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SYNOPSIS 
 

The subject LCP implementation plan amendment was submitted and filed as complete 
on April 19, 2013.  A one-year time extension was granted on June 12, 2013.  As such, 
the last date for Commission action on this item is June 18, 2014.  This report addresses 
only one part of the complete submittal.  The submittal also includes LCP Amendment 
No. SAN-MAJ-1-13B (Outdated Policy Documents) which is separately scheduled for 
Commission review at this hearing.     
 
SUMMARY OF AMENDMENT REQUEST 
 
The City of San Diego is requesting an amendment to its Implementation Plan (IP) in 
order to modify parking requirements for regulated affordable housing units.  For 
purposes of the proposed amendment, “regulated affordable housing” is defined as 
development where all or a portion of the dwelling units are rental units reserved for a 
period of at least 30 years for low income or very low income households in which the 
tenants do not pay more than 35 percent of gross household income toward gross rent.   
The proposed amendment would modify parking requirements such that they would be 
calculated based on parking demand, determined by considering the project’s proximity 
to transit and its walkability index – a measure of the land use diversity within one-half 
mile radius of the project.  Other factors used to determine the proposed affordable 
housing parking ratios include the type of affordable housing (family, single room 
occupancy or SRO, studio/1 bedroom, special needs), number of bedrooms per dwelling 
unit, and accessory factors such as staff and visitor parking demand.  The City’s 
Municipal Code presently provides a reduction of 0.25 parking spaces per dwelling unit 
for regulated affordable housing; however, this reduction is applied without regard to the 
type of affordable housing unit or land use context.  Generally, the proposed regulations 
would provide for parking reductions in affordable housing projects citywide, with 
minimal reductions in areas of high parking demand (low land use diversity and limited 
transit) to significant reductions in areas of low parking demand (high land use diversity 
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and frequent transit opportunities).  Due to the complexity of the proposed parking 
requirements, the City has included a Land Development Manual “Calculating 
Affordable Housing Parking Requirements” to provide a step-by-step process for 
determining land use and transit information necessary to calculate affordable housing 
parking requirements (Exhibit 2). 
 
SUMMARY OF STAFF RECOMMENDATION 
 
The proposed LCP amendment seeks to accommodate affordable housing opportunities 
by establishing updated parking regulations that would make such housing efforts more 
viable.  While the Coastal Act supports such housing opportunities as a means of 
enhancing access to the coastal zone for all income groups, the Act also mandates that 
coastal access, including public parking facilities, be protected.  Therefore, the issue 
presented by this amendment request is the need to assure that public parking reservoirs, 
particularly street parking, is not usurped should inadequate off-street parking be required 
for these affordable housing projects.  
 
According to the findings and recommendations of the San Diego Affordable Housing 
Parking Study, prepared by Wilbur Smith Associates and completed in December 2011, 
on which the proposed parking regulations are based, the amount of parking being 
recommended is the accurate amount based on the locational requirements of transit 
availability and frequency, nearby institutional and retail uses, additional parking  
provisions for visitors and staff, as well as a requirement for additional spaces if parking 
spaces are assigned.  The study included on-site parking counts at night between 12 AM 
and 4 AM at several existing projects, as well as analysis of on street parking in the 
vicinity, and concluded that the amount of parking required by the proposal would not 
impact on-street parking.  
  
Further, while the proposed affordable housing parking regulations would be 
implemented citywide, affordable housing developments within the Parking Impact 
Overlay Zone, inclusive of the City’s historic Beach Impact Area, would continue to be 
subject to the additional 0.25 parking space per unit increase.  Beach Impact Areas are 
identified areas of high parking demand within the coastal zone (generally three blocks 
inland of the shoreline) and increased off-street parking requirements will be maintained 
accordingly.  As such, the subject amendment request will not adversely impact public 
parking supplies or public access to the coast.  In addition, the certified land use plans for 
the City’s beach communities all encourage the use of alternate transit modes and 
reassessing parking demand based on transit availability while ensuring that adequate 
public facilities are protected in nearshore areas for beach goers and visitors.  As such, 
the proposed amendment may be found consistent with and adequate to carry out the 
certified land use plans and the amendment can be approved as submitted. 
 
