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C.2 Moderate and Above Moderate Income
Candidate Sites Inventory
CALCULATION of UNIT CAPACITY
Encinitas has grown from its agricultural roots to a more modern, suburban community. As development 
continues to change throughout the region and demand outpaces supply of housing, Encinitas has designated 
sites for reuse to accommodate its moderate-income and above moderate income needs.  Once a traditional 
commercial corridor, Pacific Coast Highway has begun to evolve as a unique coastal urban infill opportunity 
area. The city’s adoption of the Downtown Encinitas Specific Plan and the North Highway 101 Corridor 
Specific Plan provide the policy guidance for the transition to residential and mixed use development along this 
Corridor.

PROCESS of SITE EVALUATION
The City conducted a review of sites that have recently converted to residential to accommodate Moderate and 
Above Moderate Income Households. Within the Downtown, Highway 101 and adjacent areas, permits have 
been issued for 63 units in the Downtown and North Highway 101 areas. The 17 separate applications involve 
the construction of residential units in previous commercial properties. Through the adoption of the Specific 
Plans in these area, the intent is to expand opportunities for residential and commercial activity in a more 
urban setting.

The following factors contribute to the evaluation of appropriate sites for moderate market-rate units:

1. Access to Coast Highway – sites with direct access to Coast Highway or directly adjacent to it were
deemed ideal for infill development
2. Sites exhibiting adjacent changes or significant investment – these include sites adjacent to  major
transportation facilities, new developments, mixed use development or major roadway  improvements or
planned improvements.
3. Sites exhibiting substantial underutilization – these sites are long term commercial retail, industrial
or antiquated buildings that are deemed highly underutilized. These are typically smaller sites. These sites
include areas zoned R11 and R25. The R11 and R25 sites are prime candidates for additional units and
subdivisions as they are substantially underutilized
4. Accessibility to Water, Sewer and Utilities – Sites with adjacent infrastructure or already served by
utilities.
5. Sites exhibiting lot consolidation potential – site that are perceived with potential to consolidate with
adjacent parcels.

The reuse of existing developed sites has been a very successful means to accommodate growth in areas 
previously thought to be unavailable for growth. Table C-6 shows sites that have transitioned from commercial 
to residential or mixed use during the previous planning period.
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MAP OF MODERATE AND ABOVE MODERATE 
SITES
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CALCULATION OF UNIT CAPACITY
The capacity of these sites was initially determined by multiplying the parcel size by the minimum or midrange 
density for that zoning designation.

In mixed-use areas (Downtown and North 101 Specific Plan Areas), only sites large enough to accommodate 
at least four dwelling units were included to identify those sites most likely to be redeveloped. The site capacity 
was then further reduced based on the likelihood of redevelopment, as described in Appendix B. In particular, 
only 50 percent of the capacity of the sites in the DCM-2, D-VSC and D-OM Zones of the Downtown Encinitas 
Specific Plan, as well as the N-CM1, N-CM2, N-CM3, N-CRM1, and N-CRM2 Zones of the North 101 Corridor 
Specific Plan, has been counted to recognize constraints posed by existing uses. Because redevelopment 
is most likely in the DCM-1 Zone, 75 percent of the capacity of the DCM- 1 Zone has been counted. These 
deductions have resulted in a very conservative estimate of the development potential of the mixed use area.

SELECTION OF SITES
This Appendix C contains a selection of those sites that are most likely to be developed for moderate and 
above-moderate income housing. Sites have been removed that have already been developed, and those that 
could accommodate fewer than four units, in mixed use zones, or only one unit, in residential zones. 

WATER AND SEWER AVAILABILITY
As discussed in Appendix B, each site has been evaluated to ensure there is adequate access to water and 
sewer connections. Each site is situated adjacent to a public street that has the appropriate water and sewer 
mains and other infrastructure to service the candidate site.
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C.3 Approved Units Without Building Permits

Table C-7: Approved Units Without Building Permits
APN ADDRESS CASE NO. UNIT 

TYPE
UNITS 

APPROVED
INCOME 

CATEGORY
254-382-04 1234 Orpheus Ave 13-241 ADU 1 Above Moderate
262-080-17-00 1386 Tennis Club Dr 14-209 SFD 1 Above Moderate
262-080-16-00 N/A 14-256 SFD 2 Above Moderate
256-282-21-00 444 Neptune ave 14-275 SFD 1 Above Moderate
261-062-07 2155 Manchester 14-287 SFA 3 Above Moderate
216-030-10 510 La Costa Ave. 15-0222 5+ 48 44 Above 

Moderate; 4 
Very Low

256-252-08-00 437 Fulvia St. 16-316 SFD/ADU 2 Above Moderate
264-143-41 2218 13th St 17-0206 SFD 2 Above Moderate
216-071-34 496 Hilllcrest Dr. 

