improves 

significantly, or higher density housing is developed in the neighborhood, resulting in a larger number 

of households, some retail development in addition to the Mercado may be supportable.     

The third dominant real estate market force flowing into Barrio Logan is the land requirements of an 

expanding Downtown San Diego.  The northerly portion of the Barrio Logan Community Plan Area is 
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facing pressure for additional market-rate housing, office, and possibly hotel development.  Housing 

and office space, if developed in this neighborhood, would offer lower per square foot costs as 

compared to the downtown and East Village.  The portion of Barrio Logan most attractive for market-

rate real estate development is the area northwest of the Coronado Bridge, which is very accessible 

and considered by brokers and developers as a natural extension of the downtown and East Village.   

Based on the market demand for real estate moving forward in the San Diego region, ERA estimated 

the amount of development possible in Barrio Logan in the long term.  These estimates are purely a 

reflection of market-based demand for each of the land uses.  The community plan will determine 

how much of these land uses are developed and at which locations. 

Office Development 
Based on SANDAG projections of total employment growth in the county, ERA estimated office 

employment growth from 2010 to 2030.  Using the industry standard of 250 square feet of gross office 

space per employee and an occupancy rate of 94 percent in a stable market, ERA estimates that 

there will be demand for over 40 million square feet of office space from 2010 to 2030 (see Table VI-
1). 

Table VI-1
Estimated Potential Demand for Office Space in San Diego County 
(in square feet)

2011-2020 2021-2030 2011 - 2030

Change in San Diego County Office Employment 75,281 77,692 342,039

Office Demand Growth
Office Demand Growth

 @ 250 gross sf per new employee 18,820,000 19,423,000 38,243,000
Occupancy in Equilibrium (%) 94% 94%
New Employment-Generated Demand (sf) 20,021,300 20,662,800 40,684,100

Capture Rate Centre City and Barrio Logan
Low 7.5% 13.5%
High 12.5% 19.0%

Office Demand Centre City and Barrio Logan
Low 1,502,000 2,789,000 4,291,000
High 2,503,000 3,926,000 6,429,000

Source: SANDAG, CoStar, Economics Research Associates  

Office absorption in the Downtown San Diego (Centre City Community Plan Area) averaged a modest 

45,000 square feet per year for the past eight years.  However, as transit service and residential 
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proximity become more important in determining office location due to high fuel cost, Downtown San 

Diego’s office market position can be expected to improve.  ERA expects the pace of office 

development in the Centre City and Barrio Logan Community Plan Areas combined to range from a 

low of 150,000 square feet to a high of 250,000 square feet per year during the 2011 to 2020 decade.  

For the following decade, demand will be even higher and will average in the 280,000 to 400,000 

square feet per year range.  ERA’s estimated market share for Barrio Logan is a modest five percent 

for the 2011 to 2020 decade and perhaps seven percent for the 2021 to 2030 decade (see Table VI-
2).  At these market shares, Barrio Logan can expect between 270,000 and 400,000 square feet of 

office construction during the 2011 to 2030 period.  Some of this office space will be built in renovated 

warehouse and industrial buildings but most will be built new.  The tenants are likely to include 

architect’s offices, art galleries, start-up companies, furniture show rooms and other trendy firm 

unwilling or unable to pay downtown rents. 

Table VI-2
SUMMARY OF MARKET DEMAND IN CENTRE CITY AND BARRIO LOGAN

Low High Low High Low High

Office Demand (SF)
   Centre City and Barrio Logan 1,500,000 2,500,000 2,800,000 4,000,000 4,300,000 6,500,000
   Barrio Logan 75,000 125,000 196,000 280,000 271,000 405,000
   Barrio Logan Percentage 5.0% 5.0% 7.0% 7.0% 6.3% 6.2%

Housing Demand (Market Rate Units)
   Centre City and Barrio Logan 8,500 10,500 9,000 11,000 17,500 21,500
   Barrio Logan 510 630 900 1,100 1,410 1,730
   Barrio Logan Percentage 6.0% 6.0% 10.0% 10.0% 8.1% 8.0%

Hotel Demand (Units)
   Centre City and Barrio Logan 3,400 4,000 4,400 5,000 7,800 9,000
   Barrio Logan 136 160 308 350 444 510
   Barrio Logan Percentage 4.0% 4.0% 7.0% 7.0% 5.7% 5.7%

Retail & Restaurant  Demand (SF)
   Centre City and Barrio Logan 755,000 965,000 860,000 1,080,000 1,615,000 2,045,000
   Barrio Logan 44,550 56,650 81,800 102,000 126,350 158,650
   Barrio Logan Percentage 5.9% 5.9% 9.5% 9.4% 7.8% 7.8%

Source: Economics Research Associates

2011-2020 2021-2030 2011-2030

 

