inclusion of seven elements: Land Use, Circulation, Housing (updated every five years), Conservation,
Open Space, Noise, and Safety. Interrelated and of equal status, each of the elements is an integral part
of the General Plan. Elements can be combined, however, and the existing thirteen elements in the 1979
General Plan and the new Strategic Framework Element are proposed to be combined into ten: Land
Use and Community Planning; Mobility; Urban Design; Public Facilities, Services and Safety;
Economic Prosperity; Recreation; Conservation; Cultural Resources; Noise, and Housing (under
separate cover). San Diego’s community plans are a part of the Land Use and Community Planning
Element. In addition, two introductory sections are proposed to the General Plan: Foundation for
Planning, and Strategic Framework. The July 2005 Draft General Plan, and additional revised elements
as they become available, can be viewed on the Planning Department website at
http://www.sandiego.gov/planning/genplan/index.shtml.
Discussion
Introductory Sections
Two new introductory sections have been added to the General Plan: Foundation for Planning,
and Strategic Framework (see Attachment 1.a and 1.b). The Foundation for Planning section
covers background information related to the City’s modern planning history, San Diego’s
planning area boundaries and coordination efforts with other jurisdictions within the region. It
also provides an overview of the ten elements of the General Plan and establishes the role and
purpose of the General Plan.
The Strategic Framework section memorializes the adopted Strategic Framework Element with
its summary of citywide policies in the interrelated areas of: urban form, neighborhood quality,
public facilities and services, conservation and the environment, mobility, housing supply and
affordability, economic prosperity and regionalism, and equitable development. It identifies the
issues and background information that were analyzed in order to develop the City of Villages
strategy. This section also describes how villages may be implemented over time. Policies that
were originally contained within the Strategic Framework Element have been refined, modified,
and expanded as needed in the appropriate General Plan elements.
Land Use and Community Planning Element
Staff has restructured and revised the July 2005 Draft General Plan Strategic Framework and
Land Use Element into the new Land Use and Community Planning Element (Land Use Element
included as Attachment 1.c).
The Land Use Element is the central organizing element for the General Plan. It incorporates the
adopted Strategic Framework Element City of Villages strategy and provides more detailed
policy direction in the areas of community planning, zoning and policy consistency, plan
amendment process, coastal planning, airport land use planning, balanced communities,
equitable development, environmental justice, and annexations. The element includes the
General Plan Land Use and Streets Map, a generalized land use and streets composite map based
upon adopted community plans. As part of this element, seven generalized land use categories
are proposed along with pertinent citywide policies and recommended community plan
designations to ensure consistency as community plans are updated and/or amended in the future.
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The City of Villages strategy is a major component of the Land Use Element. The City of
Villages strategy calls for new growth to be targeted in mixed-use village centers in order to
create lively activity centers, provide housing, improve walkability, help support a state-of-theart transit system, and provide an alternative to the development of outlying areas. Combined
with the citywide policies, the strategy ensures that growth and redevelopment will contribute
towards long-term healthy environmental, social, and economic conditions within the City and
its communities.
In addition, the Land Use Element clarifies the roles of the General Plan and community plans
and their relationships. It establishes community plans as integral components of the General
Plan, as the community plans provide the parcel-level detail regarding land use designations,
density and intensity that is required by state law. Further, Land Use Element policies require
that all projects conform to community plan policies, and that zoning is established which is
consistent with the community plan.
Key points:
• No land use or zoning amendments are proposed as a part of the General Plan update.
Implementation of the General Plan will occur as community plans are updated/amended
subsequent to the adoption of the General Plan.
• The City of Villages strategy requires identification of a hierarchy of village categories
where growth will be focused. Villages are to be designated through the community plan
process. See also first item under the “Issues for Discussion” section below.
• The Land Use Element helps guide community plan preparation and format. The goal is to
have community plans provide community-specific land use planning and development
policies, with policies applicable to all communities located in the General Plan. Community
plans will focus on their unique community identity, while also contributing to meeting
citywide General Plan goals, including the provision of housing opportunities.
• The refined scope of community plans should result in a reduction in the time needed to
prepare community plans, and enable the Planning Department to undertake and complete
updates in a more timely fashion. A companion manual to the General Plan titled
Community Plan Preparation Manual is being prepared.
• The Land Use Element specifies that zoning will be applied to implement community plan
designated land use, range of density/intensity, and site design, as appropriate. Similarly, it
will require projects to be assessed based upon conformance with general plan/community
plan specified land use, range of density/intensity, site design, and other general
plan/community plan policy objectives.
• Revisions to the initiation criteria, and their inclusion in the General Plan, are focused upon
strengthening the criteria to ensure that amendment proposals are consistent with the overall
vision of the General Plan and the community plans. A General Plan Amendment Manual, a
companion document to the General Plan, is being prepared to provide more specific
guidance on plan amendment issues.
Issues for Discussion/Public Concerns:
A new map is proposed that would serve to illustrate where existing conditions and community
plans may already exhibit village-like characteristics. The July 2005 Draft General Plan
included a City of Villages Transit/Land Use Connections Map, which identified potential
village sites (that were previously identified as part of the Strategic Framework Element
process). The Community Planners Committee (CPC) recommended village sites only be
identified through the community plan process. In response, staff recommends that a map be
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included in the General Plan that identifies certain physical characteristics and existing
conditions, such as location of parks, fire stations, transit routes, and existing and planned land
uses. The map would illustrate existing areas that exhibit village-like characteristics and areas
that may have a propensity to develop as village areas based on the fact that some of these
conditions may already be present. Actual village locations, with boundaries, would be
designated in community plans with input from Council recognized community planning groups,
and use of village locational criteria identified in the Land Use Element.
Mobility Element
An overall goal of the Mobility Element is to further the attainment of a balanced, multi-modal
transportation network that improves mobility and minimizes environmental and neighborhood
impacts. The element includes a wide range of policies which advance a strategy for congestion
relief and increased transportation choices in a manner that strengthens the City of Villages land
use vision. The Mobility and Land Use Elements of the Draft General Plan are closely linked.
The Land Use Element identifies existing and planned land uses, and the Mobility Element
identifies the proposed transportation network and strategies which have been designed to meet
the future transportation needs generated by the land uses.
Key points:
• Implement the City of Villages strategy as a means to help support an efficient and extensive
transit system and reduce the need to drive.
• Encourage the creation of walkable, tree-lined streets in new development projects as well as
through incremental redevelopment and street retrofit projects that occur over time.
• Seek greater street, trail, and path connectivity at the city, community, neighborhood, and project
levels.
• Proactively work with SANDAG to plan and fund projects that the City has identified as high
priority. Continue to collaborate with SANDAG to influence transportation system planning,
policy development, project prioritization, and financing.
• Support for expansion of the regional transit system, better bicycling infrastructure, walking as a
mode of transportation, and alternatives to single-occupant automobile use.
• Expand use of Intelligent Transportation Systems (ITS) and Transportation Demand
Management (TDM) strategies to improve the efficiency and safety of the transportation system.
• Develop community-specific parking solutions through use of a Parking Strategies Tool Box.
• Develop multi-modal level of service (LOS) measures to gauge performance of the
transportation system.
Issues for Discussion/Public Concerns:
A number of changes are proposed to the July 2005 Draft General Plan in response to public
comments including:
removal of language linking transit planning to the City of Villages Transit/Land Use
Connections Map;
new policies on proactively working with SANDAG;
revisions to the Walkable Communities section to link it to the Pedestrian Master Plan;
new policies on multi-modal LOS guidelines;
elimination of policies that are duplicated in other elements; and
greater balance in language supporting alternative modes of travel.
Given these changes, staff believes that major Mobility Element issues have been addressed.
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Urban Design Element
The purpose of the Urban Design Element is to establish a set of design principles from which
future physical design decisions can be based. Urban design is the visual and sensory
relationship between people and the built environment. The built environment includes not only
buildings and streets, but also the natural environment as it is incorporated into the urban
context. Urban design describes the physical features which define the character or image of a
street, neighborhood, community, or the City as a whole. The Urban Design Element contains
polices that are intended to be responsive to the core values and recommendations on urban form
identified in the Strategic Framework Element. These include allowing the City’s urban form to
be defined and shaped by the natural environment, and creating diverse village centers where
commercial and residential development is concentrated.
The policies continue the 1979 General Plan’s emphasis on respecting San Diego’s natural
topography and distinctive neighborhoods, and incorporate components of the City’s TransitOriented Development Design Guidelines. New sections are proposed on Public Art and
Cultural Amenities, and Safety and Security. The revised element was reorganized and edited
since the July 2005 Draft in response to Planning Commission (PC) and public comments, and is
included as Attachment 2.
Key Points:
• Design the built environment to respect and enhance San Diego’s natural features.
• Preserve the individuality of our distinctive neighborhoods and encourage a continuing
protection of positive neighborhood character.
• Design villages, transit corridors, and other designated centers to be pedestrian and transit
friendly.
• Provide significant public gathering spaces in every neighborhood.
• Promote distinctive civic architecture, landmarks and public facilities.
• Include public art and cultural activities in public and private projects to celebrate and help
establish community identity, and to create distinctive public spaces.
• Apply Crime Prevention Through Environmental Design (CPTED) measures to promote the
development of safe and secure neighborhoods and village centers.
Issues for Discussion/Public Concerns:
Comments were largely focused on the structure and level of detail of the July 2005 Draft
General Plan. The reorganization and edits to the draft appear to have addressed these concerns.
Staff will report back at the next workshop after additional stakeholders have reviewed the
revised draft Element.
Public Facilities, Services and Safety Element
The Public Facilities, Services and Safety Element addresses facilities and services that have a
direct influence on the location of land uses. Among these are fire-rescue, police, wastewater,
waste management, libraries, and schools. Fiscal constraints have severely limited the provision
and maintenance of the City’s infrastructure, particularly in older urbanized areas. As the City
matures and the City of Villages strategy is implemented, the timely provision of public facilities
is essential to the quality of life of San Diego residents.
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This element includes policies on the prioritization and provision of public facilities and services
that are consistent with the Strategic Framework and other elements of the updated General Plan.
Edits to Section A - Public Facilities and Services Prioritization are still underway. Policies in
this section will call for development of a prioritization ranking process that considers: health
and safety, City of Villages strategy implementation, communities in need, LOS, community
plan conformance, and potential for multiple benefits, along with other factors. Planning staff
has been consulting with Engineering and Capital Projects Department staff who are working on
a related draft Council Policy on prioritization for transportation projects.
In order to address current and future public facility needs, and to successfully implement the City of
Villages strategy, the element contains guidelines for implementing a financing strategy (as directed by
the City Council upon adoption of the Strategic Framework Element and Action Plan).
The element states that the public and private sectors both have responsibilities for providing
public facilities.
Key Points:
• Prioritize the provision of public facilities and services with consideration of citywide and
community level criteria, including community preferences. Citywide priorities focus on
public funding of facilities in underserved communities not meeting public facilities
guidelines or acceptable level of service (LOS).
• Evaluate development’s impact on public facilities and services, and update Public Facilities
Financing Plans concurrently with community plan updates, or evaluate updates for
consistency with plan amendments which propose increases in density or intensity.
• Secure the financial resources needed to address existing and future public facility needs.
• Maximize the return on investments in public resources through joint-use of facilities and
sharing of resources.
Issues for Discussion/Public Concerns:
Staff continues to recommend that policies calling for a financing strategy be a part of the General Plan
(see Attachment 3). The CPC has recommended that the proposed financing strategy be removed from
the General Plan. Additional public comments received are that new development must pay its own
way, and existing deficiencies must be addressed. Staff is working to address these comments through
edits that are currently underway.
Economic Prosperity Element
The major objective of the Economic Prosperity Element is the achievement of a diverse
economy focusing on industries that provide middle-income employment. The retention of land
for base-sector industries is key to maintaining a strong local economy. The Land Use and
Housing (LU&H) has previously provided direction to protect industrial lands through a “no net
loss” of industrial lands policy. Based on this direction, staff is proposing more refined
industrial land use designations and has prepared a Conversion/Collocation policy and a “Prime
Industrial Land” map, as discussed below.
Key Points:
• As community plans are updated, protect remaining industrial land from encroachment
of commercial uses; and protect research and development and light industrial land from
encroachment of multi-tenant office uses.
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•

Protect regionally-significant land utilized for base-sector industries from encroachment
of residential uses and non-compatible assembly uses, while permitting these uses in
other industrial areas subject to additional analysis and requirements.

Issues for Discussion/Public Concerns:
Industrial Land Use Designations Policies are proposed to protect significant employment land
from encroachment through the provision of more refined industrial land use designations, to be
included in the menu of potential community plan land use designations (see Attachment 1.c,
Land Use and Community Planning Element, pp. 49-50). The proposed new Light Industrial
designation would limit commercial uses currently permitted in some industrial zones and
multi-tenant office uses currently permitted in all light-industrial land use designations and
zones. Multi-tenant industrial uses would still be permitted such as research and development
of products and processes which can occur in an office setting.
An alternative designation, Business Park, would still permit multi-tenant office uses such as
insurance, real estate, or attorney offices as well as all of the light-industrial uses with the
exception of warehousing and distribution uses.
Conversion/Collocation Policy The proposed collocation policy would protect industrial land by
providing specific direction for consideration of community plan amendments and project
proposals for residential and assembly uses. The policy specifies that collocation or conversion
to residential use should not occur in areas identified as” prime industrial land” or those areas
attractive to manufacturing, research and development, wholesale distribution, and warehousing.
These areas are delineated on the draft proposed “Prime Industrial Land” map shown in
Attachment 4, p. 7.
In all other industrial areas, the policy would provide for an analysis of conversion/collocation
suitability factors such as the characteristics of the area, transit availability, impact of prime
industrial lands, significance of the proposed residential use, public and support facilities, public
health factors, and separation of uses. The policy also contains additional requirements in non-prime
areas such the provision of affordable housing on-site, the concurrent processing of public facilities
plan amendment, and the provision of a 1,000-foot or alternative distance separation between
industrial and residential uses.
Input received at several LU&H and PC workshops, stakeholder meetings, and community
planning group meetings has assisted in the development of the policy. There have been varying
opinions on the need to protect industrial lands, versus the need to provide more housing
opportunities. Community input regarding the boundaries of the Prime Industrial Lands map is
described in Attachment 4, p. 8.
Recreation Element
The overarching goal of the Recreation Element is to acquire, develop, operate/maintain,
increase and enhance public recreation opportunities and facilities throughout the City for all
users. The element is divided into six issue areas containing goals and policies addressing public
access and recreational opportunities, preservation of existing facilities and open space
resources, accessibility of facilities and services, cooperative efforts to attain parkland and
facilities, preservation of open space and resource-based parks, and guidelines for park and
recreation facilities.
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Many of the goals and policies of the 1979 General Plan have been carried into this draft.
However, the Recreation Element also contains new and revised policies that were developed as
a result of public outreach, surveys, workshops, community planning group input, and research.
Key Points:
• The 1979 General Plan provides a range of guidelines and standards for neighborhood and
community based parks that cumulatively result in a ratio of 2.4-4.0 acres of populationbased park land per 1,000 residents. In practice, newer (Facilities Benefit Assessment)
communities have been developed with an average of 2.12 net usable acres/1,000 residents
(Park and Recreation, May 2005). In older communities, where neighborhoods were
developed prior to the 1979 General Plan, the average park ratio is less than half that of the
newer communities. The proposed General Plan calls for 2.4 net usable acres per 1,000
residents.
• Provide an alternative means of increasing recreation opportunities to the Park and
Recreation Guidelines in the form of “enhancements.” The enhancements are to be provided
by new development when it is not otherwise feasible to meet community needs. The 1979
General Plan already has policies calling for flexibility in urbanized areas.
• Revise acreage guidelines for joint-use parks with school districts to ensure that joint-use
facilities do not result in a net loss of park acreage.
• Identify, quantify, and consider as serving neighborhood and community park guidelines
those portions of regional parks that satisfy population-based park and recreation guidelines.
• In constrained areas, provide joint-use with public and private agencies, in addition to school
districts.
• Prepare a citywide Park Master Plan that includes specific information; identify interim
measures to implement guidelines until the plan is completed.
Issues for Discussion/Public Concerns:
Staff recommends that the citywide General Plan population-based park guideline be 2.4 net
usable acres per 1,000 residents. The CPC recommends that the General Plan ration be 2.8 net
usable acres per 1,000 residents.
Staff is also recommending that the use of park “enhancements” be encouraged to meet
community needs in a timely manner. There is public concern that excessive reliance on
enhancements will lead to lost opportunities to gain park lands. These draft policies are included
in Attachment 5.
Conservation Element
The Conservation Element focuses on conserving natural resources, protecting unique landforms,
preserving and managing our open space system, beaches and watercourses, preventing and
reducing pollution, and ensuring preservation of our quality of life in San Diego. A wide range
of policies are proposed in the General Plan update to help guide development and provide a
conservation “blueprint” so that San Diego’s environmental quality and heritage are preserved,
maintained, improved and can be sustained for current and future generations. Many of the
policies described in the element are already being implemented throughout the City, via specific
programs and plans administered by various City departments, such as the Storm Water Pollution
Prevention Program, the Sustainable Communities Program, and the Multiple Species
Conservation Program (MSCP). The General Plan provides the broad overall context to view the
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purpose and interrelationships of these and additional programs, and to establish citywide goals
for conservation of resources that will be refined based on individual community’s conservation
goals.
Key Points:
• Protect and conserve landforms, community open spaces, habitat areas, agricultural areas,
and other environmentally sensitive lands through a variety of available tools, such as
easements or dedication of lands to be preserved in their natural state.
• Use a watershed management approach to protecting water supplies. Seek additional
dedicated water supplies and increased water conservation. Use best management practices
to help prevent storm water and urban runoff pollution.
• Preserve natural habitats pursuant to the MSCP and conserve wetlands through
implementation of a “no net loss” approach.
• Reduce greenhouse gas emissions and consumption of fossil fuels.
• Encourage the construction and operation of green buildings. Develop and protect a
sustainable urban/community forest.
• Support environmental education so that people are aware of and more responsible for their
impacts on the environment.
Issues for Discussion/Public Concerns:
Public input on the Conservation Element has been largely supportive of the proposed policies. The
CPC has suggested additional language on protecting community open spaces.
Cultural Resources Element
Historic and cultural resources were addressed in the July 2005 Draft General Plan as Section L of the
Conservation Element. The purpose of this section was to strive for the preservation, protection, and
restoration of historic and cultural resources, including archaeological resources. The next public
review draft of the General Plan will include a new Cultural Resources Element that will incorporate and
expand upon the existing Conservation Element - Section L. Staff recommends this change since
historic preservation policies relate to land use and urban design, as well as conservation topics. In
addition, having a separate element should make it easier for a user of the General Plan to locate and
implement historic preservation policies both as City-initiated efforts and as a part of proposed
development.
Noise Element
The Noise Element provides goals and policies to guide compatible land uses and the incorporation of
noise abatement measures for new uses to protect people living and working in the City of San Diego
from an excessive noise environment. This purpose becomes more relevant as the City continues to
grow with infill, mixed-use, and transit-oriented development. Recent revisions to the element include
an expanded Land Use – Noise Compatibility Guidelines that uses a matrix to identify compatible,
conditionally compatible, and incompatible land uses by noise decibel level.
Key Points:
• Consider existing and future noise levels when making land use planning decisions to
minimize exposure to excessive noise.
• Separate excessive noise generating uses and residential and other noise sensitive land uses
with sufficient spatial buffer of less sensitive uses.
-9-

•

Limit future residential and other noise sensitive land use in areas exposed to high levels of
noise.

Housing Element
The Housing Element differs from the other elements in the General Plan in several respects.
State requirements for housing elements are more specific than for other general plan elements
and require that, in addition to strategies and policies such as are found in other elements,
quantifiable goals be established and that specific programs be identified to meet these goals.
Therefore, the format of the Housing Element differs significantly from that of the other
elements.
California state law requires housing elements be updated every five to seven years. By contrast,
the remainder of a general plan is designed to guide development during a twenty or twenty-five
year period. San Diego’s Housing Element has been updated several times since the 1979
General Plan. In addition, housing elements for all jurisdictions in San Diego County are
required to be updated at the same time and to cover the period 2005-2010. The state Housing
and Community Development Department and SANDAG set specific five to seven year housing
production goals for each jurisdiction. Specific goals are set for production of very low- and
moderate-income housing units. Each jurisdiction is required to prepare a detailed inventory of
sites available to be developed with housing, an analysis of how the City met its goals and
implemented programs from the previous Housing Element, and a description of new policies
and programs intended to meet anticipated needs during the next five years.
In the new Land Use and Community Planning Element language has been added to clearly state
that the community plans are the vehicle for implementing state law pertaining to provision of
housing opportunities, and meeting the City’s housing needs and regional share goal. This draft
policy (LU-C.3) is found on Attachment 1.c, p. 53.
The 2005-2010 Housing Element is proceeding on a parallel but somewhat faster timeline from the
remainder of the draft General Plan with final adoption currently anticipated in late spring 2006. A
draft of the Housing Element is available for review on the City’s website. Meetings and
workshops on this document have been held with a Housing Element Working Group, the CPC, the
Housing Commission and the PC. Each group has provided input. At the present time, the
California Department of Housing and Community Development (HCD) are reviewing the Housing
Element and environmental documentation is being prepared. Upon receipt of the official input
from HCD and completion of the environmental document, an adoption draft will be completed and
docketed for PC and City Council action.
Environmental Review and Master Environmental Assessment (MEA)
The Environmental Analysis Section of Development Services has determined that a supplement
to the previous Final Environmental Impact Report (EIR) (LDR No. 40-1027; SCH No.
2001061069 dated August 27, 2002) would be the appropriate environmental documentation for
the proposed General Plan update. This determination is based primarily on the fact that: (1) the
General Plan update proposed no changes in land use designations, distribution or density
compared to the previously certified EIR, (2) the policies in the proposed General Plan are
consistent with the previously adopted Strategic Framework Element or would not result in a
physical change to the environment or, (3) the development of detailed, site-specific information
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to determine significance would occur with a project of a more limited geographical scale (e.g.,
community plan level) (15152 [c]). In cases where these conditions apply, only minor additions
or changes would be necessary to make the previous EIR adequately apply to the project
(Section 15163) and a supplement should be prepared.
The Planning Department is in the process of preparing a Master Environmental Assessment
(MEA) for the City of San Diego. Under the California Environmental Equality Act (CEQA)
(Guidelines Section 15169), a lead agency may prepare a MEA (i.e., an inventory or data base)
for all, or a portion of, the territory subject to its control in order to provide information which
may be used or referenced in future environmental documentation to help focus future initial
studies as well as EIRs.
The proposed MEA will contain a regional inventory of the physical and biological characteristics
in the City. Wherever possible, the inventoried characteristics and information are depicted on the
maps; in addition, lists will also contain certain collected information. The MEA builds upon the
Existing Conditions Data Collection effort that was completed in July 2005, SANGIS regional
data, and department-specific data that are available. The MEA will include the following data
sets for the City as a region, and summations for each Council recognized community planning
area: land use, transportation, biological resource, historical, parks/open space, public
services/utilities, noise, air quality/toxics/hazardous materials, visual quality/aesthetics, aggregate
resources, geological hazards, palentological resources and stormwater/water quality. It is
anticipated that the MEA will be updated and maintained regularly subject to staffing and funding.
The “MEA” title may be changed to better reflect that the document represents an inventory,
rather than an analysis of existing conditions.
FISCAL CONSIDERATION:
Staffing for the General Plan update is dependent on funding through the General Fund, General
Plan Application Fee, and Service Level Agreements with other City departments. The Service
Level Agreements expire at the end of Fiscal Year 2006. Funding to support the current General
Plan staff has not yet been identified.
PREVIOUS COMMITTEE AND PLANNING COMMISSION ACTIONS:
The LU&H Committee and the PC have played significant roles in the General Plan update
process. The following table identifies key issues discussed and actions taken over the past three
years. Direction received at the workshops described below has been incorporated into the draft
General Plan.

DATE
2-12-03

FORUM
LU&H

TOPIC
Approved the General Plan Work Program including tasks to:
incorporate and refine the Strategic Framework Element and
citywide community plan policies into the General Plan, draft
additional policies to address citywide issues, and format the
document to be more reader-and web-friendly.

7-30-03

LU&H

Action to prepare an MEA to provide an inventory of existing
facilities and land uses in community planning areas.
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DATE
10-22-03

FORUM
LU&H, PC

TOPIC
Workshop covered the new General Plan format, public
outreach strategy, existing conditions data collection, draft
Mobility Element policies, and draft community plan
amendment/update policies.

11-18-04

PC

Workshop on Land Use Element issues including community
plan format, initiation and amendment criteria, and proposed
land use designations.

3-9-05

LU&H, PC

3-9-05

LU&H, PC

3-10-05
4-20-05

PC
LU&H

7-14-05

PC

7-27-05

LU&H

9-22-05

PC

10-13-05
12-1-05

PC
PC

2-1-06

LU&H

Workshop on six major policy areas including: collocation of
housing and employment uses, alternative methods of
providing parks and recreation areas, solutions to community
facilities deficits, General Plan consistency.
Workshop on the community plan update process, and
community and general plan amendment issues.
Workshop on the Economic Prosperity Element.
Public review of the Discussion Draft General Plan was
initiated.
Workshop covering the entire July 2005 Draft General PlanCommissioners had extensive comments.
Workshop to review and comment on the July 2005 Draft
General Plan.
Previous PC and LU&H workshop comments were
documented along with the Planning Department’s suggested
course of action-See Report No. PC-05-261.
http://www.sandiego.gov/planningcommission/pcreports/pc261gp.pdf
Presented a revised outline for the General Plan.
Director’s report briefed Commissioners on the General Plan
work in progress, including interaction with CPC.
Briefing on General Plan update program.

COMMUNITY PARTICIPATION AND PUBLIC OUTREACH EFFORTS:
It has been the goal of the Planning Department to increase community involvement and expand
the role of public participation in the process of developing the new General Plan. Outreach has
taken place through a series of forums; mass e-mail distributions; workshops, presentations and
meetings; and planning group communications including working sessions with the CPC and the
CPC General Plan subcommittee. A listing of many of the interested groups consulted with, or
that received presentations, is provided in Attachment 6. The primary methods of public
outreach are described below.
Public Forums - A series of forums entitled “From Controversy to Solutions” was developed to
provide opportunities for panel-based discussions on topics specific to general plan goals and
policies. The public were invited to the forums which were televised, and often repeated, on
City TV24. City Council members and other community leaders participated as panelists. The
goal of each forum was to provide a public venue to discuss a variety of differing points of view
and to assist staff in policy development. The forum topics included the overall General Plan
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update, economic prosperity, mobility, conservation, recreation, commercial development, and
public facilities.
E-Mail Distribution - An e-mail database with over 2,100 individuals and organizations that
expressed interest in the General Plan update process was developed. Interest group e-mail lists
were further refined based on individuals’ stated areas of interest. The e-mails were used to
provide updated reports on each element, to announce availability of drafts, and to solicit
membership for ad hoc issue groups. For some elements, draft sections of the elements were
distributed for review as they were being drafted. For members of the public without e-mail,
hard copy mailings were provided. The goal was to allow the public to participate in early stages
of the General Plan update process. E-mail notices were also used to provide notice of
workshops, and PC and City Council meetings.
The Discussion Draft of the General Plan (April 20, 2005) and the July 2005 Draft of the General
Plan were each posted on the department’s website, and hard copies were provided to the City
Council, PC, and each of the recognized community planning groups. The full public
distribution also included: public libraries, community service centers, and City staff. In
addition, notices of availability were sent to the e-mail distribution list.
Workshops and Meetings - In addition to the formal workshops with PC and LU&H described
above, presentations and stakeholder meetings were held on specific topic areas with public
agencies, professional organizations, community activists, the general public, and other City
staff.
Community Planning Groups - Initially, staff attended community planning group meetings to
encourage people to join our e-mail interest group lists, provide semi-annual status reports and
discuss emerging issues. In the summer of 2005, staff presented the Discussion Draft General
Plan to each of the City’s Council recognized community planning groups. Since then, staff has
gone to individual planning groups upon request. In addition, staff has consulted with each of
the community planning groups that have lands identified on the draft Prime Industrial Land
map.
Community Planners Committee (CPC) - The CPC initially discussed the July 2005 Draft
General Plan at their meeting of August 23, 2005. Since then, the CPC formed a General Plan
subcommittee to undertake a detailed, element-by-element review of the draft document. This
subcommittee has presented recommendations on element edits to the full CPC at each of the
CPC meetings held in October 2005 through February 2006. This subcommittee largely
completed their review of the July 2005 Draft General Plan at their meeting of February 17,
2006. The full CPC is scheduled to complete their review at their meeting of February 28, 2006.
Staff will orally report on the results of this meeting at the LU&H meeting of March 1, 2006.
Staff has been incorporating many of CPC’s comments into working drafts as they are prepared.
Since edits are still in progress, we will defer a more complete accounting of our responses to
CPC’s recommendations to the next General Plan workshop.
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KEY STAKEHOLDERS AND PROJECTED IMPACTS:
The General Plan update is a program of citywide significance that has drawn a great deal of
public comment. Many of the stakeholders that we have worked with during this process are
identified in Attachment 6. The General Plan is a long-range policy document that does not
result in direct impacts to specific properties or individuals.
Respectfully submitted,

_____________________________
Betsy McCullough, AICP
Acting Planning Director

____________________________
James T. Waring
Deputy Chief of Land Use and
Economic Development

WARING/MCCULLOUGH/NSB/ah
Attachments:

1.

Draft General Plan Introductory Sections, and Land Use and Community
Planning Element, February 2006

2. Draft General Plan Urban Design Element, February 2006
3.

Draft Public Facilities, Services and Safety Element Excerpt of
Introduction and Section C, with strike-out underline edits to the July 2005
Draft General Plan, February 2006

4.

Draft Economic Prosperity Element Excerpt of Section A, February 2006,
with draft Prime Industrial Land Map

5.

Recreation Element Excerpt of Introduction, and Sections E and F with
strike-out underline edits to the July 2005 Draft General Plan, February
2006

6. General Plan Update Stakeholders
Note: Due to the size of the attachments, distribution will be limited to Committee binders.
These attachments are available on the City’s website at
http://clerkdoc.sannet.gov/cmr/CMRFullListSearch.html, and a copy is available in the
Office of the City Clerk.
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ATTACHMENT 1

Introductory Sections and Land Use and
Community Planning Element
Contents:
1.a Vision and Core Values
Foundation for Planning
1.b Strategic Framework
1.c Land Use and Community Planning Element

ATTACHMENT 1.a

Vision and Core Values
This General Plan provides a vision, core values and policy guidance to balance the needs
of a growing city while enhancing quality of life for current and future San Diegans. It
provides a strategy, the City of Villages, for how the City can enhance its many
communities and neighborhoods as growth occurs over time. It does not, however,
encourage or mandate a specific amount of growth. Rather, it presents ten elements that
overall provide a comprehensive “blueprint” for the City of San Diego’s evolution in the
next twenty-plus years.