(Unit 1 and 2)
17-0298 SFD 2 Above Moderate

260-131-02 735 Santa Fe Drive 18-001 5+ 14 13 Above 
Moderate; 1 
Very Low

258-350-28 754 Bonita 18-086 5+ 10 9 Above 
Moderate; 1 
Very Low

261-053-17 2370  Manchester 
Ave.

19-3062 SFD 1 Above Moderate

258-341-19 1262 San Dieguito 
Dr. (Unit 1 and 2)

CDP-003013-2019 SFD 2 Above Moderate

256-090-06 and
-07

555 & 571 Vulcan MULTI-002569-2018 SFD 12 11 Above 
Moderate; 1 
Very Low

261-091-14 2381 Manchester 
Ave. (twinhome)

MULTI-002908-2019 SFA 2 Above Moderate

258-023-21-00 100 & 104 Fifth St MULTI-002926-2019 SFD 1 Above Moderate
258-163-08 765 Second St MULTI-002995-2019 SFD 2 Above Moderate
261-111-07-00 2437 Manchester MULTI-003128-2020 SFA 2 Above Moderate
262-080-16 Berryman Canyon Dr MULTI-003495-2019 SFD 1 Above Moderate

216-122-46 1435 Bella Azul Ct MULTI-003643-2020 SFD 1 Above Moderate

254-612-1200 1150 Quail Gardens 
Drive

3524-2019 SFD/MFD 250 210 Above Mod-
erate, 40 Very 
Low
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Table C-7: Approved Units Without Building Permits
APN ADDRESS CASE NO. UNIT 

TYPE
UNITS 

APPROVED
INCOME 

CATEGORY
256-272-1200 448 N Coast Hwy 

101 
MULTI-002690-2018 SFD/ADU 2 Above Moderate

260-364-0300 1935, 1939 
Cambridge

MULTI-003245-2019 2 to 4 4 Above Moderate

260-275-2800 1739, 1741 San Elijo MULTI-003286-2019 2 to 4 4 Above Moderate
258-184-1400 221-227 West G MULTI-003235-2019 2 to 4 4 Above Moderate
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C.4 Letters of Interest From Property Owners
for Very Low and Low-Income Candidate Sites



City of Encinitas 

C- 1    2013-2021 Housing Element  - Appendix C

C.4 Letters of Interest From Property Owners for Very Low and Low-Income
Candidate Sites
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From: Bryan Smith  
Sent: Monday, May 07, 2018 10:42 AM 
To: Larry Jackel <ljackel@fenwayca.com> 
Subject: Cabo Grill site - 1950 N Coast Hwy 101. Encinitas, CA 92024 

Larry, 

Today, I did a site visit to the former Cabo Grill site located at 1950 N Coast Hwy 101. Encinitas, CA 
92024.  As you know, the property is vacant and has not been occupied for nearly 10 years. 
Unfortunately, the condition of the building on the property is very poor and is in considerable disrepair. 
It cannot be occupied absent a complete renovation down to the framing. Further, the existing structure 
does not meet building code, life/safety, or ADA requirements.  

While we have taken steps to protect the building, it has been and continues to be broken into by 
vagrants. The current condition of the property is shown in the attached photos. There are large 
openings in the roof, broken windows, extensive holes in the drywall, missing doors, broken/uneven 
floors, and missing light and plumbing fixtures. 

I recommend that we take steps to demolish the building. 

Please let me know if you have any questions. 

Thanks, 
Bryan 

Bryan Smith | Chief Operating Officer and General Counsel | Fenway Capital Advisors 
674 Via de la Valle, Suite 310, Solana Beach, CA 92075 
direct (858) 436-3616 | fax (858) 436-3636 | cell (858) 444-5709 
bsmith@fenwayca.com|  www.fenwayca.com 

This communication may contain information which is privileged and/or confidential under applicable law. Any dissemination, 
copy or disclosure, other than by the intended recipient, is strictly prohibited. If you have received this communication in error, 
please immediately notify us via return e-mail to bsmith@fenwayca.com  and delete this communication without making any 
copies. Thank you for your cooperation. 
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PHOTOS OF THE CURRENT CONDITION OF THE CABO GRILL BUILDING (JACKEL PROPERTY) PROVIDED BY THE 
PROPERTY OWNER 
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May, 8th 2018

To Ms. Diane S. Langager 
Principal Planner City of Encinitas
505 S. Vulcan Avenue Encinitas, CA 92024

RE: 1967 N Vulcan Ave. 

