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Thank you and Good morning Chair Zapf and members of the Committee. 
Move SD is here today to present our ideas around the proposed SANDAG Transit Oriented Development incentive policy.



 Executive Director, Elyse Lowe 
 Policy Committee Chairman, Andrew Poat 
 
Our Mission:  
Create Healthy, Convenient, Sustainable 
Transportation and related Land Use Solutions to 
get people and goods where they are going, on time, 
throughout the San Diego region 
 
 
Our Strategy: 
Education, Advocacy, Partnerships 
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Presentation Notes
Andrew Poat- Boardmember, Policy Committee Chair.
Elyse Lowe, Move SD Executive Director

Move SD’s mission statement calls for us to work on transportation AND land use- 
Create Healthy, Convenient, Sustainable Transportation and related Land Use Solutions to get people and goods where there are going, on time, throughout the San Diego region





Presentation Goals 
 

 1. Transit Oriented Development -Overview 
 

 2. Move SD Guiding Principles for a Regional 
Policy- Overview 
 

 3. Request for a City of San Diego process for 
Regional TOD policy engagement. 

 
 
  

Presenter
Presentation Notes
TOD Overview. Why it matters- over 150,000 until to be developed in our existing urban fabric
A compilation of MoveSD’s solutions- opportunities for consensus on a development strategy
Requesting a process. How can the City best engage as the biggest stakeholder? Move SD is requesting a process to engage San Diego’s citizenry, and to inform the Council’s SANDAG representatives of the City’s policy preferences.



 In fall 2011 during the Regional 
Transportation Plan adoption, the SANDAG 
Board committed to: 

 
 “Implementing an action to develop a 
regional transit-oriented development policy in 
the 2050 RTP Sustainable Communities Strategy 
to promote and incentivize sustainable 
development.” 

 

Presenter
Presentation Notes
 In fall 2011, the SANDAG Board committed to “Implementing an action to develop a regional transit-oriented development policy in the 2050 RTP Sustainable Communities Strategy to promote and incentivize sustainable development.”

SANDAG is currently in the process of hiring a TOD consulting firm to help develop the regional TOD policy. The consultant will be hired in  October 2013. to lead a 12 month workplan developing the TOD Strategy, in time for its inclusion in the 2015 Regional Plan adoption. 



Mixed-Income Housing Near Transit: One in a series of best practices guidebooks from The Center for Transit-Oriented Development, 
Increasing Affordability With Location Efficiency, (November 2009) http://ctod.org/pdfs/tod201.pdf 

Presenter
Presentation Notes
TOD is important to the region, as walkable, compact development offers a multitude of solutions to complex urban planning issues such as infrastrucutre, environmental conservation, and opportunities for Active Transportation. When you have mixed income TOD, it 

-Offers Affordable housing
-Stabilizes transit ridership
-Broaden access to opportunities
-And relives gentrification pressures

http://ctod.org/pdfs/tod201.pdf


 Live closer, drive less 
 Reduce Vehicle Miles Travelled, 

GHG emissions, improve health 
 Provide more affordable housing 
 Provide more transportation 

choices 
 

 Integrated land use 
 Diverse, mixed-income 

communities 
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 SANDAG Regional “Smart Growth Opportunity Areas:”  
 Higher density residential, employment, and mixed use 

development (transit oriented development)  
 Occurs in conjunction with high quality regional transit service 

(e.g. commuter rail, light rail, bus rapid transit, rapid bus, and 
high frequency local bus service).  

 
 

 High Quality Transit Areas (HQTA) are: 
  Generally a walkable transit village or corridor, consistent with 

the adopted RTP/SCS, minimum density of 20 dwelling 
units/acre, within a ½ mile of a well-serviced transit stop with 
15-minute or less service frequency during peak commute 
hours. 

Presenter
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What are smart growth areas exactly? Higher density mixed use (20+ dwelling units per acre, with employment opportunities within ½ mile of transit that runs every 15 min or better). 

HQTA are defined by SCAG as “generally a walkable transit village or corridor, consistent with the adopted RTP/SCS, minimum density of 20 dwelling units/acre, within a ½ mile of a well-serviced transit stop with 15-minute or less service frequency during peak commute hours.” HQTA, a term not currently used by SANDAG, are at the intersection of existing Smart Growth Opportunity Areas and currently identified Transit Priority Areas.


“The goal of the 2050 RTP is to create communities that are more sustainable, walkable, transit-oriented, and compact.” Supporting TOD in Smart Growth areas get us closer to achieving that goal.