Staff is therefore recommending that the amendment by approved as submitted by the 
City.  The appropriate resolution and motion may be found on Page 5.  The findings for 
approval of the Implementation Plan Amendment as submitted begin on Page 5. 
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BACKGROUND 
 
The City’s first Implementation Plan (IP) was certified in 1988, and the City assumed 
permit authority shortly thereafter.  The IP consisted of portions of the City’s Municipal 
Code, along with a number of Planned District Ordinances (PDOs) and Council Policies.  
Late in 1999, the Commission effectively certified the City’s Land Development Code 
(LDC) that includes Chapters 11 through 14 of the municipal code.  It replaced the first 
IP in its entirety and went into effect in the coastal zone on January 1, 2000.  The 
Commission has certified many IP amendments since 2000.   
 
ADDITIONAL INFORMATION 
 
Further information on the City of San Diego LCP Amendment No. 1-13A may be 
obtained from Kanani Brown, Coastal Program Analyst, at (619) 767-2370. 
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PART I. OVERVIEW 
 
 A. LCP HISTORY 
 
The City of San Diego has a long history of involvement with the community planning 
process; as a result, in 1977, the City requested that the Coastal Commission permit 
segmentation of its Land Use Plan (LUP) into twelve parts in order to have the LCP 
process conform, to the maximum extent feasible, with the City’s various community 
plan boundaries.  In the intervening years, the City has intermittently submitted all of its 
LUP segments, which are all presently certified, in whole or in part. 
 
When the Commission approved segmentation of the LUP, it found that the 
implementation phase of the City’s LCP would represent a single unifying element.  This 
was achieved in January 1988, and the City of San Diego assumed permit authority on 
October 17, 1988 for the majority of its coastal zone.  Several isolated areas of deferred 
certification remained at that time; some of these have been certified since through the 
LCP amendment process.  Other areas of deferred certification remain today and are 
completing planning at a local level; they will be acted on by the Coastal Commission in 
the future. 
 
Since effective certification of the City’s LCP, there have been numerous major and 
minor amendments processed.  These have included everything from land use revisions 
in several segments, to the rezoning of single properties, and to modifications of citywide 
ordinances.  In November 1999, the Commission certified the City’s Land Development 
Code (LDC), and associated documents, as the City’s IP, replacing the original IP 
adopted in 1988.  The LDC became effective in January, 2000.   
 
 B. STANDARD OF REVIEW 
 
Pursuant to Section 30513 of the Coastal Act, the Commission may only reject zoning 
ordinances or other implementing actions, as well as their amendments, on the grounds 
that they do not conform with, or are inadequate to carry out, the provisions of the 
certified land use plan.  The Commission shall take action by a majority vote of the 
Commissioners present. 
 
 C. PUBLIC PARTICIPATION 
 
Section 30503 of the Coastal Act requires local governments to provide the public with 
maximum opportunities to participate in the development of the LCP amendment prior to 
its submittal to the Commission for review.  The City has held Planning Commission and 
City Council meetings with regard to the subject amendment request.  All of those local 
hearings were duly noticed to the public.  Notice of the subject amendment has been 
distributed to all known interested parties. 
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PART II. LOCAL COASTAL PROGRAM SUBMITTAL - RESOLUTIONS 
 
Following a public hearing, staff recommends the Commission adopt the following 
resolutions and findings.  The appropriate motion to introduce the resolution and a staff 
recommendation are provided just prior to each resolution. 
 
I. MOTION: I move that the Commission reject the Implementation Program 

Amendment for the City of San Diego as submitted. 
 
 
STAFF RECOMMENDATION OF CERTIFICATION AS SUBMITTED: 
 
Staff recommends a NO vote.  Failure of this motion will result in certification of the 
Implementation Program Amendment as submitted and the adoption of the following 
resolution and findings.  The motion passes only by an affirmative vote of a majority of 
the Commissioners present. 
 