Vision Statement
We have a special role as stewards of a remarkable resource, a city
on the Pacific of great cultural and physical diversity. In the 21st
century, San Diego must continue to evolve in harmony with its
exceptional natural environment, always treasuring the unique
character of its neighborhoods, striving for equity, and celebrating
the rich mosaic that is San Diego.

Core Values
The following values provide the foundation of the General Plan and they will help
preserve and build on what is good in San Diego. These core values were developed with
the guidance of the Strategic Framework Citizen Committee and through a multi-year
dialogue with San Diegans in numerous community forums. They fall into three
categories: our physical environment, our economy, our culture and society.

Our Physical Environment
We Value:
• The natural environment.
• The City’s extraordinary setting, defined by its open spaces, natural habitat and unique
topography.
• A future that meets today’s needs without compromising the ability of future
generations to meet their needs.
• The conservation, preservation, and environmental quality of natural resources.
• Parks and public spaces, accessible by foot, transit, bicycle, and car, as areas for
neighborhood, community and regional interaction and convenient recreation.
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• The availability of public facilities, infrastructure, transit, information infrastructure,
and services as essential to neighborhood quality and as necessary companions to density
increases.
• A compact, efficient, and environmentally sensitive pattern of development.
• Walkable communities with tree-lined streets.
• A convenient, efficient, aesthetically pleasing, and multi-modal transportation system.

Our Economy
We value:
• The health, economic prosperity, and well-being of our citizens.
• A diverse economy to achieve a rising standard of living for all San Diegans.
• Mutually beneficial cultural and economic ties with Mexico and our neighbors in Latin
America.
• Regional coordination to resolve regional growth issues, and regional collaboration to
meet economic prosperity goals.

Our Culture and Society
We value:
• Social equity.
• Safe and secure neighborhoods.
• The physical, social and cultural diversity of our City and its neighborhoods.
• Housing affordability throughout the city and an overall diversity of housing types and
costs.
• Schools as an integral part of our neighborhoods and equitable access to quality
educational institutions.
• The City’s multiplicity of arts, cultural, and historical assets.
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Foundation for Planning
San Diego has the location and the physical foundation in general for an important, perhaps a great city.
Its people are awake to its needs, and are resolved to meet them.
-John Nolen, 1908

The City's Modern Planning History
Planning consultant John Nolen wrote these words as a preface to San Diego’s first grand vision
statement of the 20th century. He looked at a young city (incorporated on March 27, 1850) with
a population of less than 40,000 and imagined what it could become.
Against the backdrop of what Nolen considered San Diego’s “permanent attractiveness beyond
all other communities,” he envisioned development of a civic center of downtown public
buildings, more urban open space, parks and playgrounds, and a bayfront with promenades and
public amenities. He urged San Diegans to build a city that capitalized on its many natural assets
and enviable climate. Nolen’s goals are still relevant today and they were the basis for many of
the planning decisions that shaped San Diego in the past century.
Since the Nolen Plan was commissioned, San Diego has grown from a small border town to a
thriving metropolis of nearly 1.3 million people, complete with many distinct and diverse
neighborhoods. Approximately one-half of the county's growth traditionally occurs within the
City. The City’s growth and evolution have served as a catalyst for the development of
numerous planning visions and plan documents. Through the years, all of the plans have shared
a somewhat common vision. They have sought preservation of unique neighborhoods, good jobs
and housing for all San Diegans, protection and enhancement of the environment, development
of a diverse economy, an efficient and useful public transit system, well-maintained public
facilities and services, and careful management of the growth and development of the city.
During the 1960s, the City engaged in a comprehensive planning process to prepare the first
Progress Guide and General Plan, and in 1967 the City Council adopted and the electorate
ratified that document as the first General Plan for the City of San Diego. In 1974, planning
consultants Kevin Lynch and Donald Appleyard, with funding received through a grant from the
prominent San Diego Marston family, produced Temporary Paradise? This groundbreaking
study focused upon the natural base of the city and region; it recommended that new growth
complement the regional landscape to preserve its precious natural resources and San Diego’s
high quality of life. Temporary Paradise? served as the foundation for, and major influence on,
the subsequent comprehensive update of the Progress Guide and General Plan adopted in 1979.
The City experienced both significant growth and a serious recession over the two following
decades. Residential development reached the city’s jurisdictional boundaries. Also, the City’s
economic base evolved from tourism and defense to include high technology research and
manufacturing, and international trade. The citizens of San Diego reacted to the growth and
change by participating in numerous visioning efforts; they produced several documents, ballot
initiatives, and programs of note: Urban Form Action Plan, Regional Growth Management
Strategy, the Livable Neighborhoods Initiative, Towards Permanent Paradise, the Renaissance
Commission Report, and many others.
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Based upon the planning principles and shared common values in all of these documents, the
City Council adopted the Strategic Framework Element in 2002 to guide the comprehensive
update of the entire 1979 Progress Guide and General Plan and the implementation of the Action
Plan. The 1979 Progress Guide and General Plan primarily addressed the development of vacant
land and it was largely successful in ensuring that new communities were built with adequate
public facilities. It presumed, however, that the City's Capital Improvements Program would
provide public facilities needed by infill growth in urbanized communities. Due to reduced City
revenue available for public facilities following adoption of the Progress Guide and General
Plan, new facilities were not built concurrent with infill growth. While a program of creating
financing plans for urbanized communities was subsequently adopted, collecting a "fair share"
from infill development has not provided enough funds to build new facilities. Additionally,
new development cannot be held accountable for the facilities deficiencies that preexisted in
urbanized communities. New strategies, therefore, are necessary to address existing public
facilities shortfalls and growth pressures within those neighborhoods.

Role and Purpose of the General Plan
Planning is a critical component in assisting a city in its evolution, as well as protecting the
health, safety, and welfare of its residents. The State of California considers the general plan to
be a “constitution for development,” the foundation upon which all land use decisions in a city or
county are to be based. It expresses community vision and values, and it embodies public policy
relative to the distribution of future land use, both public and private. Recognizing this, State
law requires each city (and county) to adopt a general plan to guide its future, and mandates
through the Government Code that the plan be periodically updated to assure its relevance and
value. It also requires the inclusion of seven mandatory elements: Land Use, Circulation,
Housing, Conservation, Noise, Open Space, and Safety. In addition, State law permits the
inclusion of optional elements which address needs, objectives, or requirements particular to that
city or county.
The land use element of the City's General Plan is called the Land Use and Community Planning
Element, and it incorporates more than 50 community, specific, precise, and subarea plans. Few
jurisdictions in the State have the size, diversity, and land use patterns that the City has that
necessitate community-based land use plans. Nine additional elements address issues of
citywide and regional significance: Mobility, Economic Prosperity, Public Facilities/Services
and Safety, Urban Design, Recreation, Cultural Resources, Conservation, Noise, and Housing.
State law requires internal consistency, meaning that no policy conflicts can exist, either textual
or diagrammatic, between components of the General Plan, including optional elements, and that
no one element may take precedence over another. This also means that community plans, while
addressing community-specific issues, must be consistent with the policies of the rest of the
General Plan and with each other.
The updated General Plan offers new policy direction in a variety of areas dealing with urban
form, neighborhood character, historic preservation, public facilities, recreation, conservation,
mobility, housing affordability, economic prosperity, environmental justice and equitable
development. As we find that less than 10 percent of the City’s land is vacant and available for
new development, the City must shift from developing vacant land to reinvesting in existing
communities. Therefore, new policies have been created in order to support changes in
development patterns that emphasize combining housing, employment centers, schools, and civic
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uses in high level activity areas in the city. The General Plan also recognizes and explains the
critical roles of the community planning program and the various community plans as the
vehicles to tailor the City of Villages strategy for each community in the city. It also outlines the
plan amendment process, other implementation strategies, and considers the continued growth of
the city beyond the year 2020.

Other Applicable Planning Law
In addition to the State Planning and Zoning Law, which addresses a variety of planning related
issues, including but not limited to the preparation, adoption or amendment of a general plan,
there are other State and Federal laws that also influence development of local policies found in
the City's General Plan. For instance, Federal laws such as the Endangered Species Act, Clean
Water Act, and Clean Air Act have been instrumental in shaping local policies designed to
achieve stated purposes under these acts. The Endangered Species Act of 1973 was enacted by
the U.S. Senate and House of Representatives to provide for the conservation and protection of
endangered and threatened species of fish, wildlife, plants, and their habitat. Subsequent to this
enactment, the California Endangered Species Act was ratified, which generally parallels the
main provisions of the federal act. Based on principles from both laws and the California
Natural Community Conservation Planning Act, the Multiple Species Conservation Program
(MSCP) was developed at the local level. It is a comprehensive, long-term habitat conservation
planning program that covers approximately 900 square miles (582,243 acres) in southwestern
San Diego County. It was developed cooperatively by participating jurisdictions/special districts
in partnership with federal/state wildlife agencies, property owners, and representatives of the
development industry and environmental groups.
The Clean Water Act, formerly known as the Federal Water Pollution Control Act of 1972,
which was renamed in 1977. This law is intended to protect water quality. As the Regional
Water Quality Control Board (RWQCB) implements sections of the Clean Water Act, and State
laws, it develops programs to prevent, reduce, or eliminate ground and surface water
contamination and requires point source dischargers to obtain waste discharge permits. Under
this permit, the City was required to develop a Storm Water Pollution Prevention Program
(SWPPP) which specifies year-round storm drain monitoring, pollution elimination programs,
code compliance, reporting to the RWQCB, and public education.
The primary objective of the Clean Air Act is to establish Federal standards for various
pollutants from both stationary and mobile sources and to provide for the regulation of polluting
emissions via State implementation plans. The act stipulates requirements to prevent significant
deterioration of air quality where air quality exceeds national standards, and to provide for
improved air quality in areas which do not meet Federal standards. The General Plan's Mobility
Element and Conservation Element contain policies designed to reduce greenhouse gas
emissions as well as pollution resulting from motor vehicles.
As previously mentioned, State laws also play a role in shaping City policies as they are related
to a variety of topics, including but not limited to the following: housing, redevelopment and
airport land use planning. State law requires preparation of a Housing Element every five years
to set forth housing policies and to assess how successful the City has been in meeting the goals
and objectives of the previous Housing Element. A key requirement is that the City show how
many units of housing could potentially be developed on land that is zoned and designated for
housing and that is currently vacant or underdeveloped.
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Under the California Community Redevelopment Law, redevelopment is a tool created by State
law to assist local governments in eliminating blight from a designated area, where blight
consists of the physical and economic conditions within an area that cause a reduction of, or lack
of, proper utilization of that area. Redevelopment can also assist with aspects of development,
reconstruction and rehabilitation of residential, commercial, industrial and retail districts.
Specific redevelopment related policies are found under the Economic Prosperity Element, and
these policies are intended to help the City redevelop and revitalize underutilized areas.
With regards to airport land use planning, State law's purpose is to protect public health, safety,
and welfare by ensuring the orderly expansion of airports and the adoption of land use measures
that minimize the public’s exposure to excessive noise and safety hazards within areas around
public airports, to the extent that these areas are not already devoted to incompatible uses.
Airport land use compatibility issues are further addressed under the Land Use and Community
Planning Element to meet the purpose and intent of the law.

Coastal Act
The California Legislature adopted the California Coastal Act in 1976 to “protect, maintain, and,
where feasible, enhance and restore the overall quality of the coastal zone environment and its
natural and artificial resources (Public Resources Code Section 30001.5) for the benefit of current
and future residents and visitors.” The law applies to property within the Coastal Zone as
delineated on a set of maps adopted by the Legislature. The law establishes the Coastal
Commission to regulate development in portions of the Coastal Zone and to work in partnership
with local government, specifically 15 coastal counties and 58 cities, of which the City of San
Diego is one, to manage the conservation and development of coastal resources through
comprehensive planning and regulatory programs, and Local Coastal Programs (LCPs). A Local
Coastal Program is the Coastal Act term referring to certified land use plans and implementing
ordinances (see sidebar below).
In the City, Coastal Act policies are integrated into each of the community plans, as they are
updated, to govern the land uses within the coastal zone and to provide protection to coastal
resources as further specified under Chapter 3 of the Coastal Act. This is true of community plan
areas located either wholly or partially within the coastal zone. See Figure FP-1 for the Coastal
Zone Boundary and community plans that implement the Coastal Act.

Regional Context/Inter-jurisdictional Coordination
In a county that continues to grow both through redevelopment of existing areas and in new
communities, regional coordination is critical to help guide the location of new growth and the
placement of regional-serving facilities.
The City of San Diego plays a leading role in regional planning. This role includes working with
other cities throughout San Diego County and agencies in allocating the region's population
projections and necessary housing units, refining the regional arterial transportation network,
expanding transit services, developing a long-term airport solution for the region, assuring
availability of adequate sources of water and utilities for urban needs, and achieving goals for a
regional open space network.
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The City continues to coordinate and work closely with San Diego Association of Governments
(SANDAG), the region’s land use and transit planning agency. The City of San Diego General
Plan is designed to complement and support the Regional Comprehensive Plan adopted by
SANDAG in 2004, which addresses the region's growth, while preserving natural resources and
limiting urban sprawl. The objective to increase residential and employment concentrations in
areas with the best existing and future transit connections supports regional planning goals and
transit vision. In addition, it is important to recognize that San Diego's location on the U.S.Mexico border offers many distinct opportunities and continued coordination on binational
planning is needed to promote collaborative solutions. SANDAG's Binational Planning and
Interregional Planning Program, through its Borders Committeee of the SANDAG Board of
Directors, addresses important binational, intergovernmental, and interregional issues, such as
transportation infrastructure, economic development, and environmental planning as well as
preservation.

San Diego Planning
Boundary Adjustments

Area/Sphere

of

Influence/Municipal

Under the authority of the State, the Local Area Formation Commission (LAFCO) regulates,
through approval or denial, any boundary changes proposed by a city. Although LAFCO does
not have the power to initiate boundary changes on its own, LAFCO coordinates the orderly
development of a community through reconciling differences between city and county plans, so
the most efficient urban service arrangements are created for the benefit of area residents and
property owners.
The City of San Diego's lead role in regional planning includes working with other jurisdictions
and agencies in refining the City’s boundaries. The expansion of city boundaries can help
discourage urban sprawl by providing organized and planned growth, the efficient delivery of
urban services, such as police, fire, water and sanitation, and the preservation of open space. By
discouraging sprawl, the City can limit the misuse of land resources and promote a more costefficient delivery of urban services. Both the State and County of San Diego support the
expansion of cities to provide urban services, rather than the expansion of special districts.
The City of San Diego is generally bounded by the County of San Diego and City of Escondido
to the north; cities of Poway, Santee, El Cajon, La Mesa, and Lemon Grove to the east; the
Mexican border to the south; and the Pacific Ocean as well as cities of Solana Beach, Del Mar
and Imperial Beach to the west. The city covers nearly 330 square miles and is located in the
southwestern corner of California.
A “Sphere of Influence” which is used to determine the most logical and efficient future
boundaries for cities, is the physical boundary and service area that a city is expected to serve. In
1985, LAFCO determined the City of San Diego’s Sphere of Influence to be co-terminus with its
jurisdictional boundaries. The entire planning area for the City is also comprised of 50
community planning areas where 42 of these areas have recognized community planning groups
that are responsible for advising the City on community goals and development proposals as well
as providing official recommendations to the City on land use related matters.
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Areas shown in the Figure FP-2, Prospective Annexation Areas map, include both islands of
unincorporated land within the city, and unincorporated areas that share common geographic
features and are bordered by the same natural boundaries as the contiguous city area. Land
within the areas designated on the map can be reviewed for the possibility of annexation upon
the initiative of either the landowner or the City. Additionally, from time to time, the City may
determine that services could be provided more efficiently to areas just inside or outside our
boundaries. In those cases, there may be consideration of jurisdictional boundary adjustments
after appropriate land use, fiscal and economic analyses are prepared.

Relationship to Other City Policy/Plan Documents
Other City policies and plan documents provide support to the General Plan as they further
strengthen the citywide policies stated in the General Plan by providing specific guidance on a
variety of development-related matters. For instance, several City Council Policies adopted by
resolution of the City Council provide direction on a variety of development-related subject areas
and they also establish procedures by which certain actions and/or functions are performed.
Existing Council Policies cover topics, such as public infrastructure, facilities and services,
engineering matters, economic development, code enforcement, and real estate management.
Additionally, the City has adopted master plans, such as the Bicycle Master Plan, park master
plans, Utilities Undergrounding master plan, Metropolitan and Municipal Wastewater master
plans, and master street tree plans that guide certain aspects associated with development.
While master plans and other policy documents exist in the City, the General Plan is the primary
land use planning document that establishes citywide policies and provides guidance for future
development in the City. Therefore, all other policy or planning documents must be consistent
with the General Plan's goals and policies.
In order to address the need for public facilities in the various communities as related to their
growth, the City has public facilities financing plans which are companion documents to
community plans. These documents identify lists of major public facilities in the areas of
transportation (streets, storm drains, traffic signals, etc.), libraries, park and recreation facilities,
and fire stations that are needed to serve the needs of the community over the upcoming years.
These documents also identify fees that are necessary to help mitigate costs of public facilities
required as a result of development in the communities.
In terms of regulatory policies, the Land Development Code chapters 11 through 15 of the
Municipal Code contain the City's planning, zoning, subdivision and building regulations that
help implement the General Plan. Also, a Land Development Manual provides information to
assist in the processing and review of applications by covering aspects of submittal requirements,
required fees and deposits as well as establishing development standards and guidelines.

Plan Organization: Elements/Topics/Focus
The General Plan is comprised of ten elements that together provide direction for growth and
development in the city in the next twenty-plus years. All of the elements are interlinked
through common goals where there is synergy among the elements. No one element takes
precedent over another and each element must be considered in the context of the entire General
Plan. Balancing a variety of important issues is a constant challenge; however, the General Plan
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has reconciled any apparent inconsistency between goals and policies of the various elements. It
is the vehicle for dealing with competing interests. The ten elements are listed further below, but
first, it is important to mention that the Strategic Framework Element that was adopted in
October of 2002 established the vision and guiding policies upon which this General Plan is
based. It included citywide goals, policies and a comprehensive strategy, known as the City of
Villages, to determine where and how new growth and development should occur to ensure the
long-term environmental, social, and economic health of the City and its many communities.

Land Use and Community Planning- The Land Use and Community Planning Element
provides direction regarding location and method for future growth and development that will
ensure creation of balanced communities, preservation as well as enhancement of the many
communities and neighborhoods located within the city. This Element establishes and identifies
the strong linkage between the General Plan and community plans. It also provides the overall
policy direction for preparation and updates of community plans.
As the General Plan provides an overall vision, core values and policy guidance to balance the
needs of the City of San Diego, the community plans provide specific policy direction that is
tailored for specific community planning areas from the general citywide policies contained in
the General Plan. Community plans together represent a very significant and vital component of
the Land Use and Community Planning Element of the General Plan as they provide the more
detailed land use designations and distribution of land uses at the smaller geographic level of
community or neighborhood planning areas. Community plans also provide the level of specific
detail and tailored policy recommendations that are needed when recognized community
planning groups and City staff review development projects being proposed in the community.

Mobility- The Mobility Element contains policies designed to help the City manage congestion
and develop a multi-modal transportation network. This Element emphasizes the importance of
linking land use and transportation planning. Its policies address the need to develop a balanced
transportation system that meets the needs of drivers, pedestrians, bicyclists, and transit riders.

Urban Design- The Urban Design Element offers guidance on how to create great buildings,
neighborhoods, and public spaces. The policies strive to capitalize on San Diego’s natural beauty
and unique neighborhoods by calling for development that respects the natural setting, enhances
the distinctiveness of our neighborhoods, strengthens the natural and built linkages, and creates
mixed-use, walkable villages.

Economic Prosperity- The Economic Prosperity Element is a new element combining the
previous Commercial, Industrial, and Redevelopment elements. It provides comprehensive and
cohesive citywide policies to address employment land availability, regional infrastructure,
business development, education and workforce development, the jobs-housing balance, and
border issues.

Public Facilities, Services, and Safety- The Public Facilities, Services, and Safety
Element addresses public facility standards and guidelines and the equitable provision of public
facilities and services throughout the city. The Element provides policy direction on citywide
priorities for facilities, guidance for community plan facilities elements, financing options for
public facilities, and establishes policies to maintain service levels as the population grows.
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Recreation- The Recreation Element sets forth policies to improve equitable public access to
recreational resources and facilities, protect and enhance population and resource-based parks and
open space, and expand options for how communities can meet existing park and recreation
standards. This Element also establishes and refines recreation standards that are flexible but
provide an equivalent level of service.

Conservation- The Conservation Element addresses natural resource conservation and
preservation, pollution prevention, and sustainable environmental practices. Conservation
policies seek to achieve healthy natural ecosystems, and to protect and enhance the quality of life
in San Diego for existing and future generations. Policy topics include landform preservation,
water supply, biological diversity, waste management and efficient building design among
others.

Cultural Resources- The Cultural Resources Element includes policies to ensure protection
and enhancement of historic and cultural resources as future growth in San Diego shifts from
building on vacant land to reinvesting in existing communities. The Element also emphasizes
the need to foster greater public participation and education as part of the preservation effort as
well as the need to strengthen historic preservation planning within a broader land use planning
process.

Noise- The Noise Element includes policies to establish a pattern of land uses and noise
abatement measures to ensure that future development and redevelopment minimizes the
exposure of community residents to excessive noise. The Element is especially important as the
City of San Diego begins to target growth into specific commercial infill areas consistent with
transit-oriented development design guidelines and with a mix of uses.

Housing- The Housing Element is updated in accordance with the five-year cycle mandated by
State law and is produced under separate cover. It includes policies and programs to assist with
the provision of adequate housing to serve San Diegans of every economic level and
demographic group.
With the City of Villages in mind as the main strategy or focus for how the City can enhance its
many communities and neighborhoods as growth occurs over time, each of the elements identify
plan issues that need to be addressed to implement this strategy and that in fact helped guide the
creation of specific policies for the updated General Plan. These issues cover areas dealing with
urban form, neighborhood quality, mobility, public facilities, economic prosperity, environment,
conservation, noise and housing affordability. Detailed policies under each of the ten elements
cover aspects and topics that provide a comprehensive understanding of the City's "blueprint" for
future development.
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ATTACHMENT 1.b

Strategic Framework
Purpose and Intent
To shape growth in the City by capitalizing on the unique and treasured assets of our
communities, while preserving their character and the City's natural resources.
To guide updates and ongoing implementation of the General Plan and community plans.

Plan Issues
•

Population forecasts indicate that the City’s population will continue to increase over the
next 30 years

•

Less than 10 percent of the City’s land is vacant and available for new development,
meaning the City must shift from developing vacant land to reinvesting in existing
communities

•

The City faces a significant shortfall in public facilities and services

•

There is a need to address traffic congestion and other quality of life concerns

•

Housing has been increasingly unaffordable and unavailable throughout the city

Introduction
The Strategic Framework Element of the General Plan was adopted in October of 2002. This
purpose of this element was to establish the vision and guiding policies upon which a
comprehensive General Plan update would be based. The Strategic Framework Element set forth
the City of Villages strategy for growth and development, along with a slate of citywide policies
intended to address a broad range of issues facing the City. The City of Villages strategy
represents a comprehensive approach to guiding future development. The strategy recognizes
that while the City is a thriving metropolis, it remains a City of Villages with distinctive
neighborhoods and communities.
Because topic-specific policies have been relocated to other elements, the Strategic Framework
Element now plays the role of showing how the City of Villages strategy fits into the other
elements. Descriptions of Strategic Framework Element topic areas are included below, with
summaries of key policies and references to where additional policy development has occurred
within the ten General Plan elements.
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Framework Policies
Urban Form
San Diego is one of a few major metropolitan areas built upon and around a canyon system. The
City’s urban form is loosely based upon a naturally connected system of open space,
characterized by valleys, canyons and mesas. These natural features also define the boundaries
and gateways into the City’s distinct neighborhoods. As San Diego grows, its urban form must
increasingly respect the existing natural template, provide stronger linkages between
communities, and create diverse village centers.
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Allow the natural environment to define and
shape the City’s form.

Conservation Element - Open Space and
Landform Preservation section

Protect urban canyons, significant hillsides and
ridgelines, and community open spaces.

Conservation Element - Open Space and
Landform Preservation section

Focus more intense commercial and residential
development in pedestrian-oriented village
centers.

Land Use and Community Planning Element Village Categories section

Neighborhood Quality
As San Diegans, we value the distinctive character, safety and security, diversity, and sense of
community in the City’s many neighborhoods. Many of our older communities are loved for
their architectural style, mix of uses, tree-lined streets and distinctive shopping districts. Others
are drawn to newer suburban locations because of the excellent public facilities and new home
choices. The City’s strategy must preserve the best qualities of our neighborhoods, improve
elements that do not function well, and provide for the needs of future generations.
Neighborhood and urban centers will contain various mixes of commercial, employment, and
housing uses. Centers will also include public gathering spaces, civic or educational uses,
walkable, tree-lined streets, and opportunities for arts and culture. Historic resources will be
addressed in a comprehensive manner and, where present, will be incorporated into many of the
village centers.
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Develop alternative methods of providing
parks and recreational areas to meet the needs
of urban and built-out communities.

Recreation Element - Joint Use and
Cooperative Partnerships section
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Strategic Framework Element Policy Summary

Corresponding General Plan Element

Include significant public spaces in village Urban Design Element - Public Spaces and
centers.
Civic Architecture section
Promote safety and security.

Urban Design Element - Crime Prevention
Through Environmental Design (CPTED)
section

Increase walkability in City neighborhoods,
and improve opportunities for bicycle and
transit use.

Mobility Element - Walkable Communities,
Transit First, and Bicycling sections

Promote arts, culture, and history.

Urban Design Element - Public Art & Cultural
Amenities section

Public Facilities and Services
The provision of adequate infrastructure and public facilities is the key component for the entire
strategy. Public facilities like schools, parks, and police services must keep pace with population
growth and development. In order to achieve progress in remedying existing public facilities
shortfalls and to provide high quality public facilities and services in the future, new growth must
have a more compact urban form, greater joint use efficiencies must be achieved, new sources of
revenues must be secured, and facilities and services must be better tailored to meet the needs of
diverse communities.
Financing strategies and options that address existing and future public facilities needs are
included under the Public Facilities, Services and Safety Element of the General Plan. The
Public Facilities, Services and Safety Element also sets forth a strategy for prioritizing public
facilities needs on a citywide basis while Community Facilities Elements will establish overall
policy direction on the character, prioritization, and mix of needed facilities for each community.
Community Facilities Elements will provide policy guidance for the development of Public
Facilities Financing plans. The financing plans will identify existing and future facilities needs
in each community, and available funding sources that could be used to meet those needs. A
wide range of community input will be required to determine which types of facilities best suit
the needs of each community, taking into account unique neighborhood character and urban
form.
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Facilitate development patterns that can be
served by adequate infrastructure.

Public Facilities, Services and Safety Element Evaluation of Growth, Facilities, and Services
section
***This is proposed section title for next draft.
July draft title: Public Facility and Service
Provision Strategy***
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Strategic Framework Element Policy Summary

Corresponding General Plan Element

Focus infrastructure investments in
communities that have a demonstrated need for
such resources.

Public Facilities, Services and Safety Element Public Facilities and Services Prioritization
section

Use citywide resources to ensure that
community facilities, open space, and
infrastructure improvements are provided (to
address existing deficiencies).
Require new development to contribute to
public facilities commensurate with the level of
impact.

Public Facilities, Services and Safety Element Public Facilities Financing section

Public Facilities, Services and Safety Element Evaluation of Growth, Facilities, and Services
section
***This is proposed section title for next draft.
July draft title: Public Facility and Service
Provision Strategy***

Conservation and the Environment
San Diego’s beauty and character is in large part due to its unmatched natural resources. San
Diego’s mountains, beaches, bays, canyons, and other natural landforms define the City. Some
of the most unique, and unfortunately threatened and endangered plants and animals in the nation
are concentrated in this region. Our future quality of life hinges on the protection of these
natural resources to safeguard San Diego’s beauty and biodiversity, and to ensure an adequate
supply of resources such as energy and water for the future.
The City of San Diego is committed to protecting and restoring natural resources, preventing
harm to the environment and human health, and promoting a sustainable future that meets shortterm objectives without compromising San Diego’s long-term needs. Environmental quality is a
key to the City’s quality of life and long-term economic prosperity. The City of San Diego’s
commitment to conservation and the environment will help guide future decision-making,
policies, and programs.
Strategic Framework Element Policy Summary

Conserve, protect and restore natural resources.

Corresponding General Plan Element

Conservation Element - Open Space and
Landform Preservation section
Recreation Element - Preservation section and
Open Space Lands and Resource-Based Parks
section

Work toward citywide development of
sustainable buildings.

Conservation Element - Sustainable
Development and Urban Forestry section

Prevent pollution and reduce urban runoff.

Conservation Element - Urban Runoff
Management section
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Strategic Framework Element Policy Summary

Corresponding General Plan Element

Promote environmental education.

Conservation Element - Environmental
Education section
Recreation Element - Preservation section

Mobility
The City of Villages strategy calls for a convenient, efficient, and attractive multi-modal
transportation system that encourages trips to be made by pedestrians, bicyclists, and transit
riders. This system should improve mobility for San Diegans by providing faster, competitive,
even preferred, alternatives to the automobile for many trips in the region.
To realize this vision, transportation and land use planning must be closely linked. This includes
retrofitting and redeveloping portions of existing neighborhoods and roadways and designing
new streets and centers to fully integrate land use, circulation, and urban design. The goal is to
maximize the ability of people to move about comfortably and efficiently by foot, bicycle and
transit, and to reduce automobile dependence.
Thoughtful land use planning may also reduce the need for vehicular travel, because goods and
services would be conveniently located near homes and jobs. For San Diegans to enjoy freedom
of mobility in the future, dramatic improvements to our transit system and focused improvements
to streets and highways need to be made. Future road improvements to enhance the connectivity
of the transportation network will need to be balanced with goals of protecting neighborhood
character and environmental resources.
While villages are intended to have a variety of uses and services that meet many of the daily
needs of the people living and working within them, villages are not expected to be selfsufficient enclaves. San Diego’s most dense neighborhoods, urban centers, and corridors will be
linked to each other and to the region through high quality, rapid transit services. In order to
make transit the first choice for many of the region's trips, the San Diego region must strive for:
a rich network of high-speed routes, ten-minute service frequencies, extensive use of transit
priority measures, walkable community designs, stations integrated into neighborhoods, and
customer focus in services and facilities. The goal is to create a world-class transit system that is
competitive with the automobile.
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Integrate land use and transportation planning Land Use and Community Planning Element to improve mobility.
Village Location Criteria
Mobility Element - Introduction
Increase capacity and operational
Mobility Element - Streets and Freeways
improvements to streets and highways.
section
Manage parking.
February 2006 Working Draft
Strategic Framework

Mobility Element - Parking Management
section
16

Strategic Framework Element Policy Summary

Corresponding General Plan Element

Support implementation of transit
improvements that will help make transit the
first choice for many types of trips in the
region
Promote walkable, tree-lined streets.