Work with 
Municipalities to…          
 Actively support 

the Regional 
Vision for Smart 
Growth 

 Influence land use 
decisions 

 Sponsor and adopt 
station area plans  

 Develop internal 
consistency 
between regional 
transit and local 
municipalities  

Presenter
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How Many Smart Growth areas are there? 200!
Of the 200 Smart Growth Areas in the entire region, over 100 are located within the City of San Diego.�
To foster implementation of TOD, we recommend a broad of coalition of stakeholders convene to:
Actively support the Regional Vision for Smart Growth by strategically incentivizing and investing in SGOA’s that are market ready in a phased strategy. 
Use transit project delivery to influence land use decisions by:
Establishing minimum land use objectives
Understanding regional transit’s ability to deliver catalytic opportunities
Developing and financially sponsoring an integrated transit and land use framework for corridor planning, CEQA streamlining, and preliminary engineering.
Commit necessary capital improvement projects to position station areas to meet the needs of High Quality Transit Areas.
Develop internal consistency between regional transit and local municipalities on TOD policies, such as parking and TDM.





According to  
SANDAG’s latest 2050 
Sub-Regional Forecast 
half of all future growth, 
in population, housing 
and jobs, will be in the 
City of San Dieg0. 

Source:  SANDAG July 11, 2013 Draft Series 13 Subregional Growth Forecast 
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What does the future growth of these areas look like? 
As you can see, half of the future forecasted housing, jobs and population growth will be within the City of SD. 

population increase of 465,000 - 48% of the regional increase
housing increase of 176,000 - 53% of the regional increase
jobs increase of 244,500 - 50% of the regional increase



The majority of growth 
in the City of San Diego 
will occur in  
Smart Growth 
Opportunity Areas 

Source:  SANDAG  8/29/2013.  *2012-2050 growth;  ** Multi-family housing growth in SGOAs 
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San Diego growth in SGOAs 
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Within San Diego, most of the grwoth will occur in the 100 Smart Growth areas. 
San Diego Growth (2012-2050)
Population 445,319
Housing Units 173,468
Single family -1,872
Multi-family 178,752
Mobile home -3,412
Employment 228,925
San Diego Growth in SGOA (2012-2050)
Population 315,851
Housing Units 136,888
Employment 122,690



Federal, State, 
Regional and Local 
Incentives Smart 
Growth and TOD will 
be powerful tools for 
future development 
and infrastructure 
improvements.  
What’s San Diego’s 
share? 

Source:  SANDAG Board of Directors June 28, 2013 Agenda Item No. 13-06-11 
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What is the strategy for insuring this complex development occurs? Currently, there is no overarching strategy to help guide infrastructure investment, parking strategies or transit corridor development. .

How has San Diego fared in getting existing Smart Growth funds? SANDAG has a prsgram that currently allocated $10 M every 2 years for all 200 smart growth areas where TOD will occur. This is a small percentage of local TransNet sales tax revenue. The funds can only be used for planning, or capital improvements for infrastructure, not for land banking or other development costs. Future funding from the State Strategic Growth Council, redevelopment 2.0, Cap and Trade revenue for sustainable community development, as well as the Federal Sustainable Community Partnership all would benefit from this coordinated strategy.

San Diego received 23% of the last round of funding, while on track to deliver 50% of the housing and growth.

Additional regional incentives are needed to support TOD. 

Breakdown: $2,206,946 granted
$1,000,000 Island Avenue Green Street Mobility Improvements
$335,329 Wayfinding Signage
$300,000 East Village Green/14th Street Promenade Master Plan
$400,000 Morena Boulevard Station Area Study Phase 2
$171,617 The Complete Boulevard Planning Study




Regulatory 
Environment 

Traffic and Parking 
Significance 
Thresholds Storm Water 

permitting 
requirements 

Parking Requirements  

Infrastructure capacity 
issues in older 
communities 

Rise of land costs when 
transit is planned or 

built nearby  

Subsequent 
gentrification and 

displacement of low 
income residents and 

transit riders 

Lack of amenities 
near transit 

Lack of high 
frequency transit 

High Development 
Risk due to low 

certainty 
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Animation Trigger:  Click on Title
We need broad solutions and regional incentives to help get past the complex Challenges.
-Traffic and Parking
-Infrastructure
-Land Cost
-Lack of amenities
-Lack of high frequency transit

We are ready to talk about incentives and strategy that will move the region towards solutions.