We would like to submit our land, 1967 N Vulcan Ave, Encinitas CA 92024, for consideration,
from the Housing Element Task Force, to be included in the proposed increased maximum 
zoning density of R-30.

The subject property is 2 Acres and is currently under used, flower field, shop, old residence,
etc...

We are currently in the process of a tentative map process, but prefer to wait for the zoning 
change and then commence developing and building under the new proposed zoning plan. 

We have no intention of keeping the flower field and/or any of the old structures on the land, 
they will be demolished to make way of development and building on the entire 2 acre site. 

We want the City of Encinitas to be sure of our intentions of developing, demolishing, and 
building under the new proposed zoning, once entitlements are secured. 

Please call us if you need anything else.  

Sincerely,

Craig Ronholm,
(619) 885-7361
craigronholm@hotmail.com

DocuSign Envelope ID: CEECA80A-73AB-4D1D-A3A5-45D4E4951F54
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On Apr 4, 2018, at 2:57 PM, Keith Pittsford <kpittsford@sgpa.com> wrote: 

Hello Diane,

Thank you for speaking with me today.  Enclosed, please find a preliminary Feasability study for Seacoast 
Church at 1050 Regal Road.  I am requesting on behalf of the church to have the entire site be 
considered for the housing element task force up zone for affordable housing that goes before the City 
Council tonight.  

We are currently looking at a 29,000sf parcel on the south and/or an acre or more site on the north for 
possible affordable housing in order to provide affordable housing for the church staff and the 
community.

I look forward to seeing you there tonight and finding a way to get Seacoast Church added the list.

Best Regards, Keith

I will plan on attending and sharing our plans 
Keith A. Pittsford, Architect
Principal

SGPA ARCHITECTURE AND PLANNING
1545 Hotel Circle South, Studio 200
San Diego, California 92108
P. 619.297.0131 | kpittsford@sgpa.com
C. 619.884.6025 | www.sgpa.com

Join our commitment to sustainability.
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From: David Meyer [dcmeyer1@earthlink.net]
Sent: Tuesday, May 08, 2018 5:29 PM
To: Council Members
Cc: athome
Subject: New site possibility for Housing Element Update

Please accept this email as proposing the following adjacent parcels (see below), totaling approximately 
6.6 acres, to be considered as a possible replacement for the L-7 site.  Our company is working with the 
owners of these parcels to file a Density Bonus Tentative Map application, however, they have given 
permission to express their interest in either a swap for L-7 or a rezoning of the subject parcels to 30 
units to the acre.  We are open to discussing this possibility in short order, as we know time is short for 
the city to complete its review process to get a draft Housing Element Update (HEU) approved by HCD 
and on the November ballot.  

SUBJECT PROPERTY:    
Approximately 6.62 gross acres as follows:   
APN: 256-171-13 (Approx.   32,819 s.f. – Zoned R5) 
APN: 256-171-14 (Approx.   27,714 s.f. – Zoned R5) 
APN: 256-171-15 (Approx.   61,477 s.f. – Zoned R5) 
APN: 256-171-20 (Approx.   25,932 s.f. – Zoned R3) 
APN: 256-171-21 (Approx.   16,514 s.f. – Zoned R3) 
APN: 256-171-24 (Approx. 123,967 s.f. – Zoned R3) 

Please find attached the plat map of these parcels, along with an aerial map from the City’s E-Zone 
website.  In planning this site for a TM application, we have identified few, if any, known impediments to 
the development of this site during the current HEU planning period at a density up to 30 dwelling units 
to the acre, which will make it a good candidate for inclusion in the current HEU. 

I am available to meet with representatives of the City to discuss this site in further detail and its 
viability for inclusion in the HEU. 

Sincerely, 

-David Meyer
760-310-8836
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Clarke Ave LOI.doc Page 1 of 4

LETTER OF INTENT

RE: Entitlement of Approximately 6.62 Acres
Encinitas, California 

The parties hereto are willing to work cooperatively in an effort to enter into a formal agreement 
(“Agreement”) for the entitlement of the subject properties as a residential subdivision under the 
following basic terms and conditions: 

PROPERTY: Approximately 6.62 gross acres located in Encinitas, California as 
follows:

APN: 256-171-13 (Approx. 32,819 s.f.) 
Eleaza Beaz and Santa Ana Benavides Mancilla,  
and Fidel Garcia-Gomez 
APN: 256-171-14 (Approx. 27,714 s.f.) 
Pablo Quiroz Sanchez and Juana Rodriguez 
APN: 256-171-15 (Approx. 61,477 s.f.) 
Kirk C. Reed, As Trustee of The Kirk C. Reed Trust, and 
Paul M. Huiras and Sandra K. Huiras 
APN: 256-171-20 (Approx. 25,932 s.f.) 
David Maldonado and Olivia Maldonado, Trustees of the David 
and Olivia Maldonado Family Trust 
APN: 256-171-21 (Approx. 16,514 s.f.) 
David Maldonado and Olivia Maldonado, Trustees of the David 
and Olivia Maldonado Family Trust 
APN: 256-171-24 (Approx. 123,967 s.f.)
David Maldonado and Olivia Maldonado, Trustees of the David 
and Olivia Maldonado Family Trust

Herein, collectively referred to as “Property Owners”. 
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Clarke Ave LOI.doc Page 3 of 4

PROPERTY TRADE: Property Owners understand that DCM has presented a potential 
opportunity to trade or rezone the subject Property and hereby 
authorize DCM to additionally pursue such opportunity on their 
behalf.  Should such opportunity present itself, the parties hereto 
agree to work cooperatively to explore such opportunity and hereby 
acknowledge DCM as the procuring cause of such opportunity.

CONFIDENTIALITY: Neither party shall disclose, reveal, or disseminate any information 
relating to this Letter of Intent to any person, or use such information 
for its own account or benefit other than to evaluate the merits of the 
transactions contemplated herein. 

This Letter of Intent is an outline of business provisions mutually agreed to by the parties 
hereto and is not a binding legal agreement between the parties.  Neither Property Owners 
or DCM shall have any obligation resulting from the terms contained herein, except as to 
the Property Trade and Confidentially provisions herein, nor shall any other obligation or 
liability be incurred by either party until and unless a formal Agreement is signed and 
executed by both parties.  However, the parties hereby agree to work in good faith to 
consummate a formal Agreement within ninety (90) days of the date of this letter, and 
Property Owners agree not to work with, negotiate or enter into a contract with any other 
party during the ninety (90) day period for the sale or entitlement of the property or to 
encumber the Property in any other manner. This LOI may be executed in several 
counterparts or by electronic or facsimile transmissions, which together shall constitute 
one and the same instrument. 

[SIGNATURES CONTAINED ON NEXT PAGE]
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From: Keith Harrison <keithharrison@sbcglobal.net> 
Date: May 9, 2018 at 1:32:11 PM PDT 
To: <DLangager@encinitasca.gov> 
Cc: 'Brenda Wisneski' <Bwisneski@encinitasca.gov> 
Subject: May 9, 2018 City Council Agenda Item 10A 

Diane, 

Since my email to you on April 4th requesting that my property at 364 2nd Street and 371 2nd Street (Site 
AD14) be withdrawn from inclusion in the housing element update, I have heard the City Council and 
HEU Task Force members repeatedly voice their commitment to HEU zoning changes being in the form 
of an “overlay” to existing zoning whereby property owners will not lose their existing zoning rights.  I 
therefore have no objection to site AD14’s inclusion in the HEU update. 

If you are still looking for additional sites that are good candidates to accommodate multi-family housing 
at 25 to 30 units per acre, you may want to consider the 4.13 gross acres (2.25 net) of OP (office 
professional) land I own at 780 Garden View Court (APN’s 257-470-25, 09 & 10).  The property consists 
of three lots, of which one is improved with a 18,897 tilt-up concrete building constructed in 1995 for 
Frog’s Gym.  The remaining two lots are improved with 191 concrete asphalt parking spaces for the 
gym.  The existing parking equates to more than ten (10) spaces per 1,000/s.f. of building area which is 
far in excess of what the gym  really needs (approximately five (5) spaces per 1,000 s.f. which can be 
demonstrated with a parking study.  The existing parking is also 251% more than what is required for 
professional office use which the gym could be converted to easily.  Therefore, a significant portion of 
the parking lot could be developed as multi-family without any need to raise the existing building.  The 
2.25 acres is at an elevation approximately five (5) feet above Garden View Court which would allow a 
subterranean parking garage to be constructed efficiently and without significant ramping.  This would 
further expand the developable area.  In terms of impact to neighbors, the property is bordered on the 
north and west by native open space, professional office to the south, and two (2) residential homes to 
the east.  The two residential homes are oriented away from the subject property (significant rear-yard 
setbacks between the homes and the subject) and are on pads approximately 17 f.t. above the subject 
parking lot.  I have attached a site plan and elevations for your review.  Please let me know if you would 
like any additional information. 

Regards,   

Keith Harrison 
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