Market Rate Housing 
The greatest demand pressure for Barrio Logan real estate is from housing.  The area is within 

walking distance or one trolley stop of the downtown employment concentration and the Petco 

Park/Gaslamp District, is close to numerous industrial jobs and has terrific access to the freeway 

system.  SANDAG projects that the number of households in the City of San Diego will increase by 

over 50,000 from 2011 to 2020, and nearly 40,000 from 2021 to 2030 (see Table VI-3).  Based on 
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these forecasts, ERA estimates that the Centre City and Barrio Logan will capture approximately 17 

to 21 percent of citywide housing demand from 2011 to 2020. In the period from 2021 to 2030, the 

Centre City and Barrio Logan are estimated to capture between 24 and 28 percent of citywide 

housing demand. 

Buyers and renters seeking a near downtown location, close to the waterfront, and an urban setting 

will find new housing in Barrio Logan to be of good value compared to other Central San Diego 

neighborhoods.  Barrio Logan could capture approximately six percent of the housing demand in the 

Centre City and Barrio Logan areas. ERA’s 20-year (2011 to 2030) forecast for market rate housing 

demand in Barrio Logan ranges from a low of 1,400 units to a high of over 1,700 units (Table VI-2). 

The demand likely breaks down to 15 to 20 percent industrial style loft units, 40 to 45 percent 

townhouses or condominiums, and 40 percent rental apartments.  The lofts and apartments will lead 

the owner housing into this area.   

Hotel Potential 
Barrio Logan even has hotel development potential because of its proximity to Downtown San Diego 

and its employment and entertainment concentration.  ERA’s 20-year (2011 to 2030) forecast for 

hotel development ranges from 440 to 510 rooms, most likely in three limited service properties.  The 

demand forecast is for one hotel in the first decade (2011 to 2020) and two additional ones in the 

second decade (2021 to 2030). 

Additional Retail Opportunity 
The completion of the Mercado complex and the MetroCenter at the northern edge of this community, 

will satisfy much of the near term retail demand.  Over the longer term, the amount of additional retail 

development will depend upon the magnitude of office and housing construction.  Assuming that 

office development and market rate residential proceed in Barrio Logan, then ERA’s 20-year (2011 to 

2030) forecast for retail and restaurant development ranges from 125,000 to 160,000 square feet.  

This retail is likely to include restaurants, art galleries, furniture showrooms, specialty shops and 

convenience retail and services for local residents. 



 

Barrio Logan Market Analysis         Land Use Demand Estimates  
ERA Project No. 17642           VI-5   

Table VI-3
Projected Household Trends in Market Area

Region 2007 - 2010 2011 - 2020 2021 - 2030 Total

Incremental Household Growth in City of San Diego 1 12,755 50,088 38,326 101,169

Centre City and Barrio Logan Capture of Citywide Households

Low Capture Rate 15% 17% 24% 0%
High Capture Rate 18% 21% 28% 1

Projected Centre City and Barrio Logan Demand in Units

Low 1,900 8,500 9,200 19,600
High 2,300 10,500 10,700 23,500
1 Based on SANDAG projections of household growth in the City of San Diego
Source: SANDAG, Economics Research Associates



 

Barrio Logan Market Analysis                  Land Use Demand Estimates  
ERA Project No. 17642           VI-6   

Summary 
Over the next twenty years, market forces are pushing to transform the northerly portion of the Barrio Logan Community Plan Area into a 

central city neighborhood that is trendy, edgy and creative.  Housing and office space developed in this neighborhood will offer lower per 

square foot costs as compared to the downtown and East Village.  The amount of development expected is summaries in Table VI-4.  The 

strongest market pressure is for housing development; however, there is significant demand for office, hotel and support retail as well.  A 

well conceived Community Plan needs to recognize the power of long term real estate market forces.  However, such recognition is not 

sufficient.  The interests of the local community and that of the larger San Diego community must also be taken into consideration.    

Table VI-4
ESTIMATED DEMAND IN BARRIO LOGAN FOR MARKET RATE DEVELOPMENT

Low High Low High Low High

Office Demand
    Gross SF 75,000 125,000 196,000 280,000 271,000 405,000
    Estimated Acreage 2 4 4 5 6 9

Housing Demand (Market Rate)
    Number of Units 510 630 900 1,100 1,410 1,730
    Estimated Acreage 12 14 19 23 30 37

Hotel Demand
    Units 136 160 308 350 444 510
    Estimated Acreage 3 4 6 7 9 11

Retail & Restaurant Demand
   Gross SF 44,550 56,650 81,800 102,000 126,350 158,650
    Estimated Acreage 3 3 4 5 6 8

Total Acreage for New Demand 19 25 32 40 52 65

Source: Economics Research Associates

2011-2020 2021-2030 Total 2011-2030

 