  

Coordination, Economic Development, and 
Implementation 
Land Use Recommendations for SANDAG 
Local Land Use Recommendations 
Mobility 
Community Design 
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In our full document we break down our Guiding Principles into these five categories…
Move SD spent 4 months researching best practices of other regional efforts on TOD strategy and incentives, and compiled a list of solutions and ideas applicable to San Diego. We vetted the solutions with our Policy committee and our Board. We got feedback and approval from the SD Housing Federation. We are seeking additional feedback and comments, and we will submit the Guiding Principles to SANDAG during their public input process. Here are the highlights of some of the Guiding Principles we have developed for consideration.





 Consider station-area specific plans that satisfy CEQA requirements and 
significantly streamline community processes. 
 

 Ensure that the land use impacts of transit routes and station locations 
are considered throughout all steps in the transit planning process.  

 
 Educate the community and elected officials about the benefits of Smart 

Growth and TOD 
 

 

TOD investments must include areas with 
affordable housing developments and low income 
residents, primary users of public transportation.  

Recognize that each TOD is different, and each 
development is located within its own unique 

context and serves a defined purpose in the context 
of the corridor and the regional system.  

Presenter
Presentation Notes
Consider the creation of station-area specific plans that satisfy CEQA requirements and significantly streamline community processes in order to create certainty of approval for developers. 
Ensure that the land use impacts of transit routes and station locations are considered throughout all steps in the transit planning process. In order minimize gentrification and displacement; develop value capture tools to ensure sufficient property near TOD investments are dedicated to affordable housing and mixed-income housing.
Recognize that each TOD is different, and each development is located within its own unique context and serves a defined purpose in the context of the corridor and the regional system. Therefore, TOD must be integrated into the existing neighborhood fabric to mitigate for adverse effects. 
Coordinate with the community and elected officials about the benefits of Smart Growth and TOD. This empowers community members to provide input and see TOD proposals as solving local problems, creating a sense of ownership, thereby increasing the chances for the TOD plan’s implementation, success and long term relevance. 
To ensure adequate ridership and financial success of transit systems, TOD investments must include areas with affordable housing developments and low income residents, primary users of public transportation. 




1. Perform a market feasibility analysis of potential 
sites to accommodate for future growth 
 

2. Identify and designate which sites fall into 5 year, 
10 year and 20 year development phasing.  
 

3. Use the market feasibility analysis and land use 
scenarios to inform decisions about development 
phasing of TOD. 
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Presentation Notes
New Transit project investments must be spent only in those jurisdictions that have plans and zoning to allow for the immediate implementation of HQTA.
Perform a market feasibility analysis of potential sites to accommodate for future growth, then identify and designate which sites fall into 5 year, 10 year and 20 year development phasing. Use the market feasibility analysis and land use scenarios to inform decisions about development phasing of HQTA.




 In TOD areas identify and 
implement  financing 
mechanisms such as  
 density bonuses for 

affordable housing 
 aggregating inclusionary and 

density bonus obligations into 
buildings of 60 – 120 units for 
efficiency 

 zoning some land near transit 
stops for only affordable 
housing 

 land banking  
 

 New funding sources for 
TOD should be created.  
 

 

 Identify and ensure stable 
sources of operational 
funding to ensure 
sustainable levels of high-
performing transit service. 
 

 Include a set of incentives 
and regulatory 
recommendations to 
encourage development 
that supports high transit 
usage. 
 

Presenter
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In TOD areas identify and implement  financing mechanisms such as density bonuses for affordable housing, aggregating inclusionary and density bonus obligations into buildings of 60 – 120 units which are more cost-effective than building affordable housing requirements 5 – 10 units at a time, zoning some land near transit stops for only affordable housing, and land banking to preserve land for equitable TOD to secure land for affordable housing before land values rise when transit is built.
New funding sources for TOD should be created. TOD locations could be incentivized with $2 million per location to help offset costs related to developing equitable TOD. 
TOD also requires more frequent transit service!
Regulatory recommendations should encourage development that supports high transit usage.




 Public land, such as 
land held by the transit 
agencies, should not be 
held to a market based 
standard. 

 
 Identify 

 Equitable TOD 
 Density increases 
 Station Area Types 
 

 Consider the different 
kinds of transit scales 
and how to integrate 
them. 
 

 In SGOA, discourage 
leapfrog development 
and promote 
coordinated corridor 
development. 
 