Mobility Element - Transit First section

Mobility Element - Walkable Communities
section

Housing Supply and Affordability
A consistently increasing housing supply is needed to accommodate future population growth.
In addition, new forms of housing and housing at higher densities is needed due to anticipated
demographic shifts, a shortage of land available for traditional single-family housing, the high
cost of land, and to enable the workforce to live in locations that are near or accessible to
employment centers. The provision of affordable housing also assists the City of San Diego in
meeting social equity and economic prosperity goals. Key policy measures to ensure a variety of
housing types and range of affordability options include:
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Ensure that the housing supply accommodates
future population growth.

Housing Element - Goal 1 (discussion of
overall housing supply)

Balance the distribution of affordable housing
among communities.

Housing Element - Goal 1 (discussion of
Inclusionary Housing policy)

Concentrate future residential density increases
in the Regional Center area, Subregional
Districts, and Urban and Neighborhoods
Village Centers.

Land Use and Community Planning Element City of Villages Strategy section

Establish policies to allow areas within the
Economic Prosperity Element - Regional and
Subregional Districts to collocate employment Subregional Employment Districts section
and higher density residential uses and to adopt
design standards to mitigate land use conflicts.

Economic Prosperity and Regionalism
To address the shortage of available land used for employment, the land appropriate for future
employment uses should be designated in key areas throughout the city, including recognizing
underutilized land that could be redeveloped for employment uses. Subregional Districts and
Urban Village Centers (further defined under the Land Use and Community Planning Element)
will play an important role in the City’s economic prosperity strategies by providing the
appropriately designated land and infrastructure needed to support business development and a
variety of employment and housing opportunities. Key strategies to increase economic
prosperity include:
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Strategic Framework Element Policy Summary

Corresponding General Plan Element

Use employment lands efficiently.

Economic Prosperity Element - Industrial and
Commercial Land Use sections, and Regional
and Subregional Employment Districts section

Increase middle-income employment
opportunities.

Economic Prosperity Element - Employment
Development section

Retain and expand businesses that diversify the
economic base and offer high-quality
employment opportunities.

Economic Prosperity Element - Business
Development section and Employment
Development section

Promote education and job training.

Economic Prosperity Element - Education and
Workforce Development section

Lead regional collaboration and strengthen
border relations.

Economic Prosperity Element - International
Trade and Border Relations section
Public Facilities, Services and Safety Element Public Facilities and Services Prioritization
section

Equitable Development Policy Recommendations
Equitable development is defined as “the creation and maintenance of economically and socially
diverse communities that are stable over the long term, through means that generate a minimum
of transition costs that fall unfairly on lower income residents.”1 If carefully framed,
gentrification can help meet the goal of equitable development by creating a greater income mix
in a neighborhood and providing new economic opportunities.
Strategic Framework Element Policy Summary

Corresponding General Plan Element

Create and maintain stable, economically and
socially diverse communities through means
that distribute equitably the costs and benefits
of development.

Land Use and Community Planning Element Balanced Communities section
Equitable Development section

Ensure that residents can afford to remain in
their community when it is improved.

Land Use and Community Planning Element Equitable Development section

1

Maureen Kennedy and Paul Leonard, Dealing With Neighborhood Change: A Primer on Gentrification and Policy
Changes. (The Brookings Institution Center on Urban and Metropolitan Policy, April 2001), p.4.
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Behind the City of Villages Strategy
The analysis in this section was used in the development of the Strategic Framework Element
policies. While the City of Villages strategy represents the City’s new approach for shaping how
the City will grow, it builds upon a strong legacy of growth management and environmental
protection measures.
The essence of the Strategic Framework Element is the City of Villages strategy, a wide-ranging
approach to improving the quality of life for all San Diegans. The strategy addresses the urban
development trends of the past and the challenges of the near future, while outlining
implementation strategies for the continued growth of the City beyond the year 2020. The focus
of the strategy is determining where and how new growth and redevelopment occur to ensure the
long-term environmental, social, and economic health of the City and its many communities.
The strategy seeks to target growth in village areas and it must strengthen neighborhoods, not
diminish them. Conceptually, the City of Villages reinforces and enhances the existing patterns
of development found in the City’s communities. It draws upon the strengths of San Diego’s
natural environment, neighborhoods, commercial hubs and employment centers. San Diego
needs a well defined strategy for investing finite City resources for the greatest public benefit.
The City of Villages strategy will help to accomplish this objective and ensure the future
prosperity of the City and its residents.
The City of Villages strategy was developed after a thorough analysis of the experiences of the
past, existing opportunities and constraints, and trends for the future. City staff worked in
conjunction with the Strategic Framework Citizen Committee to analyze the impacts of
population trends, development patterns and legislative policy decisions of the past and future.
The most recent data on population trends and cultural diversity are discussed in the Land Use
and Community Planning Element.

Urban Form Development Patterns
Phased Development Areas and Proposition 'A'
In 1979, the Progress Guide and General Plan established a growth management program
entitled, Guidelines for Future Development. The guidelines were designed to require a phasing
of growth and development in the outlying areas of the city, in accordance with the availability
of public facilities and services, and to redirect growth into the central business district and
established neighborhoods. This growth management program established the three tiers of
growth: Urbanized, Planned Urbanizing, and Future Urbanizing areas. The General Plan
encouraged intensive and varied development in the Urbanized area, a portion of the city
consisting of established, built-out neighborhoods and the downtown core. Development in the
Planned Urbanizing area’s newly developing communities primarily along the I-5 and I-15
corridors could occur, but Council Policies were established which required developers to pay
for the construction of all necessary public facilities through either a Facilities Benefit
Assessment (FBA) or other financing mechanisms.
In 1979, the Future Urbanizing Area (FUA) located at or adjacent to the city boundaries was
largely vacant and zoned for agricultural use. The General Plan discouraged urban and suburban
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levels of development in the FUA, unless and until the Urbanized and Planned Urbanizing areas
were sufficiently built. The intent was to discourage leapfrog development and inefficient use of
the City’s facilities and services. As a result, there was a significant increase in the amount of
growth in the Urbanized area. Whereas only ten percent of all new residential growth in 1979
occurred in the urbanized area, by 1983, that number had increased to sixty percent. During the
late 1980s and throughout the 1990s, the momentum shifted again to the Planned Urbanizing
area, but a substantial amount of residential development continued to occur each year in the
Urbanized area up through the time of the recession in the early 1990s.
In the mid-1980s, developers began to pursue projects within the northern portion of the city in
the North City Future Urbanizing Area (NCFUA). In 1984, the City Council approved a
development in the La Jolla Valley at the extreme northern edge of the city. San Diego residents
grew concerned that the City would approve such an intense development in apparent conflict
with adopted growth management policies, and without the benefit of comprehensive planning.
The City Council’s action prompted a voter-initiated ballot measure, Proposition 'A' – the
Managed Growth Initiative. This initiative required approval of a majority vote of the people for
phase shifts from Future Urbanizing to Planned Urbanizing area, retroactive to the date prior to
approval of the La Jolla Valley development. The ballot measure provided that the “provisions
restricting development in the Future Urbanizing Area shall not be amended except by majority
vote of the people” except for “amendments which are neutral or make the designation more
restrictive in terms of permitting development.” Consequently, after the passage of Proposition
'A,' in the absence of voter approval, development in the FUA continued to be limited to
extremely low-density, estate residential projects, a few low intensity recreational uses, and
agriculture.

Planning and Phase Shifts for Proposition 'A' Lands
Concern over losing so much of the urban reserve to unplanned, low density development
resulted in City Council adoption of a moratorium on NCFUA development, while the City
prepared and adopted a comprehensive amendment to the Progress Guide and General Plan.
This amendment, the NCFUA Framework Plan, was adopted in 1992. The plan established an
interconnected open space system and divided the NCFUA into five subareas. The plan called
for moderate density residential projects in mixed-use centers surrounded by lower density
development, the integration of pedestrian-oriented design, and the use of landform grading
techniques. By 1998, the voters had approved phase shifts for three major subareas.
The City has also undertaken other planning efforts to address land use in the remainder of the
Future Urbanizing area subject to its jurisdiction. In 1995, the City Council adopted a
comprehensive update to the San Pasqual Valley Plan that recommended the preservation of San
Pasqual Valley for agricultural use and open space. Additionally, in 1996, the City adopted a
specific plan for the Del Mar Mesa that limits residential development and sets aside over half of
the plan for the purposes of habitat preservation. Furthermore, federal, state, county, and other
jurisdictions have participated with the City in planning for open space and habitat preservation
in the San Dieguito and Tijuana River valleys, also part of the Future Urbanizing area. As a
result of these planning efforts, the City, with voter concurrence, has effectively determined for
the most part where future development should and should not occur for the foreseeable future.
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One of the primary purposes behind the adoption of the Phased Development areas system was
to ensure the timely provision of public facilities as growth occurred. The City developed the
Facilities Benefit Assessment (FBA) and other financing programs to assist with the
accomplishment of this requirement. Funds collected through these particular mechanisms,
however, can only be used for capital expenditures. Once a public facility is constructed, the
City must turn to other funding sources for operation and maintenance, primarily the general
fund. The public facility phasing and sequencing components of the tier system therefore will no
longer be relevant when the City reaches build-out according to community plans.

Infill Development
The City of San Diego’s 1979 Progress Guide and General Plan was successful in reversing two
related trends: rapid growth on the northern periphery of the city, and slowed growth in the
central, older core. The growth management strategy, however, had unintended consequences as
intensive redevelopment of the older core neighborhoods occurred without sufficient public
facilities. Poor architectural design and site planning characterized many of the new projects,
since many new apartment buildings were out of scale with the prevailing architectural character
of the older neighborhoods. Ultimately, public opposition to infill development resulted in a
reluctance to accept additional growth and prompted new multiple-family development
regulations to address design issues.

Auto-Oriented Development
Single-family construction of larger homes continued to dominate the market as the century
came to a close. This resulted in rapid consumption of land around the periphery of the city,
especially to the north. Throughout the 1990s, developers continued to build larger single-family
subdivisions, characterized by a hierarchical street layout with cul-de-sacs feeding onto collector
and arterial roads, and segregated land uses. Such a development pattern makes an effective
transit program difficult to implement, resulting in much of the northern city becoming highly
auto-dependent.

Open Space
The City and region have made significant strides with respect to open space preservation. As
the 1990s began, San Diegans continued to express concerns regarding the lack of
comprehensive open space planning and preservation within the city and throughout the region,
and the failure of existing regulations to protect sensitive habitat and land form. Interconnected
habitat preservation areas had not been clearly identified, and serious deficiencies in open space
management and acquisition funding existed. Habitat preservation occurred on an ad hoc,
project-by-project basis, and was scattered around the city. During the second half of the decade,
the City engaged in a comprehensive habitat planning program, the Multiple Species
Conservation Program (MSCP), to establish an interconnected open space preserve throughout
the region. The MSCP established a preserve area, the Multiple Habitat Planning Area (MHPA),
and a specific set of regulations for development adjacent to (and to a limited extent within) the
preserve, and developed a funding strategy to acquire key parcels of land.
Despite the tremendous advance in habitat planning and preservation that the MSCP represents,
challenges remain. Specifically, some community planning advocates are concerned that the
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MSCP may have preempted efforts to preserve other open spaces, such as urban canyons and
significant landforms, located outside of the MSCP preserve. Additionally, development of
sensitive lands, where it is permitted, continues to be marred by poor design and insensitive
grading techniques that have resulted in the destruction of ridgelines and other environmental
impacts. Finally, open space linkages between communities and the integration of open space,
scenic resources, and active recreation into neighborhoods rarely occur.
San Diego has almost reached its current plan build-out, with the exception of Otay Mesa in the
southern portion of the city. Here the City wrestles with the conflict between open space
acquisition of developable land and the resultant loss of potential urban uses. The outstanding
urban form challenge is to accommodate and redirect growth so that it preserves the existing,
desirable, characteristics of established neighborhoods and builds character into new
neighborhoods. Furthermore, a successful growth strategy must address how to provide the open
space and transportation linkages to create a unified structure for the City as a whole, while
maintaining and enhancing the diverse character of its individual neighborhoods, and distinctive
natural landform.

Public Facilities and Financing
Provision and maintenance of the City’s infrastructure and public facilities have been severely
strained in the last two decades. Public facilities discussion and policies, as well as a proposed
financing strategy, have been moved from the Strategic Framework Element to the Public
Facilities, Services and Safety Element.

Conservation and the Environment
San Diego Conservation History and Challenges
Although the environmental movement is recognized more as a recent phenomenon, San Diego
has a long history of planning for open space protection. Beginning in 1868, the City of San
Diego Board of Trustees set land aside for a city park, later named Balboa Park. John Nolen’s
1908 comprehensive plan for San Diego called for development to conform to and respect the
natural environment.
San Diego has had many successful open space planning and preservation efforts. An
amendment to the City Charter in 1972 established the Environmental Growth Fund, two-thirds
of which could be used as debt service for bond issuance to acquire, improve, and maintain open
space for park or recreational purposes. By 1984, these monies had funded the purchase of
10,800 acres of open space. Additionally, San Diego voters approved Proposition C in 1978,
which authorized the sale of bonds to purchase open space.
In 1979, with the adoption of the Progress Guide and General Plan, an Open Space Element was
included that established the goals of providing an open space system for natural resource
protection, recreation, public health and safety, urban form guidance, and scenic and visual
enjoyment.
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In 1987, the City’s Residential Growth Management Program included a policy recommendation
to allow topography and environmentally sensitive lands to define the City’s urban form. In
response, the City Council adopted the Resource Protection Ordinance (RPO) in 1989. In 1997,
the Environmentally Sensitive Lands (ESL) regulations were created to simplify implementation
of both RPO and the Multiple Species Conservation Program (MSCP).
Although the ESL regulations have been instrumental in the City’s progress towards its
conservation and open space goals, the negative impacts to citywide housing goals and facility
financing plans have not been fully analyzed or mitigated. In addition, the development allowed
through RPO permits has often not been visually compatible with the adjacent environmentally
sensitive lands, especially in terms of grading and building design.

State and Federal Resource Protection
Over the last thirty years, conservation issues have become increasingly more important to the
general public. The environmental movement, and in particular, federal and state laws enacted
in the late 1960s and 1970s have shaped the planning process to focus on environmental
protection. Most state and federal laws currently address specific natural resources. In
particular, the Endangered Species Acts (State and Federal), the Clean Air Acts (State and
Federal), the Clean Water Act (Federal), the California Environmental Quality Act (CEQA), the
Federal Resource Conservation and Recovery Act (RCRA), and the National Environmental
Policy Act (NEPA) have affected local efforts towards natural resource protection.
The State Legislature enacted the California Environmental Quality Act (CEQA) in 1970. CEQA
requires jurisdictions to inform decision makers and the public about a project’s environmental
effects, identify ways to avoid environmental damage, prevent avoidable environmental damage,
and disclose why a project is approved. CEQA has provided the land use planning link to
resource protection.
Despite increased incorporation of resource protection into the planning process, seamless
coordination between local, state and federal agencies has often been difficult to achieve.
Locally, however, the Multiple Species Conservation Program (MSCP) is a successful example
of coordination between participating jurisdictions, wildlife agencies, property owners, and
representatives of the development industry and environmental groups. The plan is designed to
meet the habitat needs of multiple species, rather than focusing preservation efforts on one
species at a time. Although this is a huge step toward implementing the Endangered Species Act
in San Diego, a funding gap for land acquisition, the implementation goal of the MSCP, still
exists.
Other challenges remain to achieve the goals of State and Federal legislation. Environmental
protection legislation, including the Clean Air Act and Clean Water Act, has traditionally
focused on emission standards, best available practices, and targeted point-source dischargers,
such as heavy industry. However, the emphasis is now shifting to reducing the impact of nonpoint dischargers, which includes households. The region must find meaningful ways to reduce
air, water, and land pollution through broad-based solutions such as reducing automobile
dependency, safely disposing of household hazardous materials, and reducing pollutants entering
the storm drains.
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The provision of water and water quality has emerged as a major conservation issue in the San
Diego region over the past decade. Scientific and public concern over the dramatic loss of
wetlands has led to the passage of legislation aimed at preserving and restoring the remaining
wetlands, and preventing urban storm water runoff and non-point source pollution. Watershed
planning, the provision of increased urban vegetation, and reducing impervious surfaces (i.e.
roads and parking lots) pose potential challenges and solutions for addressing these issues.

Mobility
San Diegans value mobility and consider it an important aspect of their quality of life. Most rely
on the automobile as their primary means of transportation. Other transportation options have
become less viable due to post World War II development patterns and infrastructure decisions
that have favored an auto-based transportation network. The transportation system has been
developed in accordance with federal and state programs, as well as local programs such as the
Regional Transportation Plan (RTP), the City’s Progress Guide and General Plan, community
plans, various council policies, and the City’s Street Design Manual. The goal of transportation
planning has been to anticipate and accommodate future travel demand based on existing needs
and future forecasts. Design standards are in place to ensure safe and functional facilities. The
emphasis in this region has traditionally been on providing optimal automobile traffic flow.
The effectiveness, cost, and long-term sustainability of our auto-focused system are now being
reexamined. For example, freeway widening has been shown to provide only temporary
congestion relief as extra lanes draw new vehicle trips to the system that would not have
otherwise occurred. In addition, there is a growing recognition that improving automobile
circulation must be balanced with other community values, such as preserving neighborhood
character and sensitive environmental resources.
During the 1990s, efforts to solve congestion problems with multiple approaches have resulted in
greater regional interest in transit and bicycle facilities, and in the development and
implementation of programs in the areas of transportation demand management, transportation
systems management, and intelligent transportation systems. Better coordination of transit and
land use planning, including promotion of more walkable, mixed-use communities as described
in the City’s Transit-Oriented Development (TOD) Design Guidelines, is also acknowledged as
part of the solution. The shift toward seeking multi-modal solutions also occurred at the federal
level with passage of the Intermodal Surface Transportation Efficiency Act in 1991.
It is clear that a transportation planning strategy based on providing capacity improvements on
freeways and roadways cannot solely meet the increasing travel demand of the region. Not only
will congestion increase, but there is also a growing concern that there will be insufficient
parking as well as roadway space. By one estimate, if current trends continue, the one million
new residents forecasted for the region by the year 2030 will be driving 685,000 cars. These cars
will require approximately 3.5 million new parking spaces or the equivalent of 37 square miles
of parking lots. The central challenge for the future is to enhance mobility by creating walkable,
mixed-use communities that are linked by superior bicycle and transit systems.
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Housing Supply and Affordability
Demand for housing options is increasing as the City’s developable land is vanishing. San Diego
lacks a variety of housing types that are affordable to different income levels. The trend of not
developing at the maximum density allowed, or rezoning to lower densities to allow more singlefamily homes, has reduced the potential housing stock in San Diego. Current residential
development is mostly geared toward upper-end single-family and multifamily units. San
Diego’s demographics suggest a need for attached rental housing with units of more than two
bedrooms and entry level, for-sale, multifamily and single-family homes. Accessible housing
options for persons with disabilities must also be considered.
A number of issues impact San Diego’s housing affordability, including the national and local
economy, in addition to local supply and demand. High economic growth tends to negatively
impact most people’s ability to purchase or rent housing because of market demand and limited
supply. Affordable housing is generally unavailable for lower income households. This is
exacerbated during times of increased economic growth. The dominance of single-family and
lower-density multifamily units in San Diego County has resulted in an insufficient supply of
housing units.
During the late 1990s, a period of rapid economic growth, housing became less affordable for
San Diegans. In 1998, the National Association of Homebuilders ranked San Diego as the
fifteenth least affordable homeowner market in the country. In 2000, San Diego was ranked the
ninth least affordable. From 1996 to 2000, rents increased in San Diego 36 percent, with a
vacancy rate in 2000 of approximately one to three percent.
These trends are not unique to San Diego. The Federal Department of Housing and Urban
Development reports that nationwide the number of homes and apartments affordable to families
with low-wage incomes is decreasing. Affordable housing opportunities are shrinking with rents
rising at twice the rate of general inflation (1999), and the number of people with low-income
jobs is increasing. The decline in federal and local assistance for rent and income restricted
housing units has also resulted in fewer units affordable to low income households.
Challenges to creating new housing units in San Diego include land availability, financing,
traffic constraints, and environmental impacts. San Diego’s developable land continues to
decrease, meaning that new housing units will have to occur through infill or redevelopment.
Infill and redevelopment create a different challenge in increasing the housing stock because
both development costs and neighborhood opposition tend to be higher in existing communities.

Economic Growth
For most of the 20th century, San Diego’s economy has been closely tied to federal defense
expenditures. It began with the Navy bases during World War I, followed by the Marines and
shipbuilding. Aerospace manufacturing growth followed World War II. In the last quarter of the
20th century, San Diego became a vacation destination due to its climate and natural beauty.
During much of the 1980s, the growth of uniformed services, military contracts, and the visitor
industry together made San Diego the fastest growing major city in the United States. This
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growth fueled a volatile real estate market that drove up housing prices and created speculative
development, stimulating both residential and commercial sprawl.
When the Cold War ended, San Diego lost nearly 50,000 high technology defense jobs over a
period of four years, partially contributing to a downward spiral for the economy. San Diego’s
economic condition was exacerbated by a worldwide recession resulting from corporate
restructuring, and the collapse of the savings and loan industry. Housing construction all but
ceased and entire shopping centers failed. School districts and local governments dramatically
pared back services as tax revenues diminished, and the State retained a larger share of tax
dollars to balance its declining budget. Only the tourism sector of San Diego’s economy, with its
comparatively low paying jobs, continued to grow in the early 1990s.
San Diego reinvented its economy during the 1990s. While some defense contractors vanished,
others found commercial niches for their knowledge-based technologies. Electronics
manufacturing growth in Tijuana’s maquiladoras stimulated research and development, pilot
manufacturing, and office functions in San Diego. The global surge in internet and wireless
technologies in the late 1990s made San Diego’s combination of high tech development,
manufacturing capabilities and high quality of life one of the world’s most desirable high
technology business locations. By 1998, the loss of defense contracting jobs had been more than
replaced with the “new economy” jobs.
The “new economy” comes with an awareness that the City of San Diego is part of a larger
economic region, that quality of life and natural resources are economic assets, that there is a
need for connected vital centers with more living and working choices, and that the City must be
able to adapt quickly to change. The supply of vacant developable employment land has
decreased to a critical point in the city, especially in locations preferred by “new economy”
industries. Dwindling employment lands must be used more efficiently to sustain job growth,
and there will be an increasing demand for reuse-infill development in older areas. San Diego
faces other challenges in promoting long-term economic prosperity. San Diego has been
experiencing declining middle-income job opportunities and a concentration of lower income
populations. San Diego continues to create more jobs, with knowledge-based jobs fueling the
high end of the economic spectrum. However, manufacturing, which has provided the most
solid middle class job opportunities, continues to decline as a percentage of employment. The
growing visitor industry and retail and business service occupations do not typically offer
middle-income jobs with medical benefits. The region’s remaining middle class occupations
tend to be in government and private business ownership.
Low-income families accounted for 13 percent of the region’s population in 1999. Declining
middle-income job opportunities and increasing housing costs add to the problems of
concentrated poverty and poor school performance. The social and physical costs of
concentrated poverty greatly exceed the limited resources of social programs and redevelopment
efforts.
Once the top performing education state, California now ranks near the bottom. The lack of
resources for local schools has inhibited their ability to provide a skilled labor force, forcing
employers to look outside the region to find quality employees.
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The rapid increase in housing prices will steadily increase pressure on salaries. This could cause
the regional economy to succumb to inflation, making San Diego less cost competitive as a place
to do business. The capacity of regional infrastructure has been declining. Border infrastructure
lags behind the increase in border trade. Despite growth in tourism and international trade, San
Diego’s airport is less than a third the size of the next smallest airport among major U.S. cities.
Both water and power supplies are under pressure to meet the region’s growing need.
In summary, an Economic Prosperity strategy for San Diego must encourage a rising standard of
living that is equal to or above the national trend as measured by real per capita income.

Beyond 2020
The City of Villages concept and accompanying growth strategies embodied in the Land Use and
Community Planning Element are intended to guide future development in San Diego well
beyond the year 2020. This is a long-range proposal that will not be fully implemented in many
parts of the city until after 2020. Some of the urban nodes contemplated as future villages are
currently experiencing demand for intensified use and have infrastructure in place. These nodes
could develop in accordance with the City of Villages strategy in the next few years while other
areas will not achieve urban village characteristics until much later.

Village Evolution
Over the next few years, the greatest share of redevelopment and village development will initially
occur in the older developed central communities. However, it is anticipated that there will be a
gradual shift to newer suburban areas as communities developed after World War II begin to age
and experience redevelopment pressure. After 2020, it is anticipated that a significant share of
redevelopment and village development will occur in the northern portion of the city, particularly
in those areas that experienced initial development after 1970.
Some of the most significant potential urban village locations that may become available in the
long term are on sites that are now used for military and airport uses and are not currently
planned for urban development. These sites could include San Diego International Airport,
Brown Field, Montgomery Field, the Marine Corps Recruit Depot, and portions of Marine Corps
Air Station Miramar. Lindbergh Field, for example, has been suggested as a site that could, if
the airport is relocated, support a variety of uses that could take full advantage of bay views and
proximity to downtown. Redevelopment of these airport and military sites is currently uncertain
and would likely occur after 2020.
An even more important trend anticipated after 2020 than the establishment of new urban
villages will be the continued evolution of existing villages. In the dynamic process of urban
development, some villages, including the pilot projects, will begin to form during the next
decade, combining residential and retail uses. Within several years, these villages may add local
office uses such as doctors and dentists offices. Still later they may include larger scale
employment components. A common feature of all the villages will be ease of walking between
residential units, transit stops, public facilities, and basic commercial uses. However, as the
villages become more fully developed, their individual personalities will become more defined
and their development patterns will become more varied and distinctive.
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It is anticipated that the functions of most individual villages will develop in a gradual, organic
manner rather than be quickly established through the construction of a few large projects. After
2020, some of the villages may take on specialized functions that cannot be predicted at the
present time. For example, some villages could eventually contain regional entertainment
centers while other villages gain renown as specialized shopping districts. Still other areas will
have a wide mix of uses with no particular emphasis.

The Rate of Village Development
Infrastructure that is currently lacking must be in place before potential villages can begin to
accept higher density residential development and/or additional commercial uses. Transit is
currently inadequate in many of the areas that could be considered as potential village locations.
While some of the older communities in the city are already ripe for redevelopment, and
intensification could enhance their existing village characteristics within ten to fifteen years,
other potential urban village locations are characterized by relatively new shopping centers and
housing that will not be ready for redevelopment for fifteen to twenty years or more.
The rate at which the City of Villages concept can be applied throughout the city will be
determined largely by the rate at which infrastructure deficiencies can be remedied. Transit will
be particularly crucial. As urban area transit service is improved, many potential village
locations could begin to develop in accordance with the City of Villages concept. The rate of
implementation is dependent upon available funding, public support, and political will. However,
even if transit deficiencies and other infrastructure needs are fully addressed in the next two
decades, it is likely that the transition from the current auto-oriented pattern of development to a
more transit and pedestrian-oriented development pattern will take up to forty years to be fully
achieved. The current automobile-dominated urban development pattern in San Diego has
occurred over several decades and the incremental land use and transportation changes sought
will likely take almost as long to realize.
Finally, a significant factor that will influence the pace at which the City of Villages strategy will be
implemented is the rate of future population growth in the San Diego region. The pattern of
development envisioned in the City of Villages concept will not be impacted by the rate of growth,
but the rate of development of individual villages will be dependent in part on the region’s population
growth rate.

Lifestyle Trends
Certain demographic trends that are already evident in San Diego will be more fully developed
by the year 2020 and thereafter. These trends include a steadily increasing elderly proportion of
the population and fewer people living in detached single-family units. Many elderly people are
unable or choose not to drive. The creation of a more pedestrian and transit-oriented urban
pattern around village nodes will provide more options to this population group than the autooriented pattern of development that has been prevalent in the recent past. Under the City of
Villages strategy, more seniors may not need housing developed that specifically serves senior
citizens, instead they may choose mixed-use, mixed-income neighborhoods that are accessible
by transit or walking to a full-range of services and facilities.
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Another trend that is currently in a beginning stage in San Diego, but that will be far more
evident in the future, is the desire by an increasing segment of the population to live in an urban,
rather than a suburban, setting. By 2030, San Diego will offer a broader choice of residential
lifestyles resembling more mature cities such as Chicago and San Francisco. This will be the
case in part because the chief advantage of suburbia in the postwar era – a home surrounded by a
large yard – has already become unattainable for most San Diego residents because of the high
cost and scarcity of land.
Many of the trends that will impact development and planning in the years after 2020 cannot be
accurately predicted at the present time. The degree to which shortages of water and energy may impact
future growth patterns is unknown. Federal funding levels for regional public facilities cannot be
projected. It is already apparent that a shortage of buildable land combined with continued desirability
of living in San Diego will result in a continued lack of affordable housing and high rents for office and
retail space. The traditional low density pattern of development characterized by single-family
subdivisions, auto-oriented retail centers and campus-type business parks will not meet the needs of this
city and region in the years after 2020.
Both the Strategic Framework and Land Use and Community Planning Elements are intended to
provide a positive response to growth and development trends by providing an enlightened
strategy for the future development of the City – a strategy that builds upon what is good in our
communities and ensures high quality conditions of life for future generations.
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ATTACHMENT 1.c

Land Use and Community Planning Element
Purpose and Intent
To provide direction regarding location and method for future growth and development that will
result in a sustainable development pattern, and at the same time, maintain or enhance quality of
life in our communities.