RESOLUTION TO CERTIFY IMPLEMENTATION PROGRAM AMENDMENT 
AS SUBMITTED: 
 
The Commission hereby certifies the Implementation Program Amendment for the City 
of San Diego as submitted and adopts the findings set forth below on grounds that the 
Implementation Program Amendment conforms with, and is adequate to carry out, the 
provisions of the certified Land Use Plan, and certification of the Implementation 
Program Amendment will meet the requirements of the California Environmental Quality 
Act, because either 1) feasible mitigation measures and/or alternatives have been 
incorporated to substantially lessen any significant adverse effects of the Implementation 
Program Amendment on the environment, or 2) there are no further feasible alternatives 
or mitigation measures that would substantially lessen any significant adverse impacts on 
the environment that will result from certification of the Implementation Program. 
 
 
PART III. FINDINGS FOR APPROVAL OF THE CITY OF SAN DIEGO 

IMPLEMENTATION PLAN AMENDMENT FOR AFFORDABLE 
HOUSING PARKING REGULATIONS, AS SUBMITTED 

 
A. AMENDMENT DESCRIPTION  

 
The City of San Diego is requesting an amendment to its Implementation Plan (IP) in 
order to modify parking requirements for regulated affordable housing units.  For 
purposes of the proposed amendment, “regulated affordable housing” is defined as 
development where all or a portion of the dwelling units are rental units reserved for a 
period of at least 30 years for low income or very low income households in which the 
tenants do not pay more than 35 percent of gross household income toward gross rent.   
The proposed amendment would modify parking requirements such that they would be 
calculated based on parking demand, determined by considering the project’s proximity 
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to transit and its walkability index – a measure of the land use diversity within one-half 
mile radius of the project.  Other factors used to determine the proposed affordable 
housing parking ratios include the type of affordable housing (family, single room 
occupancy, studio/1 bedroom, special needs), number of bedrooms per dwelling unit, and 
accessory factors such as staff and visitor parking demand.  The City’s Municipal Code 
presently provides a reduction of 0.25 parking spaces per dwelling unit for regulated 
affordable housing; however, this reduction is applied without regard to the type of 
affordable housing unit or land use context.  Generally, the proposed regulations would 
provide for parking reductions in affordable housing projects citywide, with minimal 
reductions in areas of high parking demand (low land use diversity and limited transit) to 
significant reductions in areas of low parking demand (high land use diversity and 
frequent transit opportunities).  Due to the complexity of the proposed parking 
requirements, the City has included a Land Development Manual “Calculating 
Affordable Housing Parking Requirements” to provide a step-by-step process for 
determining land use and transit information necessary to calculate affordable housing 
parking requirements (Exhibit 2). 
 

B. FINDINGS FOR APPROVAL  
 
The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified LUP. 
 

1. Purpose and Intent of the Ordinance. 
 
The purpose of the proposed ordinance revisions is to support the development of 
affordable housing in the City by requiring the appropriate number of parking spaces 
based on the parking demand for each project on a case-by-case basis.  The proposed 
ordinance amendment would include parking regulations that are calculated using the 
affordable housing project’s housing type, bedroom count and walkability/transit context, 
to more accurately determine parking demand and prevent oversupply of parking.   
 

2. Major Provisions of the Ordinance. 
 
The major provision of the proposed ordinance is to add Section 142.0527, entitled 
“Parking Regulations for Reduced Parking Demand Housing,” within the City’s Land 
Development Code to allow new, and generally reduced, parking requirements for 
development that has all or a portion of the dwelling units reserved for a period of at least 
30 years for low income or very low income households in which the tenants do not pay 
more than 35 percent of gross household income toward gross rent (including utilities) 
and the development falls into at least one of the following categories: family housing, 
housing for senior citizens, housing for disabled persons, SRO hotel, or studio (up to and 
including 400 sq. ft.) or 1 bedroom (greater than 400 sq. ft.).  Other components 
associated with this provision include modifications to existing parking regulations tables 
to be consistent with proposed parking requirements and a Land Development Manual 
“Calculating Affordable Housing Parking Requirements” to provide a step-by-step 
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process for determining land use and transit information necessary to calculate affordable 
housing parking requirements (Exhibit 2). 
 