 

Presenter
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Public land, such as land held by the transit agencies, could be discounted for public/private partnerships where equitable TOD has been identified as a way to improve quality of life in underserved communities.
SANDAG should act as the agency to identify equitable TOD needs and be a catalyst for equitable access to food, affordable housing, employment, healthcare, education, childcare etc. by improving walkability and expanding transit oriented land uses.
Identify where density increases can be supported by high-performing transit and where the future multi-family units are most likely to support the regional transit system to discourage leapfrog development.
Identify station area types that address transit technology, community character, density/intensity and mix of land uses, housing mix, and building heights. .
In underdeveloped areas consider using development transfer to focus new development in transit corridors




 Create Compact Development Areas Within a ½-Mile Walk of Public Transit  
 

 Integrate Land Use, Transportation, and Housing Policies to Balance Community 
Needs  
 

 Provide a Variety of Housing Types 
 

 Update Station-Area Zoning to Support TOD 

Presenter
Presentation Notes
Create compact development areas within a ½-mile walk of public transit and with sufficient density and/or intensity to support ridership. 
Create easy to implement development zones with greater flexibility for mixing uses and higher density/intensity that are easier to implement than traditional requirements, and are able to respond to changing conditions. 
Provide a variety of housing types for a wide range of ages and incomes. 
Encourage local jurisdictions to commit to integrate land use, transportation, and housing policies in the context of balancing community needs and market conditions with the regional vision. Make recommendations for zoning appropriate for TOD where current zoning does not support it. Consider the use of floor-area-ratio versus density as a metric used around TOD.
Encourage the redevelopment of auto-oriented development located along principal public transit corridors to transit-oriented land uses. This may require incentives to landowners to remove existing income-producing uses. Discourage old uses which are non-conforming and yet continue to exist indefinitely. Station area zoning should be updated to incorporate transit supportive uses and standards. 
Investigate Transferable Development Rights in order to preserve open space and historic buildings, or to make TOD density work.




 Prioritize future transit 
projects in High-Quality 
Transit Areas (HQTA’s) 
 

 Transit Corridors should be 
planned at the regional 
level to increase efficiency 
and connectivity between 
modes, creating a 
cohesive system. 
 

 Evaluate how value 
capture can be a way to 
increase funding for multi 
modal transit options. 
 

 Work with transit 
providers to provide long 
term transit passes in 
exchange for parking 
spaces. 
 
 
 

 

Presenter
Presentation Notes
Prioritize future transit projects in High-Quality Transit Areas (HQTA’s) based on ridership need, immediate development potential, and underserved areas where ridership would be high.
Transit Corridors should be planned at the regional level to increase efficiency and connectivity between modes, creating a cohesive system. 
Evaluate how value capture can be a way to increase funding for multi modal transit options.
Focus on creation of a transit system not a commuter system.
Work with transit providers to provide long term transit passes in exchange for parking spaces.
Create continuous, direct, convenient access to transit stations for all modes including pedestrians and bicyclists for residents and employees outside of the TOD. Walk improvements should be assessed at a minimum of ½ miles consistent with SANDAG’s Active Transportation Scoring criteria.
Priorities funded through the Active Transportation Implementation Framework should complement TOD priority areas. 




PARKING MODIFICATIONS 

 
 The outdated auto-centric 

vehicular Level of Service 
(LOS) metric need to be 
replaced with one that 
evaluates multiple modes to 
improve transportation 
performance standards. 
 

 Eliminate parking minimums 
to encourage development 
and increase housing 
affordability. 
 

 Revise off-street parking 
requirements and policies 
that minimize surface 
parking especially in TOD 
areas. 
 

 Work with transit providers 
to provide long term transit 
passes in exchange for 
parking spaces. 

 

Presenter
Presentation Notes
TOD traffic and parking impacts for infill TOD projects are mostly calculated in the same manner as suburban and green field developments, running counter to state and local policies to address climate change and air pollution through the reductions of GHG emissions caused by transportation and land use. No credit is given where trips can be made by walking and biking, and in areas where low income people have low vehicle ownership and high transit propensity. The outdated auto-centric vehicular Level of Service (LOS) metric need to be replaced with one that evaluates multiple modes to improve transportation performance standards.

Recommend to eliminate parking minimums to encourage development and increase housing affordability.  Revise off-street parking requirements and policies that minimize surface parking especially in TOD areas.

Work with transit providers to provide long term transit passes in exchange for parking spaces.




 Identify Gaps in Amenities 
 Complete Streets 
 Make Safety and Connectivity 

Priorities  
 Blend TOD into Existing Fabric 
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Public policy should encourage the highest level of performance in social and environmental measures for all station area types.
Local jurisdictions should identify gaps in amenities, fund needed public facilities and improve infrastructure within TOD/High-Quality Transit Areas (HQTA’s), especially in areas where low income communities are disproportionately impacted by poor walking conditions.
TOD areas must be served by Complete Streets, providing local safe routes to transit. Streets need to be designed with the pedestrian and cyclist in mind where safety and connectivity are priorities.
Encourage active transportation through way-faring signage.
Design TOD to integrate and blend into the existing urban and community fabric.