Plan Issues
•

Citywide land use recommendations are needed for the implementation of the City of
Villages strategy

•

As the City continues to grow, there is a need to address the importance of balanced
communities and affordable housing

•

Community plans vary in terms of format and content addressed, which poses a challenge
for implementation of citywide policies

•

The roles and relationships between the General Plan and community plans are not
currently well defined and established

•

Land use designations are not standardized throughout the City in order to help
implement General Plan goals and the City of Villages strategy

•

Existing (2006) housing capacity as identified through community plan designations must
be maintained or increased in order to meet San Diego's fair share of regional housing
needs

•

There is a need to ensure compatibility between future land uses and airport operations

Introduction
According to State law, and by common practice in many California General Plans, the Land
Use Element is the central organizing element for the General Plan as a whole. Internal
consistency is required by State law; no one Element or plan may take precedence over the other.
However, the Land Use Element, provides guidance on policy development on all issues of
citywide and regional significance. Therefore, the Land Use and Community Planning Element
serves as the final arbiter on how the City of San Diego should evolve and mature over the next
twenty-plus years.
The Land Use and Community Planning Element (for ease of reference, this element will be
referred to as the Land Use Element) provides the reader with an understanding of existing
conditions and growth projections pertaining to the City’s land use distribution and population
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demographics. This understanding becomes crucial in realizing and comprehending any shifts in
City’s demographics that in turn helps us better plan for the City’s future. The element also
contains the goals and policies regarding topics of planning related to coastal resources, balanced
communities, and evaluation of growth. Most importantly, however, it emphasizes the role of
each community plan as a critical component of the City’s General Plan. As one of the largest
cities (both geographically and by population) in the State of California, San Diego relies upon
all of its adopted community, specific, precise, subarea, and park master plans to provide more
detailed and parcel-specific land use, design, transportation, and implementation proposals. The
Land Use Element establishes the structure to respect the diversity of each community and
allows the City to meet its responsibilities under State planning law regarding the distribution of
land use, density and intensity. This element also includes policy direction to govern the
preparation of community plans.
The Land Use Element provides citywide direction on how to implement the City of Villages
strategy. The community planning program is the mechanism which then tailors and applies the
citywide goals and policies that are relevant to each community planning area in the city.
Ultimately, successful implementation of all ten elements of the General Plan relies upon the
inclusion and translation of the General Plan's Vision and Core Values, goals, and policies into
everyday decisions made by City staff and the decision makers; ultimately, it relies upon the
oversight of the San Diego citizenry.

Existing Conditions and Growth Projections
Population Demographics
In 2000, the City had a population of 1,223,400 people, which was approximately a 40 percent
increase from 1980. According to most recent forecast data available, the City will continue to
grow, however at a slower rate and lower percentage rate of change than what the City
experienced during the period of 1980-2000, and especially during the 1980s. It is projected that
the City will experience an overall 23 percent change in population growth from 2000 to 2020.
During the 80s and mid to late 90s, the City had an annual growth rate of about 2 percent or
higher. Based on forecast data, the yearly growth rate will slowly decline from approximately
1.2 percent from 2000 to 2010, to approximately one percent from 2010 to 2020, and below one
percent from 2020 to 2030.
In terms of age distribution, it is estimated that by year 2030, the population in age group of 17
and under will have experienced a growth of 9 percent compared to 146 percent for age group of
65 and over. This trend towards a much slower growth rate and greater increase in population
aged 65 and over when compared to a younger age group is also accompanied by a steady
increase in the median age over the years. From 1980 to 2000, the median age has increased
from 29.3 to 32.6 and it is expected to continue to increase to 38.2 by year 2030.
Cultural diversity is an important aspect of life throughout the region and the city. This diversity
is reflected in San Diego’s arts and culture, architecture, and the social fabric of the hundreds of
neighborhoods that comprise the City. San Diego is becoming increasingly multicultural; the
City is one of the most ethnically and culturally diverse places in the nation. Our residents, who
have come from all parts of the world to live here, speak more than 100 different languages.
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Approximately 49 percent of San Diego’s population is White, 25 percent is Hispanic, 8 percent
is Black, and 14 percent is Asian and Pacific Islander. American Indian and “Other” comprise
the remainder of the population. SANDAG’s 2030 forecast projects that over the next 30 years,
San Diego’s Hispanic and Asian population will increase significantly. The Hispanic population
is expected to increase by 81 percent between 2000 and 2030 while the Asian and Pacific
Islander segment of the population is expected to grow by 56 percent by year 2030. San Diego
can be proud that a study by the University of Michigan’s Population Study Center ranked San
Diego as the fourth least segregated City among the nation’s 20 largest metropolitan areas.

Land Use - Present and Planned
Currently, the City’s land use distribution is associated with a wide variety of land use
designations that are applied throughout the city. A total of approximately 160 different land use
designations can be found throughout the planning areas in the city where, in fact, many of these
designations share similar definitions and basically have the same land use meaning. Therefore,
26 standardized land use designations have been developed and grouped into seven generalized
land use categories to implement the General Plan goals and the City of Villages strategy. The
intent is to have standardized land use designations that remain consistent among the various
community plans as they are updated and/or amended in the future (see Table LU-3). The land
use categories according to basic characteristics are as follows: Parks and Open Space,
Agriculture, Residential, Commercial Employment, Retail, and Services, Industrial Employment,
Institutional and Public and Semi-Public Facilities, and Multiple Use.
Although the Land Use Element of the General Plan is defining categories of land use
designations, this element is not changing the planned land use distribution for the City. Land
use designations are established at the community plan level. It is envisioned that during plan
updates and amendments, proposals for specific land use changes will be analyzed and
recommendations made to balance community goals with implementation of the City of Villages
strategy and citywide goals.
Using information from SANDAG’s Regional Land Use Database, the following table illustrates
the acreage distribution for existing and planned land uses in the city as they are grouped into the
seven General Plan land use categories. Planned land uses are the recommended land uses as
identified in the adopted community plans.
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Table LU–1 Existing and Planned Land Uses

Existing
General Plan Land Use Category
Acres

Planned
% of
Total

Acres

Percent
Change

% of
Total

5,668

2.6

3,670

1.7

-35.25%

Commercial Employment, Retail, and Services
Industrial Employment
Institutional & Public and Semi-Public Facilities a

6,443
8,984
35,984

3
4.1
16.4

5,904
12,276
36,121

2.7
5.6
16.5

-8.37%
36.64%
0.38%

Multiple Use
Park and Open Space b

-61,611

-28.1

3,170
64,787

1.4
29.6

-5.15%

Residential
Roads / Freeways c

50,929
30,106

23.2
13.7

55,911
30,474

25.5
13.8

9.78%
1.22%

Water Bodies c

6,925
12,588

3.2
5.7

6,925
--

3.2
--

0
--

219,238

100.0

219,238

100.0

--

Agriculture

Vacant
Total
a

This land use category includes 24,284 of existing acres of military use and 25,898 of planned acres of military
use.
b
This land use category includes 2,578 acres of water bodies that are recreational areas and located within park and
open space areas.
c

Not a General Plan land use category, however, it is included to provide an accurate account for total acreage in the city. Water

bodies identified here are not for recreational purposes.

All of the seven land use categories, except for Agriculture and Commercial Employment/Retail
and Services, will experience some rate of increase in their total acreage in accordance with
planned land use maps found in adopted community plans or other land use plans in the City. At
the same time, these land use categories, as existing and planned, will continue to generally
represent the same amount of acreage captured out of the total City’s acreage. The Agriculture
land use category, which is currently mostly located in the extreme northern and southern
portions of the city, experiences a decline in land area due to shift in designation to allow other
uses, such as industrial, residential, and park and open space. Also, the Multiple Use category
will emerge as this land use is identified mostly within the central urbanized communities and
downtown area. It is interesting to point out that Industrial Employment lands will experience
the greatest change with an increase of approximately 37 percent as called out in adopted
community plans if pertinent land use designations are implemented. Industrial designated lands
are mostly found in the central and southern portions of the city where research and
development, manufacturing, warehouse and distribution facilities have traditionally established
due to availability of large parcels of land and ease of access to major freeways corridors.
Land uses that fall under the Commercial Employment, Retail, and Services use category are
evenly distributed throughout the city in order to address the commercial related needs of the
various community planning areas, and it will continue to be evenly dispersed in the City per
adopted land use plans. Although commercial-related designated lands will decline by 8 percent,
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these lands will continue to represent about 3 percent of the total acreage for the City. Land
devoted to Park and Open Space will experience some minor increase; this increase could be
partially attributed to joint use of public facilities, such as parks, schools and swimming pools.
Residential, Multiple Use and Park and Open Space categories show minor increases in total
acreages due in part to redesignations from Agriculture lands and Commercial Employment to
allow for additional residential developments, mixed-use projects in central urbanized areas as
well as recreational opportunities in the northern and southern parts of the city.

The Role of Infill Development
As the majority of the city is developed, infill development and redevelopment will play an
increasingly significant role in providing needed housing, jobs, and services in our communities.
Done well, infill development is also a part of a comprehensive strategy to provide public
facilities in the City. Infill developments must pay development impact fees commensurate with
their levels of impact and in some cases provide additional exactions. Larger projects may also
be instrumental in helping communities achieve specific facilities goals, such as the provision of
new schools as a part of the City Heights Urban Village. However, new development alone
cannot bear the responsibility of addressing existing facility deficiencies. It is incumbent upon
the City to employ other resources to ensure that existing deficiencies are corrected as growth
occurs.

A. City of Villages Strategy
Goal
• Mixed-use villages located throughout the City and connected by high quality transit.

Discussion
The City of Villages strategy is to focus growth into mixed-use activity centers that are
pedestrian friendly, centers of community, and linked to the regional transit system. The strategy
draws upon the strengths of San Diego’s natural environment, neighborhoods, commercial
centers, institutions, and employment centers. The strategy focuses on the long-term economic,
environmental, and social health of the City and its many communities. It is a strategy designed
to allow each community to consciously determine where and how new growth should occur,
and requires that new public facilities be in place as growth occurs. The strategy seeks to target
future growth into village areas as identified in community plans, but it assumes no particular
rate of growth.
The term “village” is defined as the mixed-use heart of a community where residential,
commercial, employment, and civic uses are all present and integrated. Each village will be
unique to the community in which it is located. However, villages will be pedestrian friendly
and characterized by inviting, accessible and attractive streets, and include public spaces for
community events. These spaces will vary from village to village and may consist of: public
parks or plazas, community meeting spaces, outdoor gathering spaces for residents and visitors,
passive or active open space areas that contain desirable landscape and streetscape design
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amenities, or attractive outdoor dining and market activities. Villages will offer a variety of
housing types and rents/prices. Over time, villages will be increasingly connected to each other
and to the regional transit system. The mix of land use should also include needed public
facilities such as schools, libraries, or other community facilities as appropriate in each
community. Basic parameters related to recommended village categories and locations are
included in the descriptions below.

Village Categories
Implementation of the strategy relies upon the designation and development of village sites. The
following categories of villages and development areas provide a framework for implementation
of the City of Villages strategy and policy recommendations. Village land use designations
(located in Table LU–2 General Plan Land Use Categories) will be applied, and their precise
boundaries, specific mix of uses, specific density and intensity ranges, and the amount and
definition of required public or civic space, or semi-public space within proposed village areas will
be determined through the community plan update and amendment process. This can be
accomplished through the adoption of detailed design and development guidance in either the
Community Identity Element of each community plan at the time of a comprehensive update, or
the application of the appropriate zoning and permit requirements through the amendment process.
Regional Center (Downtown) - The Centre City Community Plan area has a unique role to play
in the 21st century development of the San Diego region. Downtown has remained the
administrative and legal center of San Diego County and it has recently re-emerged as the most
important cultural and entertainment center in the region. Development of the Gaslamp Quarter,
San Diego Convention Center, and Horton Plaza has resulted in downtown becoming an
increasingly important destination for visitors. Downtown offers the most convenient and
extensive transit connections and has emerged as one of the most exciting pedestrian environments
in the region.
Subregional Employment Districts - Subregional Employment Districts are major employment
and/or commercial districts within the region containing corporate or multiple-use office,
industrial, and retail uses with some adjacent multi-family residential uses. Existing Subregional
Districts include the Mission Valley/Morena/Grantville and University/Sorrento Mesa areas.
Emerging districts include the Otay Mesa, Midway/Pacific Highway, and Kearny Mesa areas.
Urban Village Centers - Urban Village Centers are higher density/intensity areas located in
subregional employment districts. They are characterized by a cluster of more intensive
employment, residential, regional and subregional commercial uses that maximize walkability and
support transit. Site planning for Urban Village Centers should focus upon the integration of public
gathering spaces and civic uses. University Towne Center and the higher density development
surrounding it is one example of an existing Urban Village Center. The Urban Village and
Regional Commercial land use designations can be applied to these sites depending upon their
density, intensity and residential component.
Neighborhood Village Centers - Neighborhood Village Centers should be located in almost every
community plan area. They are neighborhood-oriented areas with local commercial, office, and
multi-family residential uses, including some structures with office or residential space above
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commercial space. Neighborhood Village Centers will contain public gathering spaces and/or
civic uses. Uses will be integrated to the maximum extent possible in order to encourage a
pedestrian-oriented design and encourage transit ridership. Neighborhood Village Centers range in
size from approximately three acres in the most urbanized portions of the city to more than one
hundred acres in vacant or redevelopable areas. The core commercial area surrounding the
Kensington Branch Library along Adams Avenue and the Fort Stockton/Goldfinch area in the
Mission Hills neighborhood are examples of existing Neighborhood Village Centers. The
Neighborhood Village and Neighborhood Commercial land use designations can be applied to
center sites depending upon the residential component.
Community Village Centers - Community Village Centers are similar to Neighborhood Village
Centers, but serve a larger area. Community Village Centers may also have a more significant
employment component than a neighborhood village. The Uptown District in Hillcrest and
downtown La Jolla are examples of existing Community Village Centers. The Community Village
and Community Commercial land use designations may be applied to community center sites that
will contain land uses and intensities that serve a larger geographic area other than the immediate
neighborhood.
Transit Corridors - The City contains a significant number of commercial corridors in urbanized
communities that offer reuse potential and provide important linkages between urban, community
and neighborhood village centers. Many of these existing corridors have a "Main Street" character
in that they are: lively and vital; pedestrian-friendly; home to a rich variety of small businesses,
restaurants, and homes; and served by high frequency transit service. Transit corridors provide
valuable new housing opportunities as residents along transit corridors have easy access to transit
and provide a built-in population base that helps support the local businesses. Infill projects along
transit corridors will focus on maintaining or enhancing this Main Street character through
attention to site and building design, land use mix, housing opportunities, and a variety of
streetscape improvements.

Village Locational Criteria
There are many factors to consider when designating village sites including: capacity for growth,
existing public facilities or an identified funding source for facilities, existing or an identified
funding source for transit service, community character, and environmental constraints. Certain
physical characteristics and existing conditions, such as the location of parks, fire stations, transit
routes, and existing and community plan designated land uses, have been mapped using
Geographic Information Systems (GIS) as shown in Figure LU-1. This figure identifies existing
areas that exhibit village characteristics and areas that may have a propensity to develop as
village areas based on the above characteristics; it does not take the place of site specific
planning. Actual village locations will be designated in community plans with the input from
recognized community planning groups and the use of locational criteria established below under
the Policies section. Community plans will also house site specific design guidelines to ensure
the successful implementation of each site. Many community plans already identify sites
suitable for mixed-use and provide extensive design and development policy guidance for
development of those sites.
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Policies
Designation of Villages
LU-A.1. Designate a hierarchy of village sites for citywide implementation.
a. Affirm the position of Centre City as the regional hub by maintaining and
enhancing its role as the major business center in the region and encouraging its
continued development as a major urban residential center with the largest
concentration of high density multi-family housing in the region. See the Centre
City Community Plan for more detailed information (provide web link).
b. Encourage further intensification of employment uses throughout Subregional
Employment Districts and where appropriate, the collocation of medium to high
density residential uses with employment uses may also occur, consistent with
policies in the Land Use Element and Economic Prosperity Element.
c. Designate Neighborhood and Community Village Centers in community plans
throughout the City, consistent with the locational criteria in this section.
1.
Establish residential density and commercial intensity ranges based upon:
center size, location, surrounding community character, and availability of
public facilities and transit services.
2. Identify underutilized land which could be made available in the next 20
years for other types of uses.
d. Revitalize transit corridors through the application of plan designations and
zoning that permits a higher intensity of mixed-use development. Include some
combination of: residential above commercial development, employment uses,
commercial uses, and higher density residential development.

Village Locational Criteria
LU-A.2. Identify sites suitable for village-type development that will complement the existing
community fabric or help achieve desired community character, with input from
recognized community planning groups.
LU-A.3. Identify and evaluate potential village sites considering the following physical
characteristics:
• Shopping centers, districts, or corridors that could be enhanced or expanded;
• Community or mixed-use centers that may have adjacent existing or planned
residential development;
• Vacant sites that are outside of open space or community-plan designated singlefamily residential areas;
• Areas that have significant remaining development capacity based upon the
adopted community plan; and
• Areas that are not subject to major development limitations due to topographic,
environmental, or other physical constraints.
LU-A.4

Evaluate whether a proposed village site can be served by existing or planned public
facilities and services, including transit services.
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LU-A.5. Require environmental review and additional study for potential village locations, with
input from community planning groups, to determine if these locations are appropriate
for mixed-use development and village design.

B. General Plan Land Use Categories
Goal
• Land use categories and designations that remain consistent as community plans are updated
and/or amended.

Discussion
All of the existing land use designations applied in community plans throughout the city were
grouped into seven generalized categories according to basic characteristics: Residential,
Commercial Employment, Retail, and Services, Multiple Use, Industrial Employment,
Institutional and Public and Semi-Public Facilities, Park and Open Space and Agriculture. These
seven land use categories are depicted in the General Plan Land Use Map (see fold-out) and they
are further described below in terms of the recommended community plan land use designations
that have been created to help implement the General Plan goals and the City of Villages
strategy. The General Plan Land Use Categories Table (Table LU-2) establishes the linkage
between General Plan land use categories, as depicted in the General Plan Land Use and Streets
Map, and the more specific existing community plan land use designations. Table LU-2 also
includes recommended standardized community plan designations that have been created to
implement the General Plan goals and the City of Villages strategy. These standardized land use
designations will also help ensure consistency among community plans as they are updated or
amended.

Residential
This land use category is comprised of land use designations that can address a variety of
housing types such as: single-family, multi-family, mobilehome park, military housing and
student housing. There are seven density range classifications (very low, low, low medium,
medium, medium high, high, very high).

Commercial Employment, Retail and Services
This category includes the village designations and other commercial designations that allow a
variety of commercial, retail, civic, office, limited industrial and service-type uses in a variety of
mixed-use settings. Housing may be allowed, required or prohibited depending upon the mix of
uses that are permitted.

38
February 2006 Working Draft
Land Use and Community Planning Element

Multiple Use
A variety of uses and mixed-use settings are allowed and these settings vary widely among
community plans depending upon specific use recommendations. Therefore, a standardized
designation was not created to allow each community plan to best tailor uses that are appropriate
in a mixed-use setting within a specific community.

Industrial Employment
This is a category that includes a variety of uses, such as office, research and development, light
manufacturing, warehouse storage, wholesale and distribution, as well as manufacturing with
hazardous characteristics among others. Office uses are limited in some designations but
permitted in conjunction with industrial uses in others depending upon the emphasis and nature
of the land use designation and its main purpose.

Institutional, Public and Semi-Public Facilities
This category addresses uses that are identified as public or semi-public facilities in the
community plan and which offer public and semi-public services to the community. Uses may
include, but are not limited to: airports, military lands, community colleges, university campuses,
landfills, communication and utilities, transit centers, water sanitation plants, schools, libraries,
churches, police and fire facilities, cemeteries, post offices, hospitals, park and ride lots,
government offices and civic centers.

Park and Open Space
This category encompasses land use designations that cover passive and active park and
recreational areas (indoor and outdoor) that are population-based, as well as natural resourcebased. It also includes any parcel or area of land or water which is essentially unimproved or
developed with very low intensity uses. Open space may be devoted for the preservation of
natural resources, historic or scenic purposes and habitats for fish and wildlife species as well as
serve as passive recreational area.

Agriculture
This category includes areas that are rural in character and very low density or areas where
agricultural uses are predominate. This category also addresses a wide range of agriculture and
agriculture-related uses such as: dairies; horticulture nurseries and greenhouses; raising and
harvesting of crops; raising, maintaining and keeping of animals; separately regulated agriculture
uses; and single dwelling units when applicable.
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Table LU – 2 General Plan Land Use Categories

General
Plan
Land Use

Recommended
Community
Plan
Designations

Existing Community Plan Designations

• Active/Passive
Park
• Active Use
Parks
• Amenity Open
Space

Park and Open Space

• City-owned
Open Space
Open Space
Population-based
Park

Natural Resourcebased Park

• Community
Open Space
• Community
Park

• Mini Park

• Recreational

• Neighborhood/
Community Park

• Recreation Center

• Neighborhood Park

• Recreation
Commercial

• Park

• Regional Park

• Park Institutional
Park/Open Space

• School/Park

• Parks and Pool

• School Recreation

• Private Commercial
Recreation

• Skate Park

• Private Recreation

• Dedicated Park
Lands

• Public Park
• Public Recreation

• Equestrian
/Recreation

• School Playground

• Sport Complex
• Sports Field
• State Park
• Village Green
• Zoological Park

• Existing
Commercial
Recreation
• Golf Course
• Historic Park

Agriculture

• MHPA
• Other Community
Open
Space/Agriculture

• Cluster

• Garden Low

• Medium Residential

• Core
Residential

• High Residential

• Mobile Home

• Higher Density
Attached

• Mobile Home Park

• Low Medium
Residential

• Navy Housing

Agriculture

Residential - Very
Low
Residential – Low

Residential

• Agriculture

Residential - Low
Medium
Residential Medium

• Detached
Residential
• Duplex

• Low Residential

• Estate
Residential

• Lower Density
Attached

Residential Medium High

• Exclusively
Residential

Residential - High

• Fraternity Area

Residential - Very
High
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• Medium High
Residential

• Moderate Income
• Very High
Residential

General
Plan
Land Use

Recommended
Community
Plan
Designations

Existing Community Plan Designations

• Border
Commercial
• Business
Commercial
Neighborhood
Village

Retail, and Services

Commercial Employment,

Neighborhood
Commercial
Community
Village
Community
Commercial
Urban Village
Regional
Commercial
Office Commercial
Visitor
Commercial
Heavy Commercial

• Commercial
• Commercial
Development
• Commercial
Fishing/Marine
Related
• Commercial
Industrial

• General
Commercial
w/Residential

• Regional
Commercial

• General
Commercial
w/Limited Light
Manufacturing

• Resort Recreation

• Hotel/Office
• Hotel/Residential
• Medical Offices –
Hospital Related

• Resort Commercial
• Specialized
Commercial
• Specialty
Commercial
• Student Oriented
Commercial

• Navy Commercial

• Support
Commercial

• Commercial
Limited

• Neighborhood
Shopping

• Tourist Commercial

• Commercial
Recreation

• Office Commercial
• Professional Office

• Community
Commercial

• Town Center
• Transportation
Commercial
• Visitor Commercial

• Community
Shopping
• Core
Commercial

Industrial Employment

• General
Commercial

Business Park
Business Park Residential
Allowed
Scientific Research
Light Industrial
Heavy Industrial

• Business/
Industrial Park

• Industrial and
Business Park

• Light
Manufacturing

• Employment
Center

• Industrial Business
Park

• Military Related
Industry

• Employment
Center/Transit
Center

• Industrial: Natural
Resources

• Restricted Industrial

• Industrial Park

• Sand and Gravel
Open Space

• Exclusively
Industrial

• Industrial Parking

• Scientific Research

• Light Industry

• Storage

• Extractive
Industry

• Light Industry
Commercial Use

• General
Industrial
• Industrial
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General
Plan

Institutional and Public and Semi-Public Facilities

Land Use

Recommended
Community
Plan
Designations

• Hospital

• Airport

• Police Station

• Airport Overlay • Institutional/Utilities • Post Office

Institutional
(specific use to be
denoted with an
icon in community
plan)

• Cemetery

• Library

• Public Facilities

• Civic

• Military

• Community
Centers

• Mission and School

• Public/Quasi Public
Use

• Community
Facilities

• Multi-use School
Site

• County Facility

• Neighborhood
Facility

• Mixed Public Use

• Cultural Center

• Schools
(elementary, Junior,
High)
• Transit Center
• Transportation Use

• Parking/Parks

• University Campus

• Parking/School

• Utilities

• Commercial

• Hotel/Office

• Multiple Use

• Commercial/
Mixed Use

• Hotel/Residential

• Office

• Institutional

• Commercial/
PDO

• Recreation
Visitor/Marine

• Light
Industry/Commercia • Residential/Office
l
• Very High
Commercial
• Local Mixed Use

• Education/
Institutional
• Government
Service
No recommended
designation; see
community plan
for use
recommendations

Multiple Use

Existing Community Plan Designations

• Commercial/
Residential
• Commercial/
Residential/Ind
ustrial

• Village

• Mixed Use

• Visitor Commercial

• Mixed Use Core

• Core/Retail
• Gaslamp
Quarter
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• Marina

General Plan Land Use and Street System Map
The General Plan Land Use and Street System Map depicts generalized land use categories, as
previously explained, within the City of San Diego and identifies the planned street system,
freeways, expressways, arterials, and collector streets needed to serve vehicular transportation
demand resulting from the buildout of the City in accordance with this General Plan. The map is
based upon a composite of the more detailed land use and circulation system maps adopted for
each community. The General Plan Land Use and Street System Map allows the reader to
understand the distribution of land use and its connection to the transportation network. The land
use categories are not precise enough to guide project level development; however, they are a
tool to assist in citywide and regional analysis. It is not a replacement or substitution for
community or other adopted land use plans where parcel specific land uses are designated.

Planning Areas
The City of San Diego has more than fifty planning areas, as illustrated in Figure LU-2, Planning
Areas Map. The community planning program has a long and diverse history; the earliest
community plans were adopted in the 1960s. Each document is a unique reflection of the issues
and trends facing the community and corresponding strategies to implement community goals.
Some communities have specific and precise plans in place to further refine community plan
recommendations; however, in the future it is the City’s goal to utilize community plans and
community plan amendments over the use of specific and precise plans thereby reducing the use
of supplemental land use policy plans to reflect community specific policy implementation.

Policies
Residential
LU-B.1. Protect stable residential neighborhoods from intrusion of incompatible land uses.
LU-B.2. Achieve an overall mix of housing types to add diversity to neighborhoods and to
increase housing supply.
a. Incorporate a variety of multiple-family housing types in multiple-family project
areas.
b. Incorporate a variety of single-family housing types in single-family
projects/subdivisions.
c. Build townhomes and small lot single-family homes as a transition between
higher density homes and lower density single-family neighborhoods.
d. Identify sites that are suitable for revitalization and for the development of
additional housing.

Commercial Employment, Retail and Services
LU-B.3. Distribute a range of regional, community, and neighborhood serving commercial uses
at appropriate locations throughout the City.
a. Regional commercial development is intended to accommodate large-scale, high
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b.
c.

intensity development with a broad mix of office, commercial service, retail,
wholesale, and limited manufacturing uses.
Community commercial are intended to provide for a range of development
patterns from pedestrian-oriented to auto-oriented strip commercial streets.
Neighborhood serving commercial uses are intended to provide areas for smaller
scale, lower intensity, locally serving uses.

LU-B.4. Determine where commercial uses should intensify in villages and other areas served
by transit, and where it should be limited or convert to other uses where it is
underutilized at the community plan level.
LU-B.5. Determine the appropriate mix of village land uses at the community plan level with
attention to:
• Surrounding neighborhood uses;
• Uses that are missing from the community;
• Community preferences; and
• Public facilities and services.
LU-B.6. Recognize that various villages may serve specific functions in the community and
city; some villages may have an employment orientation, while others may be major
shopping destinations, or primarily residential in nature.

Multiple Use
LU-B.7. Provide opportunities for community-specific mix of uses as needed in community
plans.

Industrial Employment
LU-B.8. Protect key employment areas from encroachment from non-industrial uses while
providing areas for secondary employment and supporting uses.
LU-B.9. Consider collocation in areas characterized predominately by office development, or
areas in transition where significant encroachment of non-industrial uses has already
occurred.

Institutional, Public and Semi-Public Facilities
LU-B.10. Provide areas for public, semi-public, and institutional uses that are needed to provide
opportunities for a full range of community-serving uses to locate within the
community.

Park and Open Space
LU-B.11. Preserve the City's landforms, parks and open spaces that serve as habitat and/or
provide recreational opportunities.
44
February 2006 Working Draft
Land Use and Community Planning Element

Agriculture
LU-B.12. Retain prime agricultural productive lands in agricultural usage, as identified in
community plans.

C. Community Planning
Goals
• Community plans clearly established as essential components of the General Plan to provide
focus upon community-specific issues.
• Community plans structurally consistent yet diverse in their presentation and refinement of
citywide policies to address community and neighborhood goals.
• Land use designations that remain consistent as community plans are updated and/or amended
to enable comprehensive analysis of City's growth.
• Community plans that maintain or increase planned density of residential land uses in
appropriate locations.
• The provision of citywide resources to address existing public facilities deficiencies.
• Public facilities provided by new development commensurate with their level of impact.

Discussion
State law defines a community plan as part of the General Plan and recognizes its function in
larger city and county jurisdictions. The Land Use Element is one of the seven mandatory
elements as defined by California state law, and as such, it must designate the general
distribution and general location of land uses throughout the city. The Land Use Element must
also provide a range of recommended density and/or intensity ranges for each category of land
use. In a larger and more diverse jurisdiction such as San Diego, the Land Use Element serves as
a foundation upon which community plans are developed. In San Diego, the community plans
are an important chapter of the Land Use Element and are relied upon to provide the more
detailed designation and distribution of land uses at the smaller geographic level of community
or neighborhood planning areas. The community plans are an essential and completing
component of the Land Use Element and allow the City to satisfy state law.