3. Adequacy of the Ordinance to Implement the Certified LUP Segments. 
 
The standard of review for LCP implementation submittals or amendments is their 
consistency with and ability to carry out the provisions of the certified Land Use Plan(s).  
In the case of the City of San Diego, it has developed community planning areas based on 
its established neighborhoods and future urbanizing area.  Predicated on those community 
planning areas, the City utilized the geographic segmentation provisions of the LCP 
regulations and developed its land use plan component covering twelve different 
communities (i.e., North City, La Jolla, Pacific Beach, Mission Beach, Ocean Beach, 
Peninsula, Otay-Mesa Nestor, Barrio Logan, Centre City).  Each community plan or LCP 
Land Use Plan contains policies that protect sensitive coastal resources including, but not 
limited to, public access in that community.  The Commission’s review of the proposed 
changes to the Land Development Code must assure that development is approved only 
when consistent with the certified LUP.   
 
The goals and policies within the certified LUPs identify the need for sufficient public 
and private parking in order to promote circulation and public access, as well as the 
convenient use of transportation and public services.  Listed below are some general 
public access and parking goals and policies contained in the certified Land Use Plan 
segments in the Coastal Overlay Zone for the City of San Diego. 
 
La Jolla Community Plan and Local Coastal Program Land Use Plan 
 

• The City should consider a reduction in parking requirements for commercial 
projects that develop transit-oriented development standards and/or incorporate 
transportation demand management programs. 
 

• The City should require parking for all proposed projects that adequately 
addresses the increased demand on some areas of the Coastal Zone.  

 
Pacific Beach Community Plan and Local Coastal Program Land Use Plan 
 

• New development shall be designed to promote transit, bicycle and pedestrian 
use. 

 
Peninsula Community Plan and Local Coastal Program Land Use Plan 
 

• Establish adequate parking facilities throughout the community to accommodate 
existing and projected demand, with consideration given to improving and 
increasing usage of public transportation. 
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• Parking requirements may be further reduced for projects which participate in a 
shuttle bus system or which encourage the use of public transportation or other 
alternative transportation modes, and also for projects which can prove that they 
have a reduced dependency on the automobile. 

 
The proposed changes to the method of calculating parking spaces for regulated 
affordable housing are based on the results of the San Diego Affordable Housing Parking 
Study prepared by Wilbur Smith Associates and completed in December 2011.  The 
study evaluated and gathered data on existing affordable housing developments 
throughout the City.  The key objectives were to evaluate parking demand at local 
affordable housing developments, identify how parking demand is affected by 
neighborhood and project characteristics and develop recommendations for parking 
requirements for future affordable housing units.  The study included a comprehensive 
data collection effort of existing local affordable housing project sites, analyzing parking 
demand, reviewing best practices in similar cities, and soliciting input from focus groups.  
Data from household surveys and field observations were statistically analyzed using 
qualitative and quantitative methods to examine parking demand and the factors that 
affect it.  These factors included income levels, household age, transit accessibility, land 
use context, and housing type.  The data analysis revealed the following key findings: 
  

• Parking demand for affordable projects is about ½ of typical rental units in San 
Diego; almost half of the units surveyed had no vehicle. 
 

• Parking demand varies with type of affordable housing (i.e., family housing 
versus SRO); higher demand is also associated with larger unit size and higher 
income. 

 
• Parking demand is less in areas with numerous walkable destinations and greater 

access to transit. 
 

• In all of the projects studied, the amount of peak overnight parking used was less 
than the amount supplied. 