Sept. 2013- 
February 2014 

Feb.- May 2014 June- Aug. 2014 Sept. 2014-
January 2015 January 2015 

Public 
Outreach by 
the SANDAG 
TOD consultant 

Prepare 
Best 
Practices 
report, and 
Preliminary 
Concepts, 
Market 
Readiness/ 
Financial 
Feasibility 

Workshops, 
Focus 
Groups to 
prioritize 
TOD 
policies, 
strategies 
and early 
actions 

Draft and 
Final TOD 
Strategy 
and 
Implement-
ation Plan 

SANDAG 
Board 
adopt 
TOD 
Policy and 
Strategy.  
 
Apply to 
Regional 
Plan 
Update 



Sept. 2013- 
December 2014 

Nov.2013 - Feb. 
2014 Feb. 2014 Spring/Summer 

2014 Fall 2014 

Request City staff 
to review the 
Move SD Guiding 
Principles, and 
make 
recommendations 
to Council on 
options for the 
Regional TOD 
Policy incentives 
and strategy. 

Solicit Public 
Input from 
stakeholders, 
CPG’s, and 
Council 
Members.  

TOD Hearing 
at LU&H in  
Feb 2014 to 
discuss 
where there 
is policy 
consensus, 
and areas 
that need 
further 
development 

Staff or LU&H 
report with Final 
City of San 
Diego official 
rec’s for the 
Regional TOD  
Strategy 

SANDAG 
Board 
hear draft 
TOD 
Policy and 
Strategy. 
Adoption 
for Jan. 
2015  
 



Conclusion 
 

 1. Transit Oriented Development in San Diego= 
150,000 units! 
 

 2. Move SD Guiding Principles = A starting point. Is 
there consensus?  
 

 3. Request for a City of San Diego process for Regional 
TOD policy engagement. 

 
 
  

Presenter
Presentation Notes
TOD Overview. Why it matters- over 150,000 until to be developed in our existing urban fabric
A compilation of MoveSD’s solutions- opportunities for consensus on a development strategy
Requesting a process. How can the City best engage as the biggest stakeholder? Move SD is requesting a process to engage San Diego’s citizenry, and to inform the Council’s SANDAG representatives of the City’s policy preferences.
To realize the benefits of TOD, we must all work together on a strategy that rewards urban planning and conservation. There is no single policy solution that will bring about more vibrant and high-performing transit oriented development across the San Diego region; rather, it will take many actions at all levels to create the regulatory and funding framework to allow more desirable transit oriented communities to emerge. It will take understanding and support of these issues by a broad array of interests, including real estate developers, neighbors, businesses, planning staff, elected officials, and the advocacy community.





  @MoveSD 
www.movesandiego.org 
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Thank you and Good morning Chair Zapf and members of the Committee. 
Move SD is here today to present our ideas around the proposed SANDAG Transit Oriented Development incentive policy.



1) Near term transit investments must 
be spent in places with plans and 
zoning to allow for the immediate 
implementation of TOD. 

2) Incentivize TOD areas with $2 million 
grants for the top 10 stations. 

3) Identify where future housing 
densities are most likely to support 
the regional transit system.  

4) Consider the creation of station-area 
specific plans and programmatic EIRs 
to create more certainty and 
streamlined CEQA analysis in 
development approval process. 

5) Generate meaningful community 
involvement through education. 

6) Create affordable housing and mixed-

income communities that relieve 
gentrification and displacement 
pressures. 

7) Capture the value of public transit 
investments and create stable sources 
of funding. Incentivize local TOD 
initiatives. 

8) Public land identified for equitable 
TOD should not be held to market 
based standard. 

9) Cooperate with local jurisdictions to 
proactively acquire land prior to land 
values going up. 

10) Establish minimum land use 
objectives. 



Series 13 Regional Growth Forecast: Smart Growth Opportunity Areas and Growth 

City of San Diego  

  San Diego City Within SGOAs 
Growth 
Within 

SGOAs Total 
  2012 2050 Growth 2012 2050 Growth 

Population 1,321,381 1,766,700 445,319 373,738 689,589 315,851 70.9% 

Housing Units 518,161 691,629 173,468 167,789 304,677 136,888 78.9% 

Single Family 279,919 278,047 -1,872 35,128 27,400 -7,728 N/A 

Multi Family 232,950 411,702 178,752 131,325 277,131 145,806 81.6% 

Mobile Homes 5,292 1,880 -3,412 1,336 146 -1,190 N/A 

Employment 780,252 1,009,177 228,925 341,605 464,295 122,690 53.6% 
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