Roles and Relationships - General Plan and Community Plans
The updated General Plan provides a vision, core values and policy guidance to balance the
needs of the City of San Diego while enhancing the quality of life of current and future residents.
It includes ten elements that provide a comprehensive "blueprint" that will guide the City's
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growth in the next twenty plus years: Land Use and Community Planning, Mobility, Urban
Design, Economic Prosperity, Public Facilities/Services and Safety, Recreation, Cultural
Resources, Noise, Conservation, and Housing (under separate cover).
In the City of San Diego, the community plans together represent a very significant and vital
component of the Land Use and Community Planning Element of the General Plan. Community
plans are a central part of the General Plan in that they contain more detailed land use
designations and distribution of land uses than is possible at the citywide level. Community plans
address specific geographic areas of the city, defining locally the more general citywide policies
that are established in the General Plan.. This structure is necessary because of the city’s diverse
geography, development patterns, and cultural and ethnic communities, and other variations.
Community plans provide the level of information and community specific detail that is needed
in order to review and assess proposed public and private development projects However, it is
important to emphasize that community plans are policy documents that do not contain
regulatory information.
While the community plan addresses specific community needs, its policies and
recommendations must be in harmony with other community plans, the overall General Plan, and
citywide policies. For instance, in order to maintain consistency with the Housing Element of
the General Plan and State housing law, community plans must continue to identify areas
appropriate for both single-family and multi-family development, in new growth areas as well as
in already developed areas where it may be appropriate to modify existing development patterns.
Community plans are the vehicle for implementing State law pertaining to provision of housing
opportunities, and meeting the City's housing needs and regional share goal. Regional share
goals are` determined for each local jurisdiction within the San Diego region by SANDAG.
These goals are the projected share of regional housing needs for all income groups, calculated
for each five-year housing element cycle. As community plans designate land uses and assign
densities, they must preserve or increase planned density of residential land uses to ensure
compliance with the City's regional share goal. Implementation of community-based goals may
cause a shift in densities within or between community planning areas, but together they must
maintain or increase overall density and housing capacity.

Community Plan Land Use Designations
Standardized land use designations have been created to implement General Plan goals and the
City of Villages strategy. Table LU-3 Community Plan Land Use Designations includes the
designation, descriptions of each of the designations, definitions, special considerations and
density and intensity ranges. The table is a significant tool for use during the plan update and/or
amendment process to provide specific direction regarding the location of desired land uses.
Standardized designations were developed to ensure that in the future, as community plans are
updated or amended, land use designations will remain consistent among the various community
plans. Uses can be tailored, however, through specific recommendations in plan text and/or
footnotes on a land use map to denote emphasis or to limit uses.
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Table LU-3
Community Plan Land Use Designations
Recommended
Community Plan
Designation

Use
Considerations

Definitions

Allowed
Intensity/Density
[Building intensity range
(du/ac or FAR)]1

Open Space/Parks

Open Space

Applies to land or water areas generally free
from development or developed with very
low intensity uses that respect natural
environmental characteristics. Open Space is
N/A
generally non-urban in character and may
have utility for: park and recreation purposes,
primarily passive; conservation of land,
water, or other natural resources; or historic
or scenic purposes.
Provides for areas designated for passive
and/or active recreational uses. It will allow
for facilities and services to meet the
recreational needs of the community as
defined by the community plan.

N/A

Provides for areas that are rural in character
and very low density or areas where
agricultural uses are predominate. This
designation is intended to accommodate a
wide range of agriculture and agriculturerelated uses such as: dairies; horticulture
nurseries and greenhouses; raising and
harvesting of crops; raising, maintaining and
keeping of animals; separately regulated
agriculture uses; and single dwelling units
when applicable.

(Low density residential
estates)1 du/10 ac - 1
du/ac

Residential - Very Low

Provides for single-family housing within the
lowest density range.

0 - 4 du/ac

Residential - Low

Provides for both single-family and multifamily housing within a low density range.

5 - 9 du/ac

Residential - Low
Medium

Provides for both single-family and multifamily housing within a low medium density
range.

10 - 14 du/ac

Residential - Medium

Provides for both single and multi-family
housing within a medium density range.

15 - 29 du/ac

Population-based Parks
Natural Resource-based
Parks

Agriculture 1

Agriculture

Residential 1
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Recommended
Community Plan
Designation

Use
Considerations

Definitions

Allowed
Intensity/Density
[Building intensity range
(du/ac or FAR)]1

Residential - Medium
High

Provides for multi-family housing within a
medium high density range.

30 - 44 du/ac

Residential - High

Provides for multi-family housing within a
high density range.

45 - 74 du/ac

Residential - Very High

Provides for multi-family housing within the
highest density range.

75+ du/ac

Provides housing in a mixed-use setting and
convenience shopping, civic uses, and
services serving an approximate three mile
radius.

.25 to 2.0 FAR
15 to 45 du/ac

Provides local convenience shopping, civic
uses, and services serving an approximate
three mile radius. Housing may be allowed
only within a mixed-use setting.

.25 to 2.0 FAR
15 to 45 du/ac

Provides local convenience shopping, civic
uses, and services serving an approximate
three mile radius.

.25 to 2.0 FAR

Commercial 1, 2, 3

Neighborhood
Village

Residential
Required

Residential
Neighborhood
Commercial

Permitted

Residential
Prohibited

Community Village

Residential
Required

Residential
Community
Commercial

Permitted

Residential
Prohibited

Urban
Village

Residential
Required

Provides housing in a mixed-use setting and
serves the commercial needs of the
community at large, including the industrial
and business areas. Integration of commercial
and residential use is emphasized; civic uses .25 to 2.0 FAR
30 to 74 du/ac
are an important component. Retail,
professional/administrative offices,
commercial recreation facilities, service
businesses, and similar types of uses are
allowed.
Provides for shopping areas with retail,
service, civic, and office uses for the
community at large within three to six miles.
It can also be applied to Transit Corridors
where multi-family residential uses could be
added to enhance the viability of existing
commercial uses.

.25 to 2.0 FAR
30 to 74 du/ac

Provides for shopping areas with retail,
service, civic, and office uses for the
community at large within three to six miles.

.25 to 2.0 FAR

Serves the region with many types of uses,
including housing, in a high intensity, mixeduse setting. Integration of commercial and
residential use is emphasized; larger, civic

.25 to 2.0 FAR
30 to 110 du/ac
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Recommended
Community Plan
Designation

Use
Considerations

Definitions

Allowed
Intensity/Density
[Building intensity range
(du/ac or FAR)]1

uses and facilities are a significant
component. Uses include housing,
business/professional office, commercial
service, and retail.

Residential
Permitted
Regional Commercial

Residential
Prohibited

Office Commercial

Visitor Commercial

Heavy Commercial

Residential
Permitted

Residential
Permitted

Residential
Prohibited

Serves the region, from five to twenty five
plus miles, with a wide variety of uses,
including commercial service, civic, retail,
office, and limited industrial uses.
Residential uses may occur only as part of a
mixed-use (commercial/residential) project.

.25 to 2.0 FAR
30 to 74 du/ac

Serves the region, from five to twenty five
plus miles, with a wide variety of uses,
including commercial service, civic, retail,
office, and limited industrial uses.

.25 to 2.0 FAR

Provides for office employment uses with
limited, complementary retail uses.
Residential uses may occur only as part of a
mixed-use (commercial/residential) project.

.25 to 1.5 FAR
15 to 44 du/ac

Provides for the accommodation, dining, and
recreational uses for both tourists and the
local population. This designation is intended
for land located near employment centers and .25 to 2.0 FAR
areas with recreational resources or other
30 to 74 du/ac
visitor attractions. Residential uses may
occur only as part of a mixed-use
(commercial/residential) project.
Provides for retail sales, commercial
services, office uses, and heavier commercial
uses such as wholesale, distribution, storage
and vehicular sales and service. This
.25 to 1.0 FAR
designation is appropriate for transportation
corridors where the previous community plan
may have allowed for both industrial and
commercial uses.

Industrial 1, 2

Business Park

Office Use
Permitted

Provides for areas characterized by office
development and also permits research,
product development and light manufacturing
with enhanced design features. It is
.25 to 3.0 FAR
appropriate to apply in areas primarily
characterized by office development with
some light industrial uses.

Business ParkResidential Permitted

Office Use
Permitted

Applies in areas where employment and
residential uses are located on the same
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.25 to 3.0 FAR

Recommended
Community Plan
Designation

Use
Considerations

Definitions

Allowed
Intensity/Density
[Building intensity range
(du/ac or FAR)]1

premises. Permitted employment uses
include those listed in the Business Park
designation. Multi-family residential density
to be specified in the community plan.
Development standards which address health
and compatibility issues will be included in
future zones.

Scientific Research

Light Industrial

Heavy Industrial

Office Use
Limited

Office Use
Limited

Office Use
Limited

Provides for activities limited to scientific
research, product development and testing,
engineering and any other basic research
functions leading to new product
development with only limited
.25 to 3.0 FAR
manufacturing. Office uses, except corporate
headquarters, are not permitted, except as
accessory to the primary use or as direct
support for scientific research uses.
Allows a wider variety of industrial uses than
the Business Park designation and Scientific
Research designation by permitting a full
range of manufacturing activities and adding
secondary industrial uses such as warehouse
storage, distribution and transportation
terminals. Only corporate headquarters
office use and single-tenant office uses
associated with corporate headquarter
establishments and industrial uses, even on
separate premises, are permitted. Otherwise,
only limited office or commercial uses
should be permitted which are accessory to
the primary industrial use. Heavy industrial
uses such as extractive and primary
processing industries that have significant
nuisance or hazardous effects are excluded.

.25 to 3.0 FAR

Provides for industrial uses emphasizing
base-sector manufacturing, wholesale and
distribution, extractive, and primary
processing uses with nuisance or hazardous
characteristics. For reasons of health, safety,
environmental effects, or welfare these uses
should be segregated from other uses. Nonindustrial uses, except corporate
headquarters, should be prohibited.

.25 to 3.0 FAR

Institutional
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Recommended
Community Plan
Designation

Institutional

Use
Considerations

Definitions

Allowed
Intensity/Density
[Building intensity range
(du/ac or FAR)]1

Provides a designation for uses that are
identified as public or semi-public facilities
in the community plan and which offer
public and semi-public services to the
community. Uses may include but are not
limited to: airports, military facilities,
N/A
community colleges, university campuses,
landfills, communication and utilities, transit
centers, water sanitation plants, schools,
libraries, police and fire facilities, cemeteries,
post offices, hospitals, park and ride lots,
government offices and civic centers.

1

Density and intensity ranges will be further refined in each community plan within the range established in this table.
For uses located within an airport influence area, the density and intensity ranges should be consistent with the Airport
Land Use Compatibility Plan and Air Installation Compatible Use Zone study or steps should be taken to overrule the
Airport Land Use Commission.
2
Consult the Economic Prosperity Element for policies related to the commercial and industrial land use designations.
3
Commercial land use designations may be combined to meet community objectives.

Preparation and Format of Community Plans
The Community Plan Preparation Manual, a separate companion manual to the General Plan,
includes detailed procedures to help implement the community plan preparation policies. It
includes direction on how to prepare a community plan that works in concert with the General
Plan in order to reduce the range of topics that each community plan must address, and to focus
the plan on community-specific, on-the-ground issues. For example, the General Plan contains
overall policies for public spaces, while the community plan would identify specific sites where
the public space should be located. It also provides information on process, recommended
timeline and steps necessary to carryout the preparation of a community plan. In addition, the
manual includes a recommended table of contents with all the major headings or chapters that
need to be addressed in the plan. Typically, a community plan will include an introduction or
executive summary that addresses the plan vision and environmental setting, and chapters or
typical plan elements that cover major community issues, with plan recommendations and
implementation measures.
Overall, the Community Plan Preparation Manual is intended to help accomplish the task of
developing the community plan as a community specific, implementation ready document that
puts into effect citywide goals via recommendations tailored to meet specific community and
neighborhood needs.
Public input is essential in ensuring that tailored community and neighborhood needs are
addressed in the community plan. Stakeholders in a community, along with the recognized
community planning group, play a major role and are key partners in creating a plan that sets
forth a joint vision for the future of a community. Therefore, a community plan must include
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specific recommendations about how to achieve this vision, while addressing community
specific issues that are unique to the area.
Frequent users of community plans include, but are not limited to recognized community
planning group members and other community stakeholders, as well as the City Council,
Planning Commission, City staff, property owners, developers and other public agencies.
Therefore, community plans must be understandable documents that deliver clear
recommendations, which will be implemented via their translation into everyday decisions made
pertaining to their communities.

Evaluating New Growth
The City must carefully balance how to allow and encourage growth in focused areas with the
absolute requirement for the timely provision of public facilities. Historically, communities have
not fully welcomed the idea of new growth when public facilities deficiencies exist. And while
development is a critical component in any plan to revitalize older, urbanized neighborhoods, it
cannot alone bear the burden of addressing existing facility deficiencies.
New development, however, even as it assumes its fair share of the provision of public facilities,
has the potential to diminish the City’s ability to assure that adequate levels of service standards
are maintained concurrently with the growth. It is incumbent upon the City to evaluate and
approve all new development based upon its implementation of the General Plan and community
plan. It is also incumbent upon the City, therefore, to employ other resources to ensure that
existing deficiencies are corrected as growth occurs. More information on evaluating new
growth and its relationship to facilities and services can be found under the Public Facilities,
Services, and Safety Element of the General Plan.

Community Facilities Prioritization
Each community must have the opportunity to establish, through their adopted community plan,
a specific framework to address the shortfall in public facilities and services. This will involve
the preparation of a community-specific public facilities prioritization schedule (see Public
Facilities, Services, and Safety Element for policies regarding prioritization). Additionally, each
new development proposal must be carefully evaluated to determine both its benefit to and
impact upon the community to ensure that it contributes to public facilities commensurate with
the level of impact. Individual new development proposals will be evaluated to determine if the
proposals will or will not adversely affect the General Plan and to ensure that they do not
compound existing public facility deficiencies. Adequacy of various types of public facilities
and services, such as water supply and distribution system, wastewater system, fire stations,
schools, libraries, and police stations will be identified and analyzed when discretionary projects
are submitted to the City. More information on prioritization can be found under the Public
Facilities, Services, and Safety Element of the General Plan.

Policies
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Community Plan Preparation/Format/Content
LU-C.1. Establish each community plan as an essential component of the Land Use Element
with clear links to General Plan goals and policies.
a. Building upon and/or refine citywide policies as needed to reflect community and
neighborhood-specific issues.
b. Ensure that every community plan is consistent with other community plans and
the General Plan as together they represent a valuable component of the City’s
“blueprint” and establish the policy framework to guide the development and
evolution of the City over a long-term planning horizon.
LU-C.2. Prepare community plans to address aspects of development that are specific to the
community, including distribution and arrangement of land uses (both public and
private); the local street and transit network; location, prioritization, and the provision
of public facilities; community-specific urban design guidelines; site-specific
recommendations to preserve and enhance natural and cultural resources; and coastal
resource policies (when within the Coastal Zone).
a. Incorporate precise plan and specific plan policies and recommendations into
community plan updates.
b. Draft each community plan as visionary yet achievable, and avoid creating a plan
that is a “wish list” or a vague view of the future.
c. Provide plan policies and a land use map that are detailed enough to provide the
foundation for a fair and predictable land use planning and development review
process.
LU-C.3. Maintain or increase the City's supply of land designated for various residential
densities as community plans are prepared, updated, or amended.
LU-C.4. Draft and adopt community plans within a reasonable timeline to ensure that the City’s
land use policies are maintained as up-to-date and relevant, and that implementation
can be achieved.
a. Utilize the recognized community planning group meeting as the primary vehicle
to ensure public participation.
b. Include all community residents, property owners, business owners, civic groups,
agencies, and City departments who wish to participate in both planning and
implementing the community vision.
LU-C.5. Apply the recommended land use designations and zoning at the time of a plan
update/amendment to clearly communicate where (and where not) particular land uses
are desirable.

Evaluating New Development
LU-C.6. Evaluate individual new development proposals to determine if the proposals will or
will not adversely affect the General Plan, and to ensure that they do not compound
existing public facility deficiencies.
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D. Plan Amendment Process
Goals
• Plan amendments approved to better implement the General Plan and community plan goals
and policies.
• A well defined process that addresses how plan amendments occur.
• Allow for changes that will assist in enhancing and implementing the community's vision.

Discussion
The General Plan is a comprehensive and long range document; it is adopted to express a
citywide vision for the future and to guide how that vision is implemented through private and
public development. Although the vision remains constant, the means of its achievement are
more subject to changing demographics, technologies, economics, and federal and state laws. As
such, the General Plan must be a flexible document, allowing for changes that ultimately assist in
enhancing and implementing the vision. Too many, too frequent or inappropriate changes,
however, can diminish the expressed vision, and sidetrack its implementation.
It is necessary, therefore, to establish a fair, orderly, and well defined process to govern how
amendments occur. This process will ensure that all proposed amendments are reviewed for
internal consistency with the vision, values and goals of the General Plan. The General Plan
Amendment Manual, a companion document to the General Plan, contains specific guidance on
when an amendment is required, issues to be addressed through processing, and recommended
timelines.

Initiation
The City of San Diego is unique among jurisdictions in that the process to amend the General
Plan requires either Planning Commission or City Council initiation before the plan amendment
process and accompanying project may actually proceed. While it is the first point of
consideration by a decision maker (the Planning Commission or City Council), it is a limited
decision. It is neither an approval nor denial of the plan amendment and accompanying
development proposal (some plan amendments are presented without a development proposal).
The decision maker should not discuss the details of the development proposal, but rather focus
upon the more fundamental question of whether the proposed change to the General Plan is
worthy of further analysis based upon compliance with the Initiation Criteria (provided below).
Although applicants have the right to submit amendment requests to the City, not all requests
merit study and consideration by City staff and the decision makers. The initiation process
allows for the City to deny an application for amendment if it is clearly inconsistent with the
major goals and policies of the General Plan. Most importantly, the initiation process allows for
early public knowledge and involvement in the process as a whole. Additionally, the Planning
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Commission has the opportunity to direct City staff to evaluate specific factors during the
processing of the proposed plan amendment.

Public Hearing Process
After initiation, the plan amendment may be processed and brought forward to public hearing,
subject to the permit processing, environmental review, and public hearing procedures specified
in the Land Development Code. The Planning Commission and the City Council will consider the
factors as described in LU-D.14. and LU-D.16. in making a determination to approve or deny the
proposed amendment during the public hearings.

Policies
Land Use Plan Amendment
LU-D.1. Require a General Plan and community plan amendment for proposals that involve: a
change in community plan adopted land use or density/intensity range; a change in the
adopted community plan development phasing schedule; or a change in plan policies,
maps, and diagrams.
LU-D.2. Require an amendment to the public facilities financing plan concurrently with an
amendment to the General Plan and community plan when a proposal results in a
demand for public facilities beyond projections in the community plan and public
facilities financing plan.
LU-D.3. Evaluate all plan amendment requests through the plan amendment initiation process
to determine whether it is appropriate to process and present the proposal to the
Planning Commission or City Council for consideration.
LU-D.4. Accept the submittal of plan amendment requests during the update process of a
community plan only up until such time when the traffic study, prepared for the
community plan update process, is still being reviewed by City staff and has not yet
been finalized or completed.

Technical Amendment Initiation
LU-D.6. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review, that the proposed amendment is appropriate due to a map or text
error and/or omission made when the land use plan was adopted or during subsequent
amendments and/or implementation.
LU-D.7. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review that the proposed amendment is necessary to address other
technical corrections discovered during implementation.
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LU-D.8. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review, that the proposed amendment is necessary to ensure the public
health, safety or welfare.
LU-D.9. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review, that the amendment is proposed to identify the location and
design of a public facility already identified in the adopted Capital Improvements
Program (CIP).
LU-D.10. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review that the amendment is required to comply with changes in state or
federal law or applicable findings of a court of law.
LU-D.11. Initiate a technical amendment without the need for a public Planning Commission
hearing when the Planning Department determines, through a single discipline
Preliminary Review, that the amendment is appropriate to revise language concerned
solely with a process or procedural matter or an appendix to update information.
LU-D.12. Subject technical amendments to the processing procedures identified in the General
Plan Amendment Manual.

Criteria for Initiation of Amendments
LU-D.13. Require that General Plan and community plan amendment initiations (except those
determined to be technical as specified in LU-D.5. through LU-D.11.) be decided by
the Planning Commission with right of appeal to the City Council by the applicant.
LU-D.14. Recognize the ability of the City Council to initiate a General Plan and community
plan amendment when direction is received from the City Council to conduct the
preparation of a plan amendment.
LU-D.15. Require that the Planning Department present and make a recommendation of
approval or denial to the Planning Commission based upon compliance with all of the
three initiation criteria as follows: the amendment request appears to be consistent
with the goals and policies of the General and Community Plan and any community
plan specific amendment criteria; the proposed amendment provides additional public
benefit to the community as compared to the existing land use designation,
density/intensity range, plan policy or site design; and public facilities appear to be
available to serve the proposed increase in density/intensity, or their provision will be
addressed as a component of the amendment process.
LU-D.16. Acknowledge that initiation of a plan amendment in no way confers adoption of a plan
56
February 2006 Working Draft
Land Use and Community Planning Element

amendment, that neither staff nor the Planning Commission is committed to
recommend in favor or denial of the proposed amendment, and that the City Council is
not committed to adopt or deny the proposed amendment.

Plan Amendment Processing
LU-D.17. Evaluate specific issues that were identified through the initiation process as well as
any additional community specific amendment evaluation factors.
LU-D.18. Address the standard plan amendment issues prior to the Planning Commission
decision at a public hearing related to level and diversity of community support;
appropriate size and boundary for the amendment site; provision of additional benefit
to the community; implementation of major General Plan and community plan goals,
especially as related to the vision, values and City of Villages Strategy; and provision
of public facilities.

E. Planning for Coastal Resources
Goals
• Certification of community plans as the City of San Diego’s Local Coastal Program Land Use
Plans.
• Preservation and enhancement of coastal resources.

Discussion
The land use plan and implementing zones which are adopted as part of each community plan
update meet the Coastal Act’s requirement that coastal land use provisions be sufficiently
detailed to indicate the kind, location, and intensity of land uses. Coastal protection and
enhancement strategies vary within each of the 18 community and other land use plan documents
(see Table LU-4 Community Planning Areas within the Coastal Zone), but all are prepared
consistent with a standardized framework of issues modeled upon the Coastal Act policies.
Table LU-4

Community Planning Areas Within The Coastal Zone *

Barrio Logan/Harbor 101

Ocean Beach

Carmel Valley

Otay Mesa/Nestor

Del Mar Mesa

Pacific Beach

La Jolla

Pacific Highlands Ranch

Midway/Pacific Highway Corridor

Peninsula

Mira Mesa

Torrey Hills
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Table LU-4

Community Planning Areas Within The Coastal Zone *

Mission Bay Park

Tijuana River Valley

Mission Beach

Torrey Pines

North City Future Urbanizing Area

University

-San Dieguito River Valley
-North City Local Coastal Program
* Planning areas may be located either wholly or partially within the Coastal Zone.

Different Types of Coastal Jurisdiction
The City of San Diego has jurisdiction to issue Coastal Development Permits for areas of the
Coastal Zone where the Coastal Commission has certified the Local Coastal Program (LCP).
This constitutes a majority of the area within the Coastal Zone.
"Areas of deferred certification" are a category of land in the Coastal Zone. In these areas, the
Coastal Commission has not yet certified the City's land use plan, and therefore retains coastal
development permit authority. Areas of deferred certification can be a part of a land use plan
that was certified, but permit authority for these areas has not transferred to the City. Areas of
deferred certification may become part of the certified LCP in the future.
There are also "areas of original jurisdiction" that are not a part of the City's LCP where the
Coastal Act intends jurisdiction to remain with the Coastal Commission.

Policies
LU-E.1. Incorporate community specific policies into Coastal Zone community plans during
community plan update and/or amendments to address the Coastal Act policies
direction regarding biological resources and geologic stability, circulation, parking,
beach impact area, public access, recreational opportunities, visitor-serving, and visual
resources.
LU-E.2. Ensure consistency of all coastal planning policies with the regional, citywide, and
other community specific planning policies included in each General Plan Element.
LU-E.3. Ensure that community plans contain policies to implement Chapter 3 of the Coastal
Act and that the Land Development Code contains provisions to fully implement those
policies.

F. Consistency
Goal
• Adopt zoning concurrently with community plan updates and amendments to ensure
consistency with community plan land use designations.
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Discussion
Despite the fact that state law exempts charter cities from the zoning consistency requirement, it
is the City of San Diego’s practice to apply zoning that is consistent with community plan land
use designations to ensure their implementation. Zoning is one of the primary plan
implementation measures. As the California General Plan Guidelines 2003 state, “the success of
a general plan, and in particular the land use element, rests in part upon the effectiveness of a
consistent zoning ordinance in translating the long-term objectives and policies contained in the
plan into everyday decisions.”
It is the City of San Diego’s policy that the Municipal Code contain adequate regulations, in the
Land Development Code chapters, to ensure that the policies and recommendations of adopted
land use plans (the community, specific, and precise plans, as well as the General Plan) are
clearly applied to new development. The adopted land use plans provide guidance and set the
framework for the implementing regulations found in the Land Development Code.
Zoning will be reviewed and changed as appropriate, especially at the time of community plan
update or amendment, to assure that revised land use designations or newly-applicable policies
and recommendations can be implemented through zoning and development regulations.
The Government Code states that “the General Plan and elements and parts thereof comprise an
integrated, internally consistent and compatible statement of policies for the adopting agency.”
This concept means that no policy conflicts can exist, either textual or diagrammatic, between
the components of a General Plan. Different policies must be balanced and reconciled within the
plan.

Policies
Zoning Consistency
LU-F.1. Ensure that the regulations of the Land Development Code address implementation of
the policy recommendations of the General Plan; land use designations of the
community plans; other goals and policies of the community plans; and communityspecific policies and recommendations through tailored use and development
regulations.

Plan Consistency
LU-F.2. Assess project consistency for public and private projects based upon their
conformance with the General Plan and community plan-specified land use,
density/intensity, design guidelines, and other General Plan and community plan
policies especially related to open space preservation, community identity, mobility,
and the timing, phasing, and provision of public facilities.
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Internal Consistency
LU-F.3. Ensure that review for internal consistency includes all elements of the General Plan,
as they have equal legal status and no element can take precedence over another.
LU-F.4. Ensure consistency among all elements as well as consistency within each element by
reviewing text, maps, and diagrams within a General Plan so that they are all in
agreement with each other.
LU-F.5. Ensure that all goals and policies established in a community plan are consistent with
the overall General Plan.

G. Airport Land Use Compatibility
Goal
•

Protection of the health, safety, and welfare of persons within an airport influence area by
minimizing the public’s exposure to high levels of noise and risk of aircraft accidents.

Discussion
Airports affect future land uses and at the same time land uses can affect airports in that
incompatible land uses can restrict airport operations or lead to the closure of an airport. The
State requires that the San Diego County Regional Airport Authority Board, as the Airport Land
Use Commission (ALUC), prepare Airport Land Use Compatibility Plans for each public-use
airport and military air installation in the County. Refer to the Mobility Element for the location
and description of the airports in the City.
A compatibility plan addresses compatibility between airports and future land uses that surround
them by addressing noise, overflight, safety, and airspace protection concerns to minimize the
public’s exposure to excessive noise and safety hazards within the airport influence area for each
airport over a twenty-year horizon. Since the ALUC does not have land use authority, the City
implements the compatibility plan through land use plans, development regulations, and zoning
ordinances.
When a compatibility plan is amended or updated, the City is required to submit the land use
plans, development regulations, and zoning ordinances that are within an airport influence area
to the ALUC for a consistency determination. At the same time when an action is proposed to
amend or update a land use plan (general plan, community plan, and specific plan), airport plan,
development regulation, and zoning ordinance within an airport influence area, the City is
required to submit these actions to the ALUC for a consistency determination prior to adoption
of the action.
The City can revise the proposed action to meet ALUC’s determination or the City Council may
overrule their determination by a two-thirds vote if it makes specific findings that the proposed
action is consistent with the purposes of protecting public heath, safety, and welfare, minimizing
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the public’s exposure to excessive noise, and minimizing safety hazards within areas surrounding
the airport.

Compatibility Factors
The compatibility factors (safety, airspace protection, noise, and overflights) vary by airport.
Though the intent to protect public health, safety and welfare is the same, land use policies are
specific to each airport and community plan. The following sections identify the planning
process and factors the City would consider when evaluating General Plan and community plan
policies and future land use designations to ensure consistency with a compatibility plan.
Safety
When designating future land uses, the City evaluates the consequences and severity of an
accident if one were to occur, the number of people in high accident risk areas, and the existing
densities and intensities. The City evaluates critical land uses and infrastructure in high accident
risk areas to limit future locations. Critical land uses include children’s schools, childcare
centers, hospitals, convalescent homes, places of worship, and other uses in which the mobility
of occupants is effectively limited. Critical infrastructure includes power plants, electrical
substations, public communications facilities, and other facilities in which the damage or
destruction of the facility would cause adverse effects to public health and welfare beyond the
vicinity of the facility.
Airspace Protection
Although the Federal Aviation Administration has no authority to regulate or control the use of
land around airports, it advises development project applicants, the Airport Authority, and the
City whether a proposed development would be an obstruction to air navigation; and, if so,
whether the obstruction would create a hazard. The particular hazards of concern are structures
that pose an airspace obstruction, land uses that create wildlife hazards, particularly related to
birds, and land use characteristics that create visual or electronic interference with air navigation.
For existing or future uses, airport operators can purchase or have avigation easements dedicated
from a property owner to prohibit the development of structures or growth of trees or prohibit
visual and electrical interference in the acquired airspace.
Noise
Refer to the Noise Element for an additional discussion regarding airport noise associated with
aircraft operations within the city and the Land Use - Noise Compatible Standards for
determining land use compatibility.
Overflights
Overflights of aircraft can be bothersome to people who are sensitive to the presences of aircraft
overhead. Depending on the location, dedication of avigation easements or recorded deed
notices can be required to assure that future property owners are aware of an aircraft operating
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overhead. The state also requires real estate disclosures for all property transactions within an
airport influence area.

Policies
LU-G.1.

Work with the ALUC to develop policies that are consistent with the state and
federal regulations and guidelines and that balance airport land use compatibility
goals with other citywide and regional goals.

LU-G.2.

Ensure that the General Plan, community plans, airport plans, development
regulations and zoning ordinances affected by an airport influence area are
consistent with the Airport Land Use Compatibility Plan or have the City Council
take steps to overrule the ALUC.

LU-G.3.

Evaluate general aviation airports expansions and future heliports on the basis of
aviation and land use need and the impacts on surrounding land uses.

LU-G.4.

Submit all airport/heliport master plans and development plans to the ALUC prior
to City Council adoption.

LU-G.5.

Coordinate with the Navy and Marine Corps to ensure that future land use and
General Plan or community plan amendments are consistent with the Installation
Compatible Use Zone study for military air installations.

LU-G.6.

Encourage civilian and military airport operators, to the extent practical, to:
• Ensure safe airport operations to minimize noise and safety concerns;
• Purchase land within the airport runway protection zone, given available
funding sources, to protect airport operations; and
• Obtain avigation easements or deed restrictions from property owners within the
airport influence area to prevent air navigation obstructions and increase
awareness of aircraft operating overhead.