 
The proposed parking model (see Lookup Table below) was created based upon the data 
and findings of a statistical analysis.  Parking requirements for affordable housing are 
calculated based on the type and unit size of affordable housing, and its context in terms 
of transit availability and walkability.  The project context is expressed as suburban (high 
parking demand), urban (medium parking demand), or core (low parking demand) based 
on surrounding land uses (commercial and civic uses and densities) and transit (existence 
of service, type of service and peak service frequencies).  The model also includes 
provision for visitor and staff parking at 0.15 spaces per unit and 0.05 spaces per unit, 
respectively, and a base vacancy factor of 10 percent.  The combination of these factors 
provides 20 to 30 percent more parking spaces than required for the residents.   
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Tables 1 and 2 from the study (refer to Exhibit 1) show eleven projects selected to 
illustrate the implications of the proposed parking requirements, of which six were 
surveyed as part of the project and five were identified as candidate sites.  In Table 2, 
Column D shows the number of spaces if the code reductions for “very low income” or 
“transit area overlay zone” are applied, Column C shows the requirements under the 
City’s density bonus provisions (which start with a lower base rate and offer additional 
transit area and very low income reductions), Column F shows spaces required applying 
the proposed parking model, Column G shows the actual spaces supplied at each site, and 
Column H shows the actual peak overnight occupancy measured at each site (where 
available).  The table demonstrates that actual peak overnight use, as measured by field 
counts, is usually somewhat less than both the proposed model and the amount provided 
based on the existing code.   
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According to the findings and recommendations of the San Diego Affordable Housing 
Parking Study, on which the proposed parking regulations are based, the amount of 
parking being recommended based on the locational requirements of transit availability 
and frequency, and nearby institutional and retail uses, is the accurate amount required on 
site.  Additional parking requirements for visitors and staff, as well as a requirement for 
additional spaces if parking spaces are assigned, are also mandated.  The study included 
parking counts of 34 sample sites and surrounding areas for occupancy between the hours 
of 12 AM and 4 AM, as well as analysis of surrounding land use and transportation 
characteristics, and concluded that the amount of parking required by the proposal would 
not impact on street parking.  
 
The development of new affordable housing projects within the City’s Coastal Zone 
Overlay (i.e. the coastal zone) requires a coastal development permit which is a 
discretionary permit.  In addition, while the proposed affordable housing parking 
regulations would be implemented citywide, affordable housing units within the Parking 
Impact Overlay Zone, inclusive of the City's Beach Impact Area, would continue to be 
subject to the additional 0.25 parking space per unit increase.  The beach impact areas are 
identified areas of high parking demand within the coastal zone and increased off-street 
parking requirements will be maintained accordingly.  As such, the subject amendment 
request will not adversely impact public parking reservoirs or public access to the coast.   
 
The subject amendment to the City’s LCP is consistent with and adequate to carry out the 
goals and policies of the certified LUPs for the City’s coastal communities.  As discussed 
above, the proposed parking model takes into account the project location’s proximity to 
transit and reduces parking requirements for those projects that are easily accessible via 
transit or alternative transportation modes.  This is consistent with the provisions within 
the City’s certified LUPs that encourage the use of alternative transit modes and 
reassessment of parking demand based on transit availability.  The proposed parking 
regulations would also be consistent with the policies pertaining to the provision of 
adequate public parking facilities in nearshore areas for beach goers and visitors, since 
the City’s Beach Impact Area will still be subject to an additional 0.25 parking space per 
unit increase.  Therefore, the subject amendment to the City’s LCP is consistent with, and 
adequate to carry out, the certified LUPs.  As such, the Commission finds the amendment 
request can be approved.   
 
 
PART IV. CONSISTENCY WITH THE CALIFORNIA ENVIRONMENTAL 

QUALITY ACT (CEQA) 
 
Section 21080.9 of the California Environmental Quality Act (CEQA) exempts local 
governments from the requirement of preparing an environmental impact report (EIR) in 
connection with its local coastal program.  The Commission's LCP review and approval 
program has been found by the Resources Agency to be functionally equivalent to the 
EIR process.  Thus, under CEQA Section 21080.5, the Commission is relieved of the 
responsibility to prepare an EIR for each LCP. 
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Nevertheless, the Commission is required in an LCP submittal or, as in this case, an LCP 
amendment submittal, to find that the LCP, or LCP, as amended, does conform with 
CEQA provisions.  The City prepared a Negative Declaration which concluded that the 
proposed affordable housing parking regulations do not have the potential to significantly 
impact environmental factors.  Given the nature of the subject amendment, the 
Commission concurs with the City’s declaration and finds that no adverse impacts to 
coastal resources are anticipated.   
 
(G:\San Diego\Reports\LCPs\City of San Diego\SD LCPA No. SAN-MAJ-1-13A (Affordable Housing Parking Regs) stf rpt.docx) 
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