H. Balanced Communities
Goal
• Ensure diverse and balanced neighborhoods and communities with housing available for
households of all income levels.

Discussion
On December 26, 1972, the City Council of the City of San Diego adopted Council Policy 60019 concerning the need to foster balanced community development in the city. Essentially, this
policy recognizes the importance of developing economically balanced communities so as to
avoid residential concentration of low-income families and assure an appropriate housing
balance throughout the city.
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On May 20, 2003, the City Council adopted an Inclusionary Housing Ordinance which requires
all new residential developments of two units or more to provide affordable housing and it also
allows for a variety of methods to ensure that the Inclusionary Housing requirements are met.
Currently, this ordinance is the most effective tool that the City has identified and put into effect
in order to promote balanced communities and ensure that new residential development in the
city contributes towards the provision of affordable housing units. The required affordable
housing units are either provided on the same site as the market-rate units, or in-lieu fees are paid
by the developer which are deposited into the Inclusionary Housing Trust Fund for priority use
in the same community planning area from which the funds were collected, thereby supporting
the City’s goal of economically balanced communities. The affordable housing units can also be
provided on a different site but within the same community planning area, which again supports
balanced communities. In order to build required affordable housing units outside of the subject
community planning area, further analysis must be conducted by the San Diego Housing
Commission.
The City of Villages strategy addresses the concept of jobs/housing balance with its goal to link
diverse villages to each other through the regional transit system. Through an interlinked
network of villages - jobs, housing, and specialized services could be made more accessible to
each other even if they are not located in the same community. It is anticipated that individual
villages located throughout the city will offer unique mixes of uses and services, as well as
opportunities for affordable housing and employment. Village sites are to contribute to citywide
needs and are to function as an integrated part of the community and city.

Policies
LU-H.1. Disperse affordable housing projects throughout the City in order to achieve a balance
of incomes in all neighborhoods and communities so that no single area experiences a
disproportionate concentration of housing units affordable to very low, low and
median income households.
LU-H.2. Provide linkages between employment type uses and housing via an integrated transit
system while improving access to village sites located throughout the city.

I.

Environmental Justice

Goals
• A just and equitable society.
• Equitable distribution of public facilities, infrastructure and services.
• Improved mobility options and accessibility in every community.
• Safe and healthy communities.

Discussion
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Environmental justice is defined in federal and State of California law as “the fair treatment of
people of all races, cultures and income levels with respect to the development, adoptions,
implementation and enforcement of environmental laws, regulations and policies.” Environmental
justice is achieved when everyone, regardless of race, culture, gender, disabilities, or income,
enjoys the same degree of protection from environmental and health hazards and equal access to
and meaningful participation in the decision-making process to have a healthy environment in
which to live, learn, and work. It is more than an important goal in land use and transportation
planning; it is a prerequisite in obtaining federal transportation funds and other grant monies.
Additionally, the State of California has an expectation that local governments will adopt
policies to ensure the provision of the equitable distribution of new public facilities and services,
and to expand opportunities for transit-oriented development, among other considerations. The
City of Villages strategy and emphasis on transit system improvements, transit-oriented
development, and the citywide prioritization and provision of public facilities in underserved
neighborhoods is consistent with environmental justice goals. The following policies are
designed to address environmental justice through broadening public input, determining the
benefits and burdens of transportation projects, and designing and locating public facilities that
are accessible to all.

Policies
LU-I.1.

Ensure environmental justice in the planning process through meaningful public
involvement.
a. Assure potentially affected community residents that they have opportunities to
participate in decisions that affect their environment and health and that the
concerns of all participants involved will be considered in the decision making
process.
b. Increase public outreach to all segments of the community so that it is holistic
and informative.
c. Consult with California Native American tribes to provide them with an
opportunity to participate in local land use decisions at an early planning stage,
for the purpose of protecting, or mitigating impacts to cultural places.

LU-I.2.

Balance individual needs and wants with the public good.

LU-I.3.

Implement development policies that equitably protect public health, safety and
welfare, and that incorporate the needs of those who are disenfranchised in the
process.

Public Facilities
LU-I.4.

Prioritize and allocate citywide resources to provide public facilities and services to
communities in need.

LU-I.5.

Guarantee meaningful participation for all community residents in the siting and
design of public facilities.
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LU-I.6.

Provide equal access to public facilities and infrastructure for all community residents.

Transportation
LU-I.7.

Treat all people fairly with respect to the development, adoption, implementation and
enforcement of transportation policies, plans, and projects.

LU-I.8.

Expand public outreach on transportation policy, projects, and operations in order to
get input from ethnic minorities, low income residents, persons with disabilities, the
elderly and other under-represented communities. Ensure that people who are directly
impacted by a proposed action are given opportunities to provide input.

LU-I.9.

Design transportation projects so that the resulting benefits and potential burdens are
equitable. Some of the benefits of transportation programs include improved
accessibility, faster trips, more mobility choices, and reduced congestion. Common
negative consequences include health impacts of air pollution, noise, crash-related
injuries and fatalities, dislocation of residents, and division of communities.

LU-I.10. Improve mobility options and accessibility for the non-driving elderly, disabled, low
income and other members of the population.
a. Work with San Diego Association of Governments (SANDAG) to implement
small neighborhood shuttles and local connectors in addition to other services.
b. Increase the supply of housing units that are in close physical proximity to transit
and to everyday goods and services, such as grocery stores, medical offices, post
offices, and drug stores.
LU-I.11. Implement the City of Villages concept for mixed-use, transit-oriented development as
a way to minimize the need to drive by increasing opportunities for individuals to live
near where they work, offering a convenient mix of local goods and services, and
providing access to high quality transit services.

Environmental Protection
LU-I.12. Ensure environmental protection that does not unfairly burden or omit any one
geographic or socioeconomic sector of the City.
LU-I.13. Eliminate disproportionate environmental burdens and pollution experienced by
historically disadvantaged communities.
LU-I.14. Create appropriate buffer zones to help alleviate or minimize potential hazards of
certain types of land uses.
LU-I.15. Plan for the equal distribution of potentially hazardous and/or undesirable, yet
necessary, land uses, public facilities and services, and businesses to avoid over
concentration in any one geographic area, community, or neighborhood.
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LU-I.16. Ensure the provision of noise abatement and control policies that do not
disenfranchise, or provide special treatment of, any particular group, location of
concern, or economic status.

J. Equitable Development
Goal
• Community and neighborhood specific strategies and implementation measures to achieve
equitable development.

Discussion
Implementation of the City of Villages strategy carries a risk of gentrification. The term
gentrification has various definitions. The definition used here is “the process by which higher
income households displace lower income residents of a neighborhood, changing the essential
2
character and flavor of that neighborhood.”
Gentrification is a process that is neither wholly good nor bad, and the negative aspects of
gentrification can be minimized if equitable development is achieved. Equitable development is
defined as “the creation and maintenance of economically and socially diverse communities that
are stable over the long term, through means that generate a minimum of transition costs that fall
3
unfairly on lower income residents.” If carefully framed, gentrification can help meet the goal
of equitable development by creating a greater income mix in a neighborhood and providing new
economic opportunities. By improving the housing stock and job market in older urban
neighborhoods, gentrification can also help fight urban sprawl by helping older neighborhoods
successfully compete with the suburbs for investment dollars. Both public and private sector
partners must act early in the revitalization process to promote equitable development and to ease
or eliminate the adverse consequences of gentrification.
The City of San Diego can take a leadership role in defining and implementing some of these
strategies. Others require action by the private sector, other government agencies and communitybased partners. In fact, many of the most successful programs have been initiated and
implemented by the residents of affected areas. Neighborhood-specific action plans should expand
upon and further define these general strategies based on the needs of individual neighborhoods,
available resources and willing partners. These action plans will be adopted as a part of village
master plans or other long-range plans as appropriate.
Balanced commercial development in the City of San Diego’s communities and quality of life
assets, such as recreational opportunities, mobility, unique neighborhoods and an active public
2

Maureen Kennedy and Paul Leonard, Dealing With Neighborhood Change: A Primer on Gentrification and Policy
Changes. (The Brookings Institution Center on Urban and Metropolitan Policy, April 2001) p.5.
3
Kennedy and Leonard, p.4.
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life are important components vital to the future of San Diego. As San Diego’s population grows
and developable land decreases, many communities have experienced changes in the mix of
commercial land uses because of rising rents. There are actions that can be taken to address the
shortages of more affordable commercial spaces available to new entrepreneurs and growing
businesses. In addition, there may be some communities that find traditional community-serving
businesses are being displaced and the establishment of new local businesses is difficult. The
community plan update process will provide an opportunity to identify what type of business
growth is desirable in each community through a process of public discussion. Although they
may share some features, commercial stabilization strategies are unique to each community.
These will be established as community specific policies in each community plan.
In some instances, public activities, such as redevelopment efforts or public facility expansion or
improvement can result in a physical displacement of a business. Often, business relocation is to
a site outside the city. Care should be taken to avoid unwarranted displacement.

Policies
Land Use and Community Planning and Community Development
LU-J.1.

Ensure development of balanced communities that take into account community wide
involvement and participation.
a. Develop village plans with the involvement of a broad range of neighborhood,
business, and planning groups.
b. Invest strategically in public infrastructure and offer development incentives that
are consistent with the neighborhood’s vision.
c. Build affordable housing to retain a diverse income mix in neighborhoods.
d. Reduce overall market-wide housing pressures by increasing the supply of
market-rate housing.
e. Recognize the important role that schools play in neighborhood life and look for
opportunities to form closer partnerships among local schools, residents,
neighborhood groups, and the City with the goal of improving public education.
f. Ensure that neighborhood development and redevelopment addresses the needs of
older people, particularly those disadvantaged by age, disability, or poverty.

Balanced Commercial Development
LU-J.2.

Minimize potential adverse effects of gentrification.
a. Maintain adequate investment in regional infrastructure over time to ensure its
longevity.
b. Support communities’ efforts to identify the desired business growth model for
their area and implement a strategy to achieve that goal.
c. Preserve and expand the existing business base with an emphasis on local
ownership of businesses and/or assets.
d. Ensure that new development serves the retail, employment and service needs of
local residents.
e. Encourage local employment within new developments and provide
entrepreneurial opportunities for local residents.
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f.

g.

Assist existing business owners in accessing programs that can provide financial
assistance and business consulting services. Such programs include Small
Business Administration loans, façade renovation and redevelopment assisted
forgivable loans.
Consider, in redevelopment and community plan update and amendment
processes, where businesses displaced by commercial gentrification can be
relocated.

K. Proposition 'A'
Goal
• Future growth and development that includes the public in the planning approval process.

Discussion
The Managed Growth Initiative
In 1985, the electorate adopted Proposition 'A,' an initiative amending the Progress Guide and
General Plan to require approval of a majority vote of the people for shifting of land from the
Future Urbanizing to the Planned Urbanizing Area phase of growth or development. The ballot
measure further provided that the “provision restricting development in the Future Urbanizing
Area shall not be amended except by majority vote of the people except for amendments which
are neutral or make the designation more restrictive in terms of permitting development.” As
required by the ballot measure, the full text is included herein:
Section 1. “No property shall be changed from the ‘future urbanizing’ land use designation in the
Progress Guide and General Plan to any other land use designation and the provisions
restricting development in the future urbanizing area shall not be amended except by
majority vote of the people voting on the change or amendment at a Citywide election
thereon.”
Section 2. Definitions. “For purposes of this initiative measure, the following words and phrases
shall have the following meanings:”
a. “Progress Guide and General Plan shall mean the Progress Guide and General
Plan of the City of San Diego, including text and maps, as the same existed on
August 1, 1984.”
b. “Change in Designation” or change from ‘Future Urbanizing’ shall mean the
removal of any area of land from the future urbanizing designation.
c. “Amendment” or “amended” as used in Section 1 shall mean any proposal to
amend the text or maps of the Progress Guide and General Plan affecting the
future urbanizing designation as the same existed in the Progress Guide and
General Plan on August 1, 1984 or the land subject to said designation on August
1, 1984, except amendments which are neutral or make the designation more
restrictive in terms of permitting development.”
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Section 3. Implementation. “The City Council, City Planning Commission, and City staff are
hereby directed to take any and all actions necessary under this initiative measure,
including but not limited to adoption and implementation on any amendments to the
General Plan and zoning ordinance or citywide, reasonably necessary to carry out the
intent and purpose of this initiative measure. Said actions shall be carried forthwith.”
Section 4. Guidelines. “The City Council may adopt reasonable guidelines to implement this
initiative measure following notice and public hearing, provided that any such
guidelines shall be consistent with the intent and purpose of this measure.”
Section 5. Exemptions for Certain Projects. “This measure shall not prevent completion of any
project as to which a building permit has been issued pursuant to Section 91.04.03(a)
of the San Diego Municipal Code prior to the effective date of this measure; provided,
however, that the project shall cease to be exempt from the provisions of Section
91.02.0303(d) of the San Diego Municipal Code or if the said permit is suspended or
revoked pursuant to Section 91.02.0303(e) of the San Diego Municipal Code.”
Section 6. Amendment of Repeal. “This measure may be amended or repealed only by a majority
of the voters voting at an election thereon.”
Section 7. Severability. “If any section, subsection, sentence, phrase, clause, or portion of this
initiative is for any reason held to be invalid or unconstitutional by any Court of
competent jurisdiction, such decision shall not affect the validity of the remaining
portions of this initiative and each section, subsection, sentence, clause, phrase, part or
portion thereof would have been adopted or passed irrespective of the fact that any one
or more sections, subsections, sentences, clauses, phrases, parts of portions be declared
invalid or unconstitutional.”

Proposition 'A' Lands
By 2005, phase shifts, per Proposition 'A' and the Guidelines for Future Development, have
occurred for the land determined to be appropriate for more urban levels of development within
the planning horizon of this General Plan. The City also completed planning efforts to address
land use in the remainder of the Future Urbanizing Area subject to its jurisdiction. The City
Council adopted a comprehensive update to the San Pasqual Valley Plan that requires the
preservation of the San Pasqual Valley for agricultural use, open space, and Multiple Habitat
Preservation Area (MHPA - see Conservation Element for more detail). Additionally, the City
adopted a specific plan for the Del Mar Mesa that severely limits residential development to rural
densities and sets aside over half of the plan area as MHPA. Furthermore, federal, state, county
and other jurisdictions have participated with the City in planning for open space and habitat
preservation in the San Dieguito and Tijuana River Valleys.
Proposition 'A' lands also include military and other lands not subject to the City’s jurisdiction.
In the past, the City Council has chosen to follow the development intensity restrictions and the
requirement for a vote of the people to approve an amendment to shift the area from Future to
Planned Urbanizing Area as specified in Proposition 'A,' upon receipt of jurisdiction over former
military installations.
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Tiers
As described, the phased development areas system has, for the most part, expired. The City has
grown into a jurisdiction with primarily two tiers, see Figure LU-3 Proposition 'A' Lands Map:
• Proposition 'A' Lands – (as previously defined) characterized by very low-density, residential,
open space, natural resource-based park, and agricultural uses; and
• Urbanized Lands – characterized by older, recently developed, and developing communities
at urban and suburban levels of density and intensity.
As of 2005, communities formerly known as planned urbanizing were largely completed
according to the adopted community plan, and of that group, the oldest were beginning to
experience limited redevelopment on smaller sites.
One of the primary purposes behind the adoption of the phased development areas system was to
ensure the timely provision of public facilities as growth occurred. In the Planned Urbanizing
Area, the City developed the Facilities Benefit Assessment (FBA) and other financing programs
to accomplish this requirement. Funds collected through these particular mechanisms, however,
can only be used for capital expenditures. Once a public facility is constructed, the City must
turn to other funding sources for operation and maintenance, primarily the general fund and
maintenance assessment districts. The public facility phasing and sequencing components of the
tier system, therefore, will no longer be relevant when the City reaches build-out according to
community plans.
Phasing growth in established, urbanized neighborhoods is problematic, especially when
communities are already deficient in public facilities and services. Strict adherence to a phasing
program with unit caps and facility thresholds could result in precluding growth, even if
consistent with the community plan and desired by the community for the purposes of
revitalization and meeting other community goals.

Policies
LU-K.1. Identify non-phase shifted lands as Proposition 'A' lands and no longer refer to them as
Future Urbanizing area.
LU-K.2. Follow a public planning and voter approval process consistent with the provisions of
this Land Use Element of the General Plan for reuse planning of additional military
lands and other areas if and when they become subject to the City’s jurisdiction.

L. Annexations
Goals
• Identification of prospective annexation areas to limit urban sprawl, avoid duplication of
urban services in an efficient manner, and preserve open space.
• Annexation of county islands within the City of San Diego boundaries.
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Discussion
Prospective annexation areas include two County islands of unincorporated land within the city,
and unincorporated areas that share common geographic features and are bordered by the same
natural boundaries as the contiguous city area. Land located within these prospective areas can
be reviewed for the possibility of annexation upon the initiative of either the landowner or the
City.

Policies
LU-L.1. Identify prospective annexation areas for long-range planning purposes that will avoid
duplication of services with special districts; promote orderly growth and development
and preserve open space, as necessary, on its periphery; and promote a more costefficient delivery of urban services to both existing areas that already have urban
services and future development areas that require urban service extensions from
contiguous city areas.
LU-L.2. Evaluate whether or not to submit an annexation application to LAFCO.
a. Analyze the present and planned land uses for the proposed annexation.
b. Assess the present and future need for urban services and facilities.
c. Review the fiscal impact of the proposed annexation to the city.
d. Identify whether the proposal represents an orderly and logical extension of city
boundaries.
e. Assess the ability of the City to provide urban level services.
f.
Determine whether the proposal would induce residential growth.
g. Determine whether the proposal would provide provisions for affordable
housing.
h. Determine whether the proposal would provide provisions for open space.
i.
Evaluate the effect of the annexation to any relevant social or economic aspects
of interest.
j.
Verify and determine the level of support on the part of affected property owners
and area residents.
LU-L.3. Include areas, upon their annexation, in the appropriate community planning area and
ensure that future development implements the policies and recommendations of the
General Plan and applicable community plan.
LU-L.4. Pursue annexation of the county islands listed below based upon a review of the
preceding factors, and the fact that the City of San Diego has provided efficient
delivery of urban services, roadways and other major public facilities to these areas for
many years: the Davis Ranch, an approximately 77-acre property, designated for
industrial use, located adjacent to Interstate 15 within the Scripps Miramar Ranch
Community Planning Area; the Mount Hope Cemetery, an approximately 100-acre
property, designated as a public cemetery, located within the Southeastern San Diego
Community Planning Area.
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ATTACHMENT 2

Urban Design Element
Purpose and Intent
To guide physical development towards a desired image in a way that is consistent with
the social, economic and aesthetic values of the City.
Plan Issues
•

A compact, efficient, and environmentally sensitive pattern of development

•

Contribute to the qualities that distinguish San Diego as a unique living
environment.

•

Address urban form and design through policies aimed at respecting our natural
environment, preserving open space systems and targeting new growth into
compact villages.

•

Build upon our existing communities

Introduction
Urban design is the visual and sensory relationship between people and the built
environment. The built environment includes not only buildings and streets, but also the
natural environment such as the shorelines, canyons, mesas, and parks as they shape and
are incorporated into the urban framework.
In many cases urban design features are what people identify when asked "What makes
this City unique?" The character of San Diego may be perceived differently by each
citizen or visitor, although there are several basic design elements that are commonly
recognized. San Diego’s distinctive character results from an unparalleled natural
setting, consisting of beaches, canyons and mesas which allowed the evolution of unique
communities. San Diego has distinctive residential and commercial neighborhoods, as
well as historic districts. Urban design describes the physical features which define the
character or image of a street, neighborhood, community, or the City as a whole. Urban
Design is a process to foster quality in the built and natural environment as the City of
San Diego changes.
The Urban Design Element addresses urban form and design through policies aimed at
respecting our natural environment, preserving open space systems and targeting new
growth into compact villages. It is intended that the Urban Design policies may be
further supplemented with site-specific community plan recommendations. The Urban
Urban Design Element
February 2006 Working Draft

-1-

Design Element is also a means to link other elements of the General Plan. The Urban
Design policies can help to support and implement land use and transportation decisions,
encourage economic revitalization and improve the quality of life in San Diego.
Ultimately, the General Plan’s Urban Design Element will influence the implementation
of all elements of the General Plan and community plans as it establishes goals and
policies for the pattern and scale of development and the character of the built
environment.

A. General Urban Design
Goals
• A built environment that respects San Diego’s natural environment
• Improved quality of life through safe and secure neighborhoods and public places
• Pattern and scale of development as a means of providing visual diversity, choice
of lifestyle and social interaction
• Districts, communities, and neighborhoods as distinguishable subareas within the
City
• Activity centers as places where people gather and interact
• Historic resources as important landmarks that maintain the City’s historic
identity
• Landscape as an important aesthetic and unifying element
Discussion
The City’s urban form is loosely based upon a naturally connected system of open space,
characterized by valleys, waterways, canyons and mesas. As San Diego grows, its urban
form must increasingly respect the existing natural form. The Strategic Framework
Element and the City of Villages strategy provides guidance on determining where and
how new growth should occur. The strategy seeks to target growth in village areas at
core locations within communities adjacent to community facilities and supportive uses.
There are several urban design issues relating to the existing City form and the compact
and environmentally sensitive pattern of development envisioned in the City of Villages
strategy. These issues provide a framework for the goals of the Urban Design Element.
The policies that implement these goals are intended to contribute to the qualities that
distinguish San Diego as a unique living environment and highlight the value of our open
space resources as part of the overall built environment. Another key element of the
policies contained in this Element is the importance of building upon our existing
communities. This includes implementation of the City of Villages growth strategy that
seeks to direct growth into areas where a high level of activity already exists and thereby
preserving single-family neighborhoods.
Crime Prevention Through Environmental Design (CPTED)
The design of the built environment can play a significant role in reducing crime and the
perception of risk to one’s safety. A key method for reducing the incidence of crime and
fear of undue risk is through implementation of Crime Prevention Through
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Environmental Design (CPTED) measures. CPTED provides recommendations on
designing safer environments using four fundamental principles:
•

Surveillance - Surveillance involves the design, location and use of physical features,
sensors, activities, and people to enhance visibility. Surveillance creates a risk of
detection for intruders and offenders, and a perception of safety for legitimate users.
The term “natural surveillance” refers to the ability to view and monitor a place
through the normal course of one’s daily activities.

•

Access Control - Access Control employs people, devices, and natural measures to
create a perception of risk to offenders and deny them access to targets. It also guides
legitimate users safely through the environment.

•

Territoriality - Territoriality uses physical features and activities to express
ownership, pride, and control of the environment. By delineating public, semipublic/private, and private spaces, residents feel empowered to take control of their
environment.

•

Maintenance - Maintenance allows the continued use of areas for their intended
purposes and maintains the effectiveness of measures employed for surveillance,
access control and territoriality.

Many of the CPTED concepts are complementary to the City of Villages approach, since
strategies to increase opportunities for surveillance are similar to those used to
accomplish greater walkability. Mixed-use residential and commercial developments
advocated by the City of Villages strategy also make neighborhoods safer by having
legitimate activities taking place at night as well as during the day. The primary CPTED
concepts are located in policy UD-A.16, however, specific recommendations have been
incorporated into associated urban design policies throughout the Element.
The following policies apply citywide to all Commercial, Industrial, Institutional and
Residential and Mixed Use development. They are intended to influence project design,
and be used in the development review process. Overall, the policies call for the City’s
urban form to be defined and shaped by the natural environment, to improve upon what is
best about San Diego’s neighborhoods, and to foster the creation of convenient, and
where appropriate, well-designed village centers where commercial and residential
development is concentrated. Through the urban design principles established in this
Element, we could expect to achieve a coherence and identity for our City as a whole
within its physical, social and cultural diversity. Urban design applies at multiple levels
from Citywide to community to neighborhood and down to individual projects. As we
look to accommodate increases in density and intensity, urban form and how it functions
become increasingly important.

Policies
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Natural Features
UD-A.1: Preserve and protect natural landforms and features.
a. Protect the integrity of community plan designated open spaces.
b. Continue to implement the Multiple Species Conservation Program
(MSCP) to conserve San Diego’s natural environment and create a linked
open space system.
Open Space Linkages
UD-A.2: Use of open space and landscape to define and link communities.
a. Preserve and enhance naturally occurring features such as coastlines,
rivers, creeks, canyons and ridge lines.
b. Link villages, public attractions, canyons, open space, and other
destinations together by connecting them with trail systems, bike ways,
landscaped boulevards, formalized parks, or natural open space, as
appropriate.
c. Preserve and encourage preservation of physical connectivity and access
to open space.
d. Recognize that open spaces sometimes prevent the continuation of
transportation corridors and inhibit mobility between communities.
Where conflicts exist between mobility and open space goals, site-specific
solutions may be addressed in community plans.
Buildings Adjacent to Natural Features
UD-A.3: Design development adjacent to natural features in a sensitive manner to
highlight and complement the natural environment in areas designated for
development.
a. Encourage development adjacent to public spaces and open space to locate
their entrances and windows to overlook the natural features.
b. Preserve views and view corridors along and/or into waterfront areas from
the public right-of-way by decreasing the heights of buildings as they
approach the shoreline.
c. Minimize grading to maintain the natural topography, while contouring
any landform alterations to blend into the natural terrain.
d. Integrate development with the natural environment.
e. Design and site buildings to permit visual and physical access to the
natural features from the public right-of-way.
f. Protect views from public roadways and parklands to natural canyons,
resource areas, and scenic vistas.
g. Provide public pedestrian, bicycle, and equestrian access paths to scenic
view points, parklands, and where consistent with resource protection, in
natural resource open space areas.

Architecture
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UD-A.4: Design buildings that contribute to a positive neighborhood character and relate
to neighborhood and community context.
a. Relate architecture to San Diego’s climate, and topography (see also the
Conservation Element for sustainable building policies).
b. Promote harmony in the visual relationships and transitions between new
and existing buildings via designs that are sensitive to the scale, form,
rhythm, proportions, and materials in the existing neighborhood.
c. Design buildings to complement existing development patterns.
d. Relate the ground floor of buildings located in urban and village areas to
the street in a manner that adds to the pedestrian experience while
providing an appropriate level of privacy and security.
e. Encourage the use of materials and finishes that reinforce a sense of quality
and permanence.
f. Provide building walls bordering the pedestrian network with some form of
architectural variation to add interest to the streetscape and enhance the
pedestrian experience.
f. Design rear elevations of buildings to be as well-detailed and visually
interesting as the front elevation, if they will be visible from a public
street.
h. Provide architectural features that establish and define a building’s
character and enhance the neighborhood character.
i. Acknowledge the positive aspects of nearby existing buildings by
incorporating compatible features in new developments.
j. Use architectural styles that complement and augment surrounding
development.
k. Design or redesign the primary entrances of buildings in urban and village
areas to open onto the public street.
l. Maximize natural ventilation, sunlight, and views.
m. Provide convenient, safe, well-marked, and attractive pedestrian
connections from the public street to building entrances.
n. Add new building types to established areas with care and respect for the
context that past generations of builders have provided.
UD-A.5: Create street frontages with architectural and landscape interest to provide
visual appeal to the streetscape and enhance the pedestrian experience.
a. Locate buildings on the site so that they reinforce street frontages.
b. Provide as many ground level entries as possible.
c. Relate buildings to existing and planned adjacent uses.
d. Ensure that building entries are prominent and visible.
e. Maintain existing setback patterns, except where community plans call for
redevelopment to change the existing pattern.
Historic Preservation
UD-A.6: Respect the context of historic streets, landmarks, and areas that give a
community a sense of place or history.
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a. Create guidelines in community plans for new development that
compliments a neighborhood's historic character where appropriate. (see also
the Historic Resources Element – Section XY).
Landscape
UD-A.7: Use street trees and other landscape to enhance structures, create and define
public and private spaces, and provide shade, beauty, and environmental benefits.
a. Use landscape to provide unique identities within neighborhoods, villages
and other developed areas.
b. Use landscape to complement the existing character of the neighborhood.
(See also the Conservation Element Policy CE-I.9. on urban/community
forests and street tree master plans.)
c. Design landscape bordering the pedestrian network with new elements, such
as a new plant form or material, at appropriate intervals. This is not
intended to discourage a uniform street tree or landscape theme, but to add
interest to the streetscape and enhance the pedestrian experience.
d. Establish or maintain tree-lined residential and commercial streets.
Neighborhoods and commercial corridors in the City that contain treelined streets present a streetscape that creates a distinctive character.
1. Identify and plant trees that complement and expand on the
surrounding street tree fabric.
2. Unify communities by using street trees to link residential areas.
3. Locate street trees in a manner that does not obstruct ground
illumination from streetlights.
e. Shade paved areas, especially parking lots.
f. Demarcate public, semi-public/private, and private spaces clearly through
the use of landscape, walls, fences, gates, pavement treatment, signs, and
other methods to denote boundaries and/or buffers.
g. Use landscaped walkways to direct people to proper entrances and away
from private areas.
h. Consider landscaped areas as amenities by providing seating in landscaped
areas.
i. Reduce barriers to views or light by selecting appropriate tree types,
pruning thick hedges, and large overhanging tree canopies.
j. Encourage water conservation through the use of drought-tolerant
landscape.
k. Use landscape to support storm water management goals for filtration,
percolation and erosion control.
Transit Integration
UD-A.8: Incorporate existing and proposed transit stops or stations into project design.
a. Provide attractively designed transit stops and stations that are adjacent to
active uses and recognizable by the public.
b. Design safe, attractive, accessible, lighted, and convenient pedestrian
connections from transit stops and stations to building entrances.
c. Provide necessary rights-of-way for transit, transit stops or stations.
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d. Generally, locate buildings along transit corridors within 25 feet from the
front curb edge.
Streets
UD-A.9: Design or retrofit streets to improve walkability, strengthen connectivity, and
enhance community identity.
a. Design streets to support multiple users of the public right-of-way,
including motor vehicles, pedestrians, bicyclists, trash collection and
emergency vehicles.
b. Coordinate planning and design for landscape, lighting, signs, trash
receptacles, transit stops, public art, and other amenities.
c. Provide street trees of appropriate height and scale based on the function of
the street and surrounding uses.
d. Use pedestrian-scale lighting along the street to promote safety and to
encourage evening socialization. Street light fixtures unique to a
neighborhood are also a way to create a sense of place within a
neighborhood and establish or maintain community identity.
e. Develop and enhance a public signs system to define public places,
recreation spots, and principal attractions.
f. Enhance the urban forest street tree installation and maintenance
programs. As new and replacement street trees are planted, attention is
needed in the selection of appropriate species and locations to reinforce
the character of each neighborhood or corridor. A Street Tree Plan has
been identified in the Conservation Element. (see Conservation Element
Section H - Sustainable Development and Urban Forestry).
g. Remove barriers to pedestrian and bicycle circulation in order to enable
patrons to walk or bike to neighboring businesses.
h. Provide “street furniture” such as benches, drinking fountains, trash
receptacles, newspaper kiosks and public restrooms to offer pedestrian
convenience and comfort.
i. Consider street light fixtures that are unique to a community or
neighborhood to foster a sense of place and enhance community identity.
Structured Parking
UD-A.10: Encourage the use of underground or above ground parking structures, rather
than surface parking lots, to reduce land area devoted to parking.
a. Design safe, functional, and aesthetically pleasing parking structures.
b. Design structures to be of a height and mass that are compatible with the
surrounding area.
c. Use attractive building materials, detailing and landscape to complement
the surrounding neighborhood.
d. Provide well-defined pedestrian entrances.
e. Use appropriate screening mechanisms to screen views of parked vehicles
from pedestrian areas.
f. Pursue development of parking structures that are wrapped on their
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exterior with other uses to conceal the parking structure and create an
active streetscape.
g. Encourage the use of attendants, gates, natural lighting, or surveillance
equipment in parking structures to enhance safety and security and prevent
break-ins and vehicle thefts.
Surface Parking
UD-A.11: Reduce the amount and visual impact of surface parking lots.
a. Encourage placement of parking along the rear and sides of street-oriented
buildings.
b. Avoid blank walls facing onto parking lots by promoting treatments that
use colors, materials, landscape, selective openings or other means of
creating interest. For example, the building should protrude, recess, or
change in color, height or texture.
c. Design clear and attractive pedestrian paseos/pathways and signs that link
parking and shopping areas.
d. Locate pedestrian pathways in areas where vehicular access is limited.
e. Avoid large areas of uninterrupted parking.
f. Build multiple small parking lots in lieu of one large lot.
g. Retrofit existing expansive parking lots with street trees, landscape,
pedestrian paths, and new building placement.
h. Use trees and other landscape to provide shade, screening, and filtering of
storm water runoff in parking lots.
Lighting
UD-A.12: Provide lighting from a variety of sources at appropriate intensities and
qualities for safety.
a. Provide pedestrian-scaled lighting for pedestrian circulation and visibility.
b. Use effective lighting for vehicular traffic while not overwhelming the
quality of pedestrian lighting.
c. Use lighting to convey a sense of safety while minimizing glare and
contrast.
d. Use vandal resistant light fixtures that complement the neighborhood and
character.
Signs
UD-A.13: Provide comprehensive project sign plans.
a. Design signs as a means to communicate a unified theme and identity for
the project.
b. Include pedestrian-oriented signs to acquaint users to various aspects of a
development.
c. Place signs to direct vehicular and pedestrian circulation.
d. Design signs to complement the development and community.
e. Post signs to provide directions and rules of conduct where unacceptable
behaviors occur.
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Wireless Facilities
UD-A.14: Minimize the visual impact of wireless facilities.
a. Conceal wireless facilities in existing structures when possible, otherwise
use camouflage and screening techniques to hide or blend them into the
surrounding area.
b. Design facilities to be aesthetically pleasing and respectful of the
neighborhood context.
c. Conceal mechanical equipment and devices associated with wireless
facilities in underground vaults where possible.
Utility Undergrounding
UD-A.15: Convert to underground, those overhead utility wires and poles, and
associated overhead structures for supplying electric, communication, community
antenna television, or similar service.
Safety and Security
UD-A.16: Incorporate CPTED concepts, as necessary, to reduce incidences of fear and
crime.
a. Design projects to encourage natural surveillance as a means to deter
crime through the location of physical features, activities and people to
maximize visibility.
b. Employ people, electrical or mechanical devices, and natural measures to
create a perception of risk to offenders and deny them access to targets,
while allowing legitimate users to freely and safely use the site.
c. Define clear boundaries between public, semi-public/private, and private
spaces.
d. Promote regulations, programs, and practices that result in the proper
maintenance of the measures employed for CPTED surveillance, access
control, and territoriality.

B. Distinctive Neighborhoods and Residential Design
Goals
• A city of distinctive neighborhoods
• Development that protects and improves upon what is best about San Diego’s
neighborhoods
• Residential design that contributes to neighborhood preservation and vitality
• Provision of innovative designs for a variety of housing types to meet the needs of
the population
• Infill housing, roadways and new construction that is sensitive to the character
and quality of existing neighborhoods
Discussion
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In conjunction with the General Urban Design Goals identified in the previous section,
the following policies are intended to provide further guidance for maintaining our
distinctive neighborhoods and achieving high quality residential design. The design and
quality of infill housing is critical to ensuring that new housing fits into our existing
neighborhoods. Preserving neighborhood character does not mean that things must be
kept exactly the same. Sometimes change is welcome, as private and public investment
can contribute to the beauty, vitality, and functionality of a neighborhood. However, new
development - whether it is in the form of infill, redevelopment, or first-time
development - should contribute to the preservation of neighborhood character and
creation of a sense of place.
San Diego’s distinctive neighborhoods are a great asset to the city. Some neighborhoods
date back to the early days of San Diego’s history and a few are still building out, but
each has elements that set it apart from the others and establish its identity. Many of San
Diego’s neighborhoods are the product of small incremental parcelizations and
development over a long period of time. Each individual subdivision links to another,
while offering small variations on the layout and character of the area. Neighborhood
character is defined in part by certain physical qualities that repeat throughout
neighborhoods, such as landscape and massing of buildings, colors, and materials. The
character of a neighborhood or community is also defined by factors including
topography and natural features, street layout and streetscape, and landmarks and civic
land uses.
Residential housing types include conventional single-family homes, small lot singlefamily homes, townhouses, duplex, and triplex dwellings, and a wide variety of
apartment and condominium units. While densities, unit mix, and design parameters will
vary based on individual community plan recommendations, there are overall policies
that are applicable citywide.
The residential design policies are intended to foster the development of high quality
housing that becomes an integrated part of the larger neighborhood and community. The
distinctive neighborhoods policies strive to preserve the desirable distinctive qualities of
existing neighborhoods while encouraging a coherent image of the city as a whole. It is
intended that these general policies be supplemented with site-specific guidance in
community plans.
Policies
Residential Design
UD-B.1: Recognize that the quality of a neighborhood is linked to the overall quality of
the built environment. Projects should not be viewed singularly, but viewed as part of the
larger neighborhood or community plan area in which they are located for design
continuity and compatibility.
a. Integrate new construction with the surrounding architectural styles,
materials, scale and pattern of development in neighborhoods.
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b. Design new construction to respect the pedestrian orientation of
neighborhoods.
c. Provide innovative designs for a variety of housing types to meet the needs
of the population should be encouraged.
Subdivisions
UD-B.2: Design subdivisions to respect the existing lot pattern established within
neighborhoods to maintain community character.
a. Create lot divisions that follow the existing pattern of development for
neighborhood continuity and compatibility.
b. Design lot divisions to have a portion of each created lot in areas of less
that 25 percent gradient.
Residential Street Frontages
UD-B.3: Create street frontages with architectural and landscape interest for both
pedestrians and neighboring residents.
a. Locate buildings on the site so that they reinforce street frontages.
b. Provide as many ground level entries as possible.
c. Relate buildings to existing and planned adjacent uses.
d. Ensure that building entries are prominent and visible.
e. Maintain existing setback patterns, except where community plans call for
redevelopment to change the existing pattern.
f. Locate features such as porches, stoops, balconies, and windows facing
the street.
g. Encourage side- and rear-loaded garages; where not possible, reduce the
prominence of the garage through architectural features and varying
planes.
Neighborhood Streets
UD-B.4: Design or retrofit streets to improve walkability, strengthen connectivity, and
enhance community identity.
a. Design or retrofit street systems to achieve high levels of connectivity
within the neighborhood street network that link individual
subdivisions/projects to each other and the community.
b. Avoid closed loop subdivisions and extensive cul-de-sac systems, except
where the street layout is dictated by the topography or the need to avoid
sensitive environmental resources.
c. Design open ended cul-de-sacs to accommodate visibility and pedestrian
connectivity, when development of cul-de-sacs is necessary.
d. Emphasize the provision of high quality pedestrian and bikeway
connections to transit stops/stations, village centers, and local schools.
e. Design new streets and consider traffic calming where necessary, to
reduce neighborhood speeding problems. (see also Mobility Element –
Section XY)
f. Enhance community gateways to demonstrate neighborhood pride and
delineate boundaries.
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g. Clarify neighborhood roadway intersections through the use of special
paving and landscape.
h. Develop a hierarchy of walkways that delineate village pathways and link
to regional trails.
UD-B.5:

Work with community groups and property owners to ensure adequate street
maintenance, public landscape maintenance, law enforcement, code
enforcement, and litter and graffiti control to maintain safe and attractive
neighborhoods.

Open Space and Recreation
UD-B.6: Provide useable open space which can be used for play, recreation, and social
or cultural activities in multifamily as well as single-family projects.
a. Design recreational facilities, common facilities, and open space to be
attractive and easily accessed by everyone in the development it serves.
b. Design outdoor space as “outdoor rooms” and avoid undifferentiated,
empty spaces.
c. Locate open spaces and open space trails where appropriate so that they
may be viewed from individual units.
d. Locate small parks and play areas centrally, and to allow for adult
supervision from dwelling units.
e. Maximize the provision of private outdoor space for individual units.

C. Commercial Centers and Mixed Use Design
Goals
• Commercial shopping areas that serve as walkable village centers and activity
centers
Discussion
The City of Villages strategy calls for the development of transit-oriented mixed-use
villages with significant public spaces. Villages are to be compact and walkable, and
serve as focal points for public gathering as a result of their outstanding public spaces
(plazas, public art spaces, streetscape, transit centers, urban trail heads, parks, and pocket
parks), publicly-oriented buildings (including civic buildings and monuments, public
facilities and services, and social services), retail establishments, and compact residences.
In conjunction with the General Urban Design policies identified above, the following are
additional policies for neighborhood commercial districts and mixed use design.
Village development will occur, in part, through the development and redevelopment of
shopping centers. The following policies address key, overall urban design principles for
village development, and allow for community plans to provide more specific guidance
tailored to each location. Appropriate design will help make these villages true centers of
neighborhood activity, rather than just renovated shopping centers. Commercial centers
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outside of villages, as well as employment centers, and other types of activity centers
should also be designed in accordance with many of the same design policies that apply
to village areas.
Policies
Project Street Layout and Design
UD-C.1: Design project circulation systems for better walkability.
a. Extend existing street grid patterns into development within existing finegrained neighborhoods.
b. Design a grid or modified-grid internal project street system, with
sidewalks and curbs, as the organizing framework for development in
village centers.
c. Diagonal or “on-street” parallel parking may be appropriate along
driveways in order to contribute to a “main street” appearance.
d. Provide pedestrian shortcuts through the developments to connect
destinations where the existing street system has long blocks or circuitous
street patterns.
e. Use pedestrian amenities, such as curb extensions and textured paving,
should be used to delineate key pedestrian crossings.
f. Provide pedestrian facilities and amenities including wider sidewalks,
unifying street trees, pedestrian-scaled lighting and signs, landscape, and
street furniture on public and private streets within or bordering the
project. “Street furniture” (i.e. benches, drinking fountains, trash
receptacles, newspaper vending, etc.) which could be placed along
pedestrian routes offers pedestrian convenience and comfort while
contributing to the appearance of a public sidewalk.
g. Design new connections, and remove any barriers to pedestrian and
bicycle circulation in order to enable patrons to walk or bike, rather than
drive, to neighboring destinations.
h. Layout streets to provide vistas into public viewsheds.
Superblocks
UD-C.2: Retrofit existing large scale development patterns, such as “superblocks” or
“campus-style” developments, to provide more and improved linkages among uses in the
superblock, neighboring developments, and the public street system.
a. Coordinate the redesign of roads, sidewalks, and open spaces of adjacent
developments.
b. Strategically place pedestrian-oriented infill structures to introduce street
level vitality.
c. Implement exterior improvements such as public art, pedestrian-scale
windows and entrances, signs, and street furniture.
Pedestrian-Oriented Design
UD-C.3: Create pedestrian-friendly shopping areas.

Urban Design Element
February 2006 Working Draft

- 13 -

a. Design or redesign buildings to include architecturally interesting
elements, pedestrian-friendly entrances, outdoor dining areas, plazas,
transparent windows, public art, or other elements that emphasize humanscaled design features at the ground floor level.
b. Orient buildings in village centers to commercial local streets, or to
internal project drives that are designed to function like a public street, in
order to create a main street-type experience, including provision of onstreet parking.
c. Break up the exterior facades of large retail establishment structures into
distinct building masses distinguished by offsetting planes, rooflines and
overhangs or other means.
d. Consider the use of small buildings in key locations to scale down large
retail establishment sites, with separate individual main entrances directly
leading to the outside.
e. Provide direct pedestrian connections from sidewalks to building
entrances.
f. Create a new zoning category for mixed-use development. Standards of
the zone should allow for the particular design issues related to mixed use
projects, such as parking, noise attenuation and security measures. In
addition, development regulations should address bulk, mass, articulation,
height, and transition issues such as the interface with surrounding or
adjacent development and uses.
Mixed Use
UD-C.4: In village centers and transit corridors identified in community plans, provide a
mix of uses that create vibrant, active places.
a. Uses may be mixed vertically (stacked) or horizontally (separate
buildings).
b. Encourage placement of active uses, such as retailers, restaurants, fitness
centers, and various services, on the ground floor of buildings in areas
where the greatest levels of pedestrian activity are sought.
c. Use architectural design to differentiate residential use from commercial
use.
d. Share and manage commercial, institutional, and public parking facilities
where possible and manage parking for greater efficiency (link to Mobility
Element).
e. Provide residents distinct and secure parking areas.
f. Encourage distinctive architectural design of commercial and mixed use
buildings to promote a sense of identity to village centers.
g. Share and manage commercial, residential and public parking facilities
where possible to manage parking for greater efficiency (link to Mobility
Element).
h. Highlight areas where mixed-use projects could be located. Particular
attention should be paid to transition areas, and areas where small-scale
commercial uses can fit into a residential neighborhood context.
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Village Center Public Space
UD-C.5: Provide public spaces such as plazas, greens, gardens, pocket parks,
amphitheaters, community meeting rooms, or libraries in mixed-use/commercial village
projects. See also Public Places and Civic Architecture section of this Element.
a. Provide approximately 10 percent of a project’s net site area as public
space, with adjustments for smaller (less than 10 acres) or constrained
sites.
b. Allow reasonable use of public spaces in accordance with this policy by
all members of the public, regardless of patronage.
c. Provide required public space in the earliest possible phase of
development, as determined by the public’s ability to use and access the
space.

D. Commercial Corridors
Goals
• Vibrant, mixed-use main streets that serve as neighborhood destinations,
community resources, and conduits to the regional transit system
• Attractive, prosperous, commercial corridors which link communities and provide
goods and services
Discussion
Commercial corridors link neighborhoods together and may cross community boundaries.
These shopping areas provide convenient local shopping destinations and space for small
businesses to take root. Some commercial corridors were designed with a pedestrianfriendly “main street” appearance and others have a more auto-dominated “strip
commercial” design. Auto-dominated design is typified by parking located between the
front of the building and the street, auto-oriented signs, and minimal landscape.
The City of Villages Transit/Land Use Connections Map (see fold-out) identifies major
transit lines that are along various commercial corridors. The policies in this section
offer guidance on how to preserve and enhance these corridors to achieve the City of
Villages goals to create walkable communities and support transit. The design policies
also apply to commercial corridors not identified as transit corridors, with the goal of
redesigning these commercial corridors so they enhance the community and are attractive
to pedestrians, transit riders, and bicyclists, in addition to drivers.
Policies
Streetscape
UD-D.1: Enhance the public streetscape for greater walkability and neighborhood
aesthetics (see also the Citywide Streets and Public Art sections of this Element).
a. Preserve and enhance existing main streets.
b. Establish build-to-lines, or maximum permitted setbacks on designated
streets.
Urban Design Element
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c. Design or redesign buildings to include architecturally interesting
elements, pedestrian-friendly entrances, outdoor dining areas, transparent
windows, or other means that emphasize human-scaled design features at
the ground floor level.
d. Utilize building proportion and innovative architecture and design to
create a sense of rhythm on long commercial corridors.
e. Implement pedestrian facilities and amenities in the public right-of-way
including wider sidewalks, street trees, pedestrian-scaled lighting and
signs, landscape, and street furniture.
Mixed Use
UD-D.2. Provide a mix of uses to help create vibrant, active places in accordance with
UD-C.4.

E. Office and Industrial Development
Goals
• Improvement in the pedestrian and transit orientation of office and industrial
development.
• Improvement in the visual quality of office and industrial development.
Policies
UD-E.1: Provide expanded opportunities for local access and address the circulation
needs of pedestrians within and among office and industrial developments.
a. Design safe pedestrian routes between developments, preferably separated
from vehicle traffic.
b. Design pedestrian routes to provide interest to the walker so as to promote
their use. Interest can be created by paving materials, landscaping, public
art, and uses such as retail, restaurant or public events such as concerts.
c. Identify pedestrian crossings of streets or parking lots through the use of
special paving.
d. Provide project recreational and/or urban plazas that link visually and/or
physically to the pedestrian network or network of public spaces.
UD-E.2: Assure high quality design of buildings and structures. The design and
orientation of buildings within projects affect the pedestrian- and transit-orientation.
a. Design buildings to have shadow-relief, where pop-outs, off-setting
planes, overhangs, and recessed doorways are used to provide visual
interest, particularly at the street level.
b. Design the rear elevations of buildings to be as well detailed and visually
interesting as the front elevation if it will be visible from a public street.
c. Locate outdoor storage areas, refuse collection areas, and loading areas in
interior rear or side yards and screen with a similar material and color as
the primary building.
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UD-E.3:

Assure high quality design in parking areas, which often provide the first
impression and identification of a project to a client, employee or resident.
a. Utilize a combination of trees and shrubs at the edge of parking areas to
screen parking lots and structures from the street.
b. Distribute landscape areas between the periphery and interior landscaped
islands.
c. Design landscape to break-up large paved areas.

F. Public Spaces and Civic Architecture
Goals
• Provision of significant public gathering spaces in every neighborhood
• Distinctive civic architecture, land marks and facilities
Discussion
Public gathering spaces have the potential to strengthen the social fabric and identity of
neighborhoods. The City of Villages strategy calls for significant public space to be
provided in every village development. Thoughtful design is needed to ensure that these
spaces become treasured neighborhood assets. In addition, investments in infrastructure
and facilities serve specific needs, but also may enhance the identity of a community and
be a catalyst to high quality private investment.
Policies
Public Spaces
UD-F.1: Include public plazas, squares or other gathering spaces in each neighborhood
and village center (see also the Public Art and Cultural Amenities section of this
Element).
a. Locate public spaces in prominent, recognizable, and accessible locations.
b. Design outdoor open areas as “outdoor rooms,” developing a hierarchy of
usable spaces that create a sense of enclosure using landscape, paving,
walls, lighting, and structures.
c. Develop each public space with a unique character, specific to its site and
use.
d. Design public spaces to accommodate a variety of artistic, social, cultural,
and recreational opportunities including civic gatherings such as festivals,
markets, performances, and exhibits.
e. Consider artistic, cultural, and social activities unique to the neighborhood
and varying age groups that can be incorporated into the space.
f. Use landscape, hardscape, and public art to improve the quality of public
spaces.
g. Encourage the active management and programming of public spaces.
h. Design outdoor spaces to allow for the penetration of sunlight.
i. Frame parks and plazas with buildings which visually contain and provide
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natural surveillance into the open space.
Civic Architecture and Landmarks
UD-F.2: Treat and locate civic architecture and landmark institutions prominently.
a. Accompany civic architecture with public open space and greens, urban
parks, or plazas that enhance the character of these sites.
b. Design parks, schools, libraries, and other civic buildings as centers for the
community.
c. Incorporate sustainable building principles into building design (see
Conservation Element Section H).
d. Civic buildings at prominent locations, such as canyon rims, sites fronting
open space, sites framing a public vista, and those affording a silhouette
against the sky should exhibit notable architecture.
e. Encourage designs that distinguish civic buildings and landmarks from the
surrounding neighborhood as a means of identifying its civic purpose.
f. Support the preservation of community landmarks.
Public Facilities
UD-F.3: Design public facilities that serve as examples of quality and notable
architecture.
a. Develop partnerships with neighborhood residents and businesses in the
site selection, planning, design, and construction of public facilities.
b. Design public improvements in a manner that emphasizes the distinctive
nature of communities and neighborhoods.
c. Regard public facilities as catalysts for private investment.

G. Public Art & Cultural Amenities
Goals
• A city enhanced with distinctive public art and cultural amenities
Discussion
Public art and cultural amenities have the potential to enliven public spaces and build a
sense of community identity. The City of San Diego’s Public Art Program dates back to
1984 and has developed over the years, including adoption of the Public Art Master Plan
in 2004. Public art and cultural amenities can help to implement the City of Villages
strategy, as they are an effective means to improve the quality of the built environment,
contribute to economic prosperity, create great public spaces, foster cultural diversity,
attract tourists, and celebrate the distinctiveness of San Diego’s neighborhoods. Public art
and cultural activities can also contribute to the City of Villages goal of creating more
walkable communities by enlivening the streetscape and other public spaces. The
following policies are intended to provide an overview of how public art and cultural
amenities relate to the city’s planning and urban design goals. For more detailed and
comprehensive information about arts and culture, click here. The following are policies
related to public art and cultural amenities.
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Policies
Community Identity
UD-G.1: Relate public art and cultural amenities to their surroundings, respecting the
unique nature of the community and reflecting the character of the area.
a. Use arts and culture to strengthen the sense of identity of the
Neighborhood and Urban Village Centers of each community.
b. Use artwork and cultural activities to improve the design and public
acceptance of public infrastructure projects.
c. Use public art to enhance community gateways.
d. Reinforce community pride and identity by encouraging artworks and
cultural activities that celebrate but do not overwhelm the unique cultural,
ethnic, historical, or other attributes of each unique neighborhood.
e. Use public art and cultural amenities as a means to assist in
implementation of community-specific goals and policies.
f. Use public art as community landmarks, encouraging public gathering and
wayfinding.
Citywide Identity
UD-G.2: Use public art and cultural amenities to celebrate San Diego’s diversity,
history, and unique character.
a. Take advantage of opportunities to emphasize, through art, the cultural
connections between San Diego and Mexico.
b. Use public art and cultural amenities to help commemorate local history
and culturally significant places.
c. Support artworks and cultural activities that explore and reflect the diverse
facets of San Diego life.
d. Reinforce San Diego’s commitment to diversity by using public art and
cultural activities to interpret and celebrate the histories and cultures of its
population.
Public Spaces
UD-G.3: Enhance the Urban Environment by animating the city’s public spaces.
a. Utilize public art and cultural activities such as festivals to create vibrant
and distinctive public squares, plazas, parks and other public gathering
spaces.
b. Ensure that public artworks fit with the character of the surroundings both
physically and conceptually.
c. Encourage the use of art in highly visible places as a directional assistance
that can be used to delineate access routes and entrance points.
d. In high foot traffic areas, use pedestrian-oriented art to enhance the
pedestrian experience.
e. Highlight points of interest throughout the city through the use of artwork.
f. Encourage art and activities that animate public spaces and energize the
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g.
h.

i.
j.
k.

l.

cityscape.
Encourage temporary public artworks to create a frequently changing and
engaging environment.
Encourage
artist-designed
infrastructure
improvements
within
communities such as utility boxes, street-end bollards, lampposts, and
street furniture.
Encourage incorporation of vandal resistant and easily repairable materials
in art to reduce maintenance requirements.
Encourage the programming of changing exhibits.
Encourage a range of activities, easy access, a clean and attractive
environment, and a space for people to socialize to attract legitimate users
and thereby discourage improper behavior.
Provide front porches, parks, plazas, and other outside public spaces for
residents to socialize.

Development Quality
UD-G.4: Improve the quality of new development through public art and spaces for
cultural use.
a. Provide a humanizing element to public and private developments through
the installation of public artworks and spaces for cultural use.
b. Include art in development projects as a means to distinguish and enliven
spaces viewed or experienced by the public.
c. Create a more livable community by encouraging public art in infill
projects.
Public Participation
UD-G.5: Provide opportunities for the collaboration of artists and community members.
a. Encourage the incorporation of public art in the initial stages of the
development process, rather than as an afterthought.
b. Conduct outreach efforts and engage community members in the public art
process.
c. Ensure that artists conduct research and gather community input before
generating concepts for public art works.
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ATTACHMENT 3

Public Facilities, Services and
Safety Element - Excerpt
Purpose and Intent
To provide goals and policies for the provision of publicly managed facilities and services that
have a direct influence on the location of land uses and public safety, in addition to providing
prioritization guidelines and financing strategies for the provision of these facilities and
services.

Plan Issues





Address existing public facility and service needs, balanced with future needs to
accommodate growth.
Successful implementation of new prioritization guidelines for the provision of public
facilities and services to ensure success of the growth strategy and effective management
and allocation of resources.
Enhanced capital and operational efficiencies and financial resources are critical to the
strategic growth and development of the city.
Sufficient resources and investments to maximize the protection of public health and
safety, and quality of life.

Introduction
The Public Facilities, Services and Safety Element addresses facilities and services that are publicly managed,
and have a direct influence on the location of land uses. These include Fire-Rescue, Police, Wastewater, Waste
Management, Libraries, Schools, Information Infrastructure, Disaster Preparedness, and Seismic Safety. Three
additional categories are addressed briefly within this Element and other sections of the General Plan as
separate Elements. Park and recreation facilities are covered in the Recreation Element, water supply and
conservation are covered in the Conservation Element, and transportation improvements are covered in the
Mobility Element. The Public Facilities, Services and Safety Element also provides policies for prioritizing
public facilities and services, and financing and development strategies.
The 1979 Progress Guide and General Plan emphasized the importance of timely development of facilities and
services so as not to impact the adequate provision of public services. In the ensuing quarter century the city’s
ability to provide infrastructure and public facilities has been severely strained. Limitations have been
particularly felt in the older urbanized areas, resulting from limitations on property tax revenues, and the
shifting of local tax revenues to the state. Revenue reductions initially resulted from the Property Tax
Limitation Initiative of 1978 (Proposition 13) which placed extensive limits on property tax revenues. In the
1980s and 1990s, a substantial portion of property taxes, and other revenues historically reserved for local
government, were shifted to state control.
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These fiscal constraints impacted all California cities. However, the impact was not shared equally among the
cities. The post Proposition 13 allocation of property taxes, as mandated by state Assembly Bill 8, resulted in
Los Angeles and San Francisco receiving a much larger percentage of the local property tax than that received
by San Diego. The city was left with a low overall revenue ratio compared with similar California cities. City
general revenue per unit of net assessed valuation approximated one-half that generated in Sacramento, Long
Beach, Los Angeles, and Oakland, and was significantly lower than that in San Jose and Anaheim. The
resulting effect was a significantly reduced General Fund revenue base with which to address capital needs and
increasing operational and service demands. Furthermore, the allocation of available resources during this same
period was often dedicated to competing City Council and public priorities.
While San Diego’s revenue performance has historically been positive and performance efficiencies have
always been emphasized, the revenue base has not been sufficient in recent decades to fund substantial General
Fund capital improvements and other operational needs. Consistent with this Element and community plans,
prioritization of projects will be required to successfully plan for public facilities and services during this time
of increasing demands for services, rising costs of construction and maintenance, and limited resources.
Development of joint-use facilities, regional partnerships, improved capital planning and financing guidelines,
and a continued focus on maximum efficiencies will be equally as critical. Additionally, the city’s role in
implementing the financing strategy identified herein is crucial to the planning and provision of public facility
and service needs. The city is committed to ensuring adequate public facilities for all existing and future
development in accordance with the General Plan, notwithstanding its limited fiscal resources and the financial
challenges for funding capital improvements.

Note: Section A, Public Facilities and Services Prioritization; and Section B, Evaluation of
Growth, Facilities, and Services, will be brought forward with the next draft of the General
Plan.

C. Public Facilities Financing
Goal
• Implementation of financing strategies and options that address existing and future public facility needs

Discussion
Managing growth in the city through the assurance of adequate and timely public facilities to serve the current
and future population continues to be a great challenge. The provision of city infrastructure and public facilities
has been severely strained for more than two decades. Limitations have been particularly felt in the older
urbanized areas, as the combination of limits on property tax revenues and shifts of local taxes to the state have
occurred. The passage of Proposition 13, the Property Tax Limitation Initiative, in 1978, followed by state
budgeting actions beginning in the early 1980s, further reduced local revenues that were once available for
operating and capital needs. During periodic recessionary times, the state has balanced its budget by
appropriating local revenues. State repeals of previous subventions (categories of financial support) to local
governments have resulted in an approximate one billion dollar drop in cities’ and counties’ combined share of
the local property tax statewide.
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These fiscal constraints have impacted all California cities, but not to the same degree. The post Proposition 13
allocation of property taxes, as mandated by state Assembly Bill 8 soon after the measure passed, has resulted in
Los Angeles and San Francisco receiving a much larger share of the local property tax than is received by San
Diego (see Table PF-1). San Diego also ranks low overall on general revenue sources, with a dollar amount
slightly more than one-half that generated per dollar of net assessed value in Los Angeles. The reasons for this
difference include both the higher percentage of property taxes allocated by the State to Los Angeles (per the
formula set by Assembly Bill 8), as well as that city’s use of more and greater sources of revenue.
As of 2005, San Diego did not utilize several potential municipal revenue sources which are relied upon by the
vast majority of similar California cities (see Table PF-2). Prominent among these are lack of a residential trash
collection fee, lack of any utility user tax, and lack of water/sewer rights-of-way franchise fees. Other revenues,
such as the Transient Occupancy Tax and the Real Property Transfer Tax are currently charged at much lower
rates than applied by San Diego’s peer cities in California. Since the passage of Proposition 218 in the mid
1990s, increases to such revenues now require citywide voter approval, further complicating the ability to
implement these options to obtain additional resources for operating and capital needs. Furthermore, the city's
management and allocation of available resources during this same period was often dedicated to other
priorities. The combinations of these factors summarize in large part the challenges the City has faced, despite
efforts to enhance efficiencies and the effective allocation of resources, in addressing its community and service
needs.
In spite of the detrimental fiscal constraints, the city’s role in implementing the financing strategy described
herein is crucial to the planning and provision of public facility and service needs. California law limits
development’s required contributions for public facilities to a proportional fair-share based on a clear nexus.
Therefore, the city must be held responsible for its fair-share of public facility and infrastructure costs. It must
invest in the construction and maintenance of facilities to address current needs and to support future growth.
The ultimate implementation of the smart growth strategy described in this General Plan is contingent upon a
financing strategy and the city’s ability to provide and maintain its facilities in a timely fashion. More
importantly, preserving quality of life in the city, especially in older communities with longstanding needs,
hinges on the city’s efforts to implement the financing strategy.

Policies
PF-C.1.

Address current and future public facility needs by pursuing, adopting, implementing, and
maintaining a diverse funding and management strategy.
a. Ensure effective management and optimal allocation of all financial resources for both capital
and operational needs.
b. Maximize operational and capital efficiencies
c. Support state/local government fiscal reform efforts which provide an equitable redistribution of
property tax proceeds or other revenues to the city from the state.
d. Assume an active leadership role in planning and implementing infrastructure investments on a
collaborative regional basis.
1. Apportion on a regional level, as applicable and appropriate, eligible infrastructure
expenses to support regionally beneficial growth policies.
e. Coordinate with all appropriate authorities and agencies for a more efficient use of shared
resources and joint-use opportunities for facilities and services.
f.
Adopt new, or increase existing, funding sources including, but not limited to, the options
identified in Table PF-3.
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g.
h.
i.
j.

Work in partnership with stakeholders to promote a bond measure to address the city’s unfunded
public facilities construction and maintenance needs.
Facilitate, where supported by local residents, adoption of improvements and/or maintenance
districts, and other assessments for locally prioritized facilities and/or services.
Pursue Regional Comprehensive Plan and Smart Growth Incentive Program funding for
transportation needs consistent with the financing policies in the Mobility Element.
Support appropriations from the funding sources identified in Table PF-4 to finance public
facility costs.

PF-C.2.

Maintain an effective facilities financing program to ensure the impact of new development is
mitigated.
a. Ensure new development pays its proportional fair share of facilities costs through applicable
development impact fees pursuant to the California Government Code.
b. Ensure development impact fees (DIF) and facilities benefit assessments (FBA) are updated
frequently and evaluated periodically to ensure financing plans are representative of current
project costs and facility needs.

PF-C.3.

Integrate all planning and development policies and strategies in the annual development of the
Capital Improvements Program.
a. Review all capital projects for consistency with adopted planning documents, such as the
General Plan, community plans, public facilities financing plans, the city’s smart growth
strategy and others.
b. Coordinate citywide capital project prioritization and programming with the city’s budget office
for consistency with General Plan prioritization guidelines.
c. Conduct annual conformance and audit reports of the Capital Improvements Program.

PF-C.4.

Conduct periodic review of the fiscal impacts of private development throughout the city to serve as a
policy guide regarding the amount, intensity, location, and timing of new development.
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ATTACHMENT 4

Economic Prosperity Element - Excerpt
Purpose and Intent
To improve economic prosperity by encouraging a diverse and stable local
economy.

Plan Issues
•

The diminishing supply of available employment land for base sector
industrial uses and expansion of local industries which support
middle-income jobs.

•

The inequitable distribution of economic opportunity including access
to jobs and educational opportunities.

•

Existing development patterns resulting in the inefficient use and
location of employment lands.

•

The need for coordinated policies regarding border infrastructure and
land use.

A. Industrial Land Use
Goals
• A city with a diversified economy with a focus on encouraging industrial development
that provides middle-income employment opportunities
• A city with industrial land sufficiently and appropriately designated to sustain a strong
economic base
• A city where existing industrial land is retained, protected from encroachment of other
uses, and utilized efficiently
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Discussion
The supply and type of employment land uses in the city are significant factors in
determining the ability of the city to meet the needs of a rapidly changing economy. In
San Diego, the long-term supply of industrial land has greatly decreased. In 2005, only
one-fourth of all designated industrial land, or approximately 2,700 acres, were still
vacant in the City of San Diego. As of 2005, the vast majority of the vacant industrial
land is located in the community of Otay Mesa, accounting for more than two-thirds of
the total vacant industrial land. The majority of the remaining vacant industrial land
within the city is located within the other Subregional Employment Districts. The
decrease in industrial land supply is a potential challenge to the growth and retention of
middle- and high-wage industries and related job growth in the city. The city should
focus on preserving existing available land from the encroachment of other uses.
Economic base industries create wealth for a local jurisdiction by exporting products and
services primarily to national and international markets outside of the local area. San
Diego’s economic base is primarily composed of industries in the manufacturing,
accommodation, and public administration (military) sectors. The manufacturing sector is
most significant because it supports middle-income employment. The retention of these
types of employment land can lead to a more stable economic base and also preserves the
city’s ability to maintain a healthy revenue base under current state law and therefore
achieves higher levels of municipal services for a growing population.
Long-term changes in the economy related to the rapid growth of service sector
employment and global industrial production strategies have increasingly favored San
Diego as a location of research and development functions performed in an office setting.
The increasing demand for office space supports the intensification of new types of
employment uses in some locations. Therefore, in addition to retaining employment
lands, the city needs to develop new approaches and strengthen current polices that
support more efficient utilization of existing employment lands in some locations.
The lack of affordable housing in San Diego negatively impacts the local economy by
limiting the ability of an industry to maintain the necessary workforce. Policies aimed at
increasing the supply of low to moderate-income housing are contained in the Housing
Element of the General Plan. Additionally, the lack of housing near employment nodes
has led to a strain on our roads, freeways, infrastructure, and environment, and affects the
quality of life for all San Diegans. In future community plan updates, new opportunities
for employment uses should be identified as well as areas appropriate for the colocation
of industrial and residential uses. In the interim, as community plan amendments are
requested for colocation or conversion, there needs to be a consistent evaluation process
which preserves the most important types of industrial land, or “prime industrial land”
and minimizes land use conflicts. “Prime industrial land” as depicted on Figure X is
comprised of areas designated as an industrial use in the community plan and
predominately developed or potentially developable with industrial uses and structures
which support base sector industries such as warehousing, heavy or light manufacturing,
and research and development uses. These areas do not contain a predominance of
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commercial and office uses. Prime industrial lands areas are part of larger areas which
provide a significant benefit to the regional economy and meet General Plan goals and
objectives to encourage a strong economic base. It is anticipated that the Prime
Industrial Lands map will be revised over time, as comprehensive community plan
updates take place. The map is intended to be used to help preserve valuable
employment land but it does not redesignate or rezone property and will not influence the
processing of ministerial permits.
Globalization and the maturing of key industries have resulted in the loss of manufacturing
operations which support middle-income employment both nationally and in the City of
San Diego. Protecting manufacturing areas with existing infrastructure for base-sector
employment is the principal way that the General Plan and community plans can influence
the economic health of the city.
Industrial businesses tend to have lower profit margins and require more land than
commercial businesses putting them at a disadvantage when competing for sites which
allow both types of uses. When retail, office, or residential uses encroach on industrial
lands, the industrial users cannot compete. Protection of these areas from encroachment
by non-industrial uses creates opportunities for existing industrial users to expand rather
than relocate out of the city. Land use designations which are sufficiently refined to
protect key employment areas can create conditions which do not further exacerbate the
negative effects of these global trends and, where possible, encourage the expansion of
base-sector uses in the city. When updating community plans or considering plan
amendments, the industrial land use designations contained in Table X of the Land Use
and Community Planning Element should be applied to protect base-sector uses, provide
for secondary employment and supporting uses, and maintain areas where smaller
emerging industrial uses can locate in a multi-tenant setting.
Maintaining an adequate supply of a variety of employment land types contributes to the
economic health of San Diego in two major ways – creating a wide range of jobs for the
city’s residents, and importing dollars from outside the area. Economic diversity is
crucial to a region’s ability to weather economic cycles. While traditional business park
development will still be required in the future, increasingly more intense vertical
workplaces will occur in some areas. Within the General Plan category of Employment
and Commercial Services, proposed community plan land use designations for industrial
uses have been created with the goal of providing communities a menu of potential
categories to fit individual conditions and community plan objectives while advancing
citywide economic prosperity goals.
Note: Policies EP-A.1 through EP-A.8 are currently being redrafted.
Community Plan Updates involving Redesignation of Industrial Lands
EP-A.9 Determine the appropriate location and extent of industrial land uses as a part of
the community plan update process.
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a. Encourage the provision of housing in proximity to industrial/employment
areas where appropriate. Areas which are appropriate for the collocation of
residential and industrial uses or conversion of industrial land to residential
uses may be identified based on a variety of economic, physical, health and
safety, and social factors.
b. Revise the General Plan Prime Industrial Land map boundaries if warranted
based upon a comprehensive analysis that includes an evaluation of the
factors in Table EP-X and the contribution of the area to the local and
regional economy.
Community/General Plan Amendments to Redesignate Industrial Lands
EP-A.10 Hold to a high standard of review requests for community plan/General Plan
amendments that propose intrusion of non-industrial uses in an industrially
designated area, or conversion of industrially designated land to another use.
a. Do not consider amendments in areas identified as Prime Industrial Land as
shown on Figure X. Revisions to boundaries of the Prime Industrial Land
Map may be considered as a part of a General Plan amendment if warranted
based upon a comprehensive analysis in accordance with Table EP-X and
EP-A.9.b.
b. Encourage collocation or conversion in areas that are not identified as prime
industrial lands subject to analysis of the factors listed in Table EP–X and
additional requirements.
c. Require concurrent processing of development proposals with General
Plan/Community Plan Amendments to redesignate industrial land.
d. Require concurrent processing of a Facilities Financing Plan Amendment to
identify and fund needed facilities.
Discretionary Review of Projects within Industrial Designations
EP- A.11 Do not consider discretionary projects for assembly uses or off-site daycare
facilities in areas identified as Prime Industrial Land as shown on Figure X.
EP- A.12 Consider the factors in Table EP-X and meet the requirements below when
considering projects in other industrial areas or associated with plan
amendments to redesignate industrial uses.
a. Meet or exceed the requirements of the city’s Inclusionary Housing
Ordinance through provision of on-site affordable housing.
b. Incorporate pedestrian design and connectivity into conversion/collocation
projects, including pedestrian-oriented connections to adjacent properties,
activity centers, and transit.
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c. Require payment of the conversion/collocation project's fair share of
community facilities required to serve the additional residential units (at the
time of occupancy).
d. Separate residential uses from any identified toxic air contaminants or sources
of toxic substances by at least 1,000 feet between the residential and industrial
property lines. Intervening uses could include public rights of way, most
commercial, institutional and public uses provided that they do not contain a
significant number of sensitive receptors. In lieu of the 1,000-foot separation,
the applicant may submit a report which provides adequate data to determine
the effects upon potential future residents and whether an alternative distance
separation would mitigate the effects.
e. Increase all public noticing requirements to 1200 feet.
Table EP-X
Conversion/Collocation Suitability Factors
Area
Characteristics

Is the area characterized by office development?
Is the area in transition where significant encroachment of nonindustrial uses has already occurred?
Is the area unattractive to manufacturing, research and
development, wholesale distribution, and warehousing uses,
based on a variety of factors including: physical site
characteristics, parcel size, parcel configuration, surrounding
development patterns, transportation access, and long-term
market trends?

Transit
Availability

Is the area located within one-third mile of existing or planned
public transit? If public transit service is not planned or is
inadequate, is the project proponent able to provide or subsidize
transit services to the project?

Impact on Prime
Industrial Lands

Will a redesignation in an area adjacent to prime industrial lands
erode the utility of the prime industrial lands for industrial
purposes?

Significance of
Residential
Component

Is there a need for housing to serve the adjacent
employment/industrial lands? Is the density of the proposed
residential land use significant enough to justify a change in land
use?

Residential
Support Facilities

Are there public and commercial facilities generally associated
with residential neighborhoods in close proximity to the area such
as commercial and retail services and schools?
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Public Facilities

Are there public facilities available to serve the residential units?
Provide public facilities on-site wherever feasible.

Public Health

Is the site located in an employment area where incompatibilities
may result regarding truck traffic, odors, noise, safety, and other
external environmental effects?

Separation of Uses

Are there any sources of toxic air contaminants or toxic substances
within a quarter mile of the subject property? If research indicates
that toxic sources exist, could a 1000 foot distance separation or
recommended alternative distance from the residential use to any
identified toxic air contaminants or sources of toxic substances be
accommodated?

Glossary
Conversion- A redesignation or change in use of an industrially-designated site to
commercial, institutional, mixed-use, or residential use.
Collocation- The geographic integration of residential development into industrial uses
located on the same premises
Assembly uses- The use of a premises for the gathering together of 50 or more persons
for such purposes as deliberation, education, instruction, worship, entertainment, or
amusement.
Sensitive receptors- Those segments of the population most susceptible to poor air
quality (i.e., children, the elderly, and those with pre-existing serious health problems
affected by air quality.
Corporate Headquarters- The administrative center of a large and/or geographically
widespread business
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ATTACHMENT 4
The City of San Diego

DRAFT - Proposed Prime Industrial Land
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THIS MAP IS PROVIDED WITHOUT WARRANTY OF ANY KIND,
EITHER EXPRESS OR IMPLIED, INCLUDING BUT NOT LIMITED TO,
THE IMPLIED WARRANTIES OF MERCHANTABILITY AND FITNESS,
FOR A PARTICULAR PURPOSE. Copyright SanGIS. All Rights Reserved.

Community Input - Prime Industrial Land
The following communities contain some “prime industrial land” as specified on the
Prime Industrial Land map. Except as noted, all of the recognized community planning
groups support the identification of land as indicated on the map as prime industrial. A
portion of Otay Mesa will be identified as “prime industrial land” once the current plan
update is complete.
1.

Mira Mesa

2.

Rancho Bernardo

3.

University

4.

Kearny Mesa

5.

Torrey Pines

6.

Scripps Miramar Ranch – The Scripps Ranch Community Planning Committee
supports inclusion of all of the industrially-designated land in their community as
‘prime
industrial lands”. Staff does not support inclusion of industrial land both north
and south of Scripps Ranch High School due to land use compatibility issues and
the significant intrusion of institutional and office uses in these two locations.

7.

Sabre Springs

8.

Carmel Mountain Ranch

9.

Navajo – The Navajo Community Planning Committee does not support the
identification of the sites adjacent to the river as prime industrial land. Staff
supports inclusion because the site consists of large underutilized parcels suitable
for base-sector employment uses and the site’s location in the central portion of
the city.

10.

Clairemont Mesa

11.

Miramar Ranch North

12.

Barrio Logan and Centre City Communities
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ATTACHMENT 5

Recreation Element - Excerpt
“Park

improvement is among the most important of the undertakings now before the City. It
should have the cordial cooperation of all.”
San Diego Union Editorial on the
City Park System, July 6, 1910

Purpose and Intent
To acquire, develop, operate/maintain, increase and enhance public recreation opportunities and
facilities throughout the City for all users.

Plan Issues
•
•
•
•

Anticipated population growth and development results in increased pressure on
existing/remaining usable park and recreation resources/facilities.
Coordination and partnerships with schools and other agencies to maximum recreational
opportunities where land is limited or not available.
Alternative methods to evaluate/achieve City park standards/usable acres.
Recreational needs vary greatly throughout the City by community; policies and
strategies to achieve City-wide goals and standards must recognize and address these
differences.

Introduction
The city’s parks, open space, trails, and recreation facilities play an important role in the
physical, mental, social, and environmental health of the city. They strengthen the body and
assist in maintaining physical well-being. They provide the visual relief and relaxation that
refreshes and restores the frame of mind. They create opportunities for personal interaction and
provide alternatives to crime. They improve air quality, reduce urban runoff, and decrease the
effects of urban heat islands.
The City of San Diego provides four use categories of recreation for residents and visitors:
population-based, resource-based, open space, and amenity-based recreation.
•

Population-based facilities and services are located in close proximity to residential
development and are intended to serve the daily needs of the neighborhood and community.
When possible, they adjoin schools in order to share facilities, and ideally are within walking
distance of the residences within their service area

•

Resource-based parks are located at, or centered on, notable natural or man-made features
(beaches, canyons, habitat systems, lakes, historic sites, and cultural facilities) and are
intended to serve the citywide population as well as visitors.
Recreation Element Excerpt
February 2006 Working Draft
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•

Natural open space lands are city-owned land located throughout the city consisting of
canyons, mesas, and other natural landforms. This open space is intended to preserve and
protect native plants and animals, while providing public access and enjoyment by the use of
hiking, biking, and equestrian trails.

•

Amenity-based recreation facilities are golf courses, dog parks, skate parks, amphitheaters
and other similar type facilities that are not necessarily population-based that are strategically
placed to serve the needs of several communities. These facilities may be developed as
stand-alone facilities or grouped together.

These four categories of recreation, including facilities and programs, constitute San Diego's
municipal park and recreation system.
The Recreation Element is not an isolated component of the General Plan. It is interconnected,
in varying degrees to other elements of the General Plan. The Conservation Element provides
additional policies for protecting and preserving our recreational natural resources and open
space. The Urban Design Element recognizes the opportunities that park and recreation facilities
provide toward creation of safe and walkable communities, distinctive neighborhoods, and
significant public spaces and civic architecture. The Strategic Framework Element reinforces the
importance of recreation as a quality of life factor that needs to be integrated into communities.
The Mobility Element recognizes that pedestrian and bicycle facilities help achieve both
transportation and recreation goals.
City of San Diego definitions for ‘park’ and ‘open space’ vary according to the context in which
the terms are used (see Table RE-1, Park and Open Space Terminology). For purposes of this
document , general plan designated open space and parks are those areas of the city that are
identified in adopted land use plans as open space or parks. As such, these areas include
population and resource-based parks, open space with natural or cultural value (including MHPA
lands), and areas identified in land use plans that may not contain natural or cultural
characteristics, but instead function to provide a land use buffer, visual relief, or similar purpose.
Figure RE-1 (Add in Major Open Space Area to Map), General Plan Designated Open
Space/Parks Map identifies open space and parks in this context.
San Diego’s environment, its coastal location, temperate climate, and diverse topography,
contribute to the city’s recreation needs. The goals and policies of the Recreation Element have
been developed to take advantage of the city’s natural environment, to build upon existing
recreation facilities and services, and to adapt to future recreation needs. To accomplish this, the
Recreation Element identifies goals and policies to address a diversity of recreation
opportunities, preservation of existing facilities, the accessibility of facilities and services,
cooperative efforts to attain parkland and facilities, open space and resource-based parks, and
guidelines for park and recreation facilities.
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City of San Diego General Plan

E. Open Space Lands and Resource-Based Parks
Policies
RE-E.1.

Protect and enhance resource-based parks through planning and acquisition.

RE-E.2.

Sensitive development.
Provide for sensitive development of recreation uses within and adjacent to Cityowned open space lands.
a. Include only those development features and amenities that do not encroach upon
or harm the feature or resource that inspires the open space or resource-based park
b. Design and maintain open space lands to preserve or enhance topographic and
other natural site characteristics.
c. Create or enhance open space multi-use trails pursuant to a citywide trails master
plan to accommodate, where appropriate, pedestrians/hikers, bicyclists, and
equestrians.
d. Locate canyon and other open space trails to take advantage of existing pathways
and maintenance requirements where possible and desirable.
e. Preserve designated public open space view corridors, such as views to the
Pacific Ocean, other bodies of water, and significant topographic features.
f. Preserve open space along lakes, rivers, and creek beds for passive public
recreation uses that are consistent with MSCP preservation goals.
g. Plant only native plant and non-invasive naturalized plant materials adjacent to
open space lands.
h. Plant only native plant materials in open space lands intended for natural resource
protection.

RE-E.3.

Acquire remaining private beaches within the City for public use.

RE-E.4.

Balance passive recreation needs of trail use with environmental preservation.

RE-E.5.

Provide open space lands for outdoor recreation purposes including, but not limited
to:
• Locations of outstanding scenic, historic, and cultural value.
• Corridors that link recreation facilities and open space areas such as utility
easements, river and streams banks, trails and scenic highway corridors
• Sites particularly suited for park and recreation purposes, such as areas adjacent to
and providing access to beaches, lakeshores, rivers, and streams.

Recreation Element
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F. Park and Recreation Guidelines

Cumulative
Population
5,000
10,000
15,000
20,000
25,000

Table RE-4
Acreage Calculation for Population-Based Parks
Neighborhood
Community
Net UsableAcres/1,000
Acres*
Parks (NP)
Parks (CP)
Residents
10
1
--NP- 40 ac/25,000 = 1.6
10
1
--CP- 20 ac/25,000 = 0.8
10
1
--2.4
10
1
--20

Included within
CP acres

1

2.4 net usable acres/1,000
Residents

Policies
RE-F.1.

Community Plans.
Use community plan updates to further refine the Park and Recreation Guidelines.
a. Identify community specific recreation needs and desires.
b. Tailor the Park and Recreation Guidelines to community specific conditions.
c. Identify opportunities for recreation enhancements in communities where
compliance with Park and Recreation Guidelines are not feasible or where
specific community needs are not satisfied.

RE-F.2.

Park Master Plan
Develop a citywide Park Master Plan.
a. Develop implementation strategies to meet urban needs and address inequitable
access to recreational resources.
b. Include a needs assessment.
c. Include policies that further refine the Park and Recreation Guidelines.
d. Develop guidelines for enhancements that include credit toward fulfilling
population-based Park and Recreation Guidelines. Until the Park Master Plan is
developed, interim measures (e.g., Council Policies, ordinances, development
right-of –entry agreements, development review conditions, etc.) should be
pursued to provide direction and a foundation for the Park Master Plan.
e. Include measurements of recreation performance based on the Park and
Recreation Guidelines and enhancements.

RE-F.3.

Population-based parks are to be provided at a ratio of 2.4 net usable acres per 1,000
residents.

RE-F.4

Financing plans are to assure the acquisition of sufficient land necessary to achieve a
ratio of 2.4 net usable acres per 1,000 residents for population based parks.
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RE-F.5.

Designate as a priority, recreational funding resources for public recreation facilities
in underserved neighborhoods.

RE-F.6.

Designate as a priority in underserved neighborhoods, scheduling of neighborhood
parks and facilities for local youth activities.

RE-F.7.

Improve distribution of the most specialized recreation facilities such as water play
areas, pools, and skate parks.

RE-F.8..

Assure the appropriate quality and quantity of recreation facilities and infrastructure
citywide.

RE-F.9.

Develop a diverse range of recreation programs that are sensitive to community
needs, interests, and financial resources.

RE-F.10. Take advantage of recreational opportunities presented by the natural environment, in
particular beach/ocean access and open space.
RE-F.11. Pursue opportunities to develop mini-parks and vest pocket parks
a. Identify underutilized city lands with potential for use as mini-parks and
community gardens.
b. Encourage community participation in development and maintenance of miniparks and city owned and maintained community gardens.
c. Pursue acquisition of lands, as they become available, that may be developed as
mini-parks.
RE-F.12. Utilize Park and Recreation enhancements, including but not limited to those
identified in Table RE-3, as a means of providing quality park and recreation facilities
and infrastructure where development of useable acres for active recreational
purposes are limited by land constraints.
a. The acceptability of enhancements are to be determined on a case-by-case basis
based on criteria developed by Park and Recreation with input from the
appropriate community planning group and park and recreation board. Findings to
clearly demonstrate acceptability shall be made and approved by Park and
Recreation for any proposed “enhancements” to recreation facilities and
infrastructure. Factors to consider include:
Do community specific needs that require flexibility to implement?
Are there parcels that could feasibly be acquired that are adjacent to parks
or open spaces within the community?
Will the proposed enhancement result it achievement of an equivalent or
superior recreational opportunity?
Will the proposed enhancement result in a more timely provision of
recreational facilities/programs than would otherwise be possible?
b. Encourage creative solutions that provide recreation by taking advantage of
opportunities presented in the built environment such as converting building roof
Recreation Element
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tops, adding facilities atop parking structures, and adapting underutilized
buildings.
c. Identify neighborhood and community preferences for enhancements through
public forums and workshops.

RE-F.13. Identify, quantify, and consider as fulfilling population-based park needs, for
purposes of General Plan and community plan park allocation, those portions of
resource-based parks that satisfy neighborhood park and community park guidelines.
RE-F.14. Consider existing recreation facilities provided by non-profit organizations when
establishing priorities for new facilities.
RE-F.15. Land Purchase.
Establish a council policy or other mechanism to outline parameters for locating and
purchasing properties in the city that may be used for recreation purposes.
a. Develop a process to identify lands that become available for purchase or lease.
b. Develop criteria to determine potential value for recreation use.
c. Provide direction on how those lands could be developed for recreation purposes.
RE-F.16. Encourage private development to include recreation elements such as children’s play
areas, rooftop courts, vest-pocket parks and usable public plazas.
RE-F.17. Include useable passive and/or active public recreation areas in development projects
requiring community plan amendments resulting in development intensities beyond
those identified in the applicable land use plan.
RE-F.18. Pursue joint-use agreements and facilities as a means of meeting Park and Recreation
Guidelines.
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General Plan Update Stakeholders*
ACCORD (Center on Policy Initiatives, environmental interest groups, and San Diego
Labor Council)
Association of Environmental Professionals (AEP)
Building Industry Association (BIA)
BioCom
Bicycle Coalition representatives
Caltrans (California Department of Transportation)
Center on Policy Initiatives
Chamber of Commerce (including the Public Infrastructure, Housing, and General Plan
Subcommittees)
Community Forest Advisory Board
Community Planning Groups
Community Planners Committee
Community Planners Advisory Committee on Transportation (COMPACT)
Council of Design Professionals
Economic Research Associates
Endangered Habitats League
Environmental Health Coalition
Historic Resources Board
Industrial Environmental Association (IEA)
Interdepartmental/interagency working groups (multiple topics)
Kiwanis Club of Old San Diego
Manager's Parking Task Force
MCAS Miramar
National Association of Industrial and Office Properties (NAIOP)
New School of Architecture & Design
Otay Mesa Community Planning Commission
Park and Recreation Board
Pedestrian Master Plan Working Group
Redevelopment Project Area Committee Chairs

San Diego Associates of Realtors
San Diego City Schools
San Diego Community College District
San Diego County Air Pollution Control District
San Diego County Dept. of Environmental Health
San Diego Chamber of Commerce
San Diego Highway Development Association
San Diego Housing Commission
San Diego Housing Federation
SANDAG (San Diego Association of Governments)
San Diego Organizing Project
San Diego Port Tenants Association
San Diego Regional Economic Development Corporation (EDC)
San Diego Unified Port District representatives
San Diego Workforce Partnership
Save Our Heritage Organisation
Science and Technology Commission
Sierra Club
Small Business Advisory Board
Society of American Military Engineers
Society of Architecture and Engineering
Technical Advisory Board for Development Services
Unite States Marine Corps Miramar
University Community Planning Group
Uptown Partnership (Parking Summit)
Urban Councel
U.S. Green Building Council
Walk San Diego representatives
Wetlands Advisory Board
* This is a list of stakeholders that we have specifically consulted with or presented
information to. It does not represent a comprehensive list of individuals or groups that
have an interest in the General Plan.

ATTACHMENT 2

Availability of Industrial Land in San Diego County
In 2000, the San Diego Association of Governments (SANDAG) estimates that there is
approximately 8,000 gross acres of “employment land” in San Diego County which is
currently not developed with structures or under construction. A study in 2005 indicates
the demand for industrial, distribution, and research and development space during the
period 2000-2030, would be 77.7 million square feet in addition to the county’s existing
industrial inventory of approximately 175 million square feet. Accordingly, the region as
a whole would need to have available approximately 5,600 gross acres in the long-term in
order to meet this projected demand for 77.7 million square feet of industrial space, and
thus not constrain normal economic growth.
However, further research indicates that there is both a short-term and a long-term
shortage of vacant available industrial land. A recent survey of industrial subdivisions in
the region indicates that the county-wide average yield does not exceed 60-65 percent.
This means that there is actually only about 5,000+ net acres available for all of the
development types and uses which typically absorb fully entitled industrial land.
Because industrially-designated land allows for a broad range of uses including retail,
medical, and professional office uses, the absorption of industrial land by these
nonindustrial uses has continued at a rapid pace. Additionally, the approval of
“conditional use permits” has led to the absorption of other industrial lands by schools,
churches, hospitals, government facilities and other institutional uses.
Since 2000, cities throughout San Diego County have also continued to redesignate and
rezone industrial properties for purely residential or “mixed-use” projects, further
reducing this presumed 8,000 gross acre inventory. The nonindustrial use of industriallydesignated lands occurs both as a result of population pressures and rising land prices
which render industrial uses infeasible at certain price points. The industrial use of
industrial land is thus inversely proportional to the price of land – the higher the price the
less likely industrial uses will absorb it, and the more likely commercial office, retail,
institutional, and even residential uses will absorb it. In all areas outside Otay Mesa,
industrial uses are only able to absorb about 50 percent of entitled industrial land as it
becomes available.
Without changes to the existing development laws, industrial uses could be gradually
forced out into other regions. If 75 percent of the presumably available 8,000 gross
industrial acres are used for a combination of public purposes (open space and streets)
and nonindustrial uses, then only about 2,600 net acres will be available to meet a 30year demand conservatively estimated at 4,700 net acres (5,600 gross acres x .85 net-togross yield). Finally, the “redevelopment” of existing older industrial areas is unlikely to
result in new space for industrial uses for two main reasons. First, redevelopment is more
costly than “green-field” development owing to the cost of acquiring and demolishing
older buildings, and secondly, because the areas where redevelopment is most likely to
occur are precisely those areas where the land prices are already so high that new
industrial construction is infeasible.

-1-

The local economy enjoys significant benefits from industries that bring wealth into the
region and provide middle-income employment. Some of these industries, such as
defense, biotechnology, business equipment manufacturing, and international trade and
logistics, are likely to remain in San Diego for proprietary reasons and due to the need to
locate near intellectual capital. Other base-sector industries such as communications,
electronics or software development and other manufacturing could relocate out of the
region or country particularly if seeking to expand. High technology areas such as
Sorrento Mesa, Rancho Bernardo, University City and portions of Otay Mesa all contain
uses which must be protected from the encroachment of nonindustrial uses. Over the
long-term, existing regulations will allow these uses to intensify as technological
advances permit.
In the last several decades, existing lower technology industrial uses, previously
established in the central portion of the City, have disappeared or relocated. The
restructuring of the San Diego economy associated with global and national economic
trends, is primarily responsible for this change. Other contributing factors include the
high cost of doing business in California, the nature of low technology uses, and the fact
that these areas were zoned to permit nonindustrial offices, commercial service, and
retail uses. As a result, the Midway-Pacific Highway area, Grantville, and portions of
Kearny Mesa are not well-suited to traditional industrial development, and contain
obsolete industrial structures which have been utilized as service and retail uses. These
areas are ideally suited to redevelop as office employment, commercial service, and
medium- to high-density residential uses.

-2-

