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Project Background & Purpose

2013-2021 Housing Element Update
• Goals and programs to diversify housing in Encinitas

HCD’s Local Early Action Planning (LEAP) Grant Program
• Expedite permit approvals and objective design standards for the El Camino Real 

corridor

Community Surveys
• Better understanding of the community’s needs and values



Project Process
We Are Here

Workshop #3: 
Draft Specific Plan

Fall 2022

Draft Environmental 
Impact Report

Spring 2023

Planning Commission 
Review

Spring/Summer 2023

California Coastal 
Commission Review

Final Environmental 
Impact Report 
Summer 2023

City Council Review
Summer/Fall 2023



Project Milestones
May – June 2021 | Early Outreach Survey

June 23, 2021 | City Council Approved Contract

July 14, 2021 | Project Kick-off Meeting



September 2021 | Project Area 

Fact Sheet

Project Milestones



October 2021 | Opportunities and Constraints 
Memorandum – Draft

December 2021 | Finalized and Published

Project Milestones



Opportunities and Constraints Memorandum

Key Findings:
• Land Use/Zoning Regulations

• Car oriented development
• Lack of diversity and housing
• Limited park and rec facilities
• Underutilized retail and parking 

lots

Project Milestones



Opportunities and Constraints Memorandum

Key Findings:
• Mobility

• Long block patterns;
• Lack of bus stop amenities;
• Ample parking that rarely reaches 

full capacity; and
• Standard pedestrian and bike 

connections.
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Opportunities and Constraints Memorandum

Key Findings:
• Urban Design

• Internal-facing shopping centers
• Lack of connectivity between 

centers
• Eclectic architectural styles
• Lacks a sense of place
• Limited street presence 
• Varying building orientations.

Project Milestones



Opportunities and Constraints Memorandum

Key Findings:
• Economics

• Aging shopping centers
• Aging population needs
• High office vacancy
• Underutilized retail and parking lots
• Opportunity for high quality 

employers and start-up/incubator 
space

Project Milestones



Opportunities and Constraints Memorandum

Key Findings:
• Utilities

• Visible
• Obstruct sidewalk access
• May need capacity upgrades

Project Milestones



November 15, 2021 | Public Workshop #1

Project Milestones



November 15, 2021 | Public Workshop #1

Project Milestones

Station Topics:

• Land Use

• Urban Design

• Mobility

• Economics

• Vision for Corridor



November 16, 2021 | Virtual Workshop Environment

Comment Period November 16, 2021 to December 13, 2021

Project Milestones



Public Workshop #1 | Community Feedback Themes

Similar Opinions:

• Pedestrian and Bike Friendly Environment

• Traffic Improvements
• Address congestion and reduce speed to improve safety

• Existing Vehicle Access and Parking

• Landscape Improvements Throughout
• Trees, turf, parks and open space

• Retain quantity/variety of uses but see unique small businesses

• More mixed development types in strategic locations

• Retail, office, and housing

Project Milestones



Public Workshop #1 Feedback Themes

Project Milestones

Differing Opinions:

• Building Heights

• Public Transportation

Remove Height Limitation Keep Height Limitation

Allow for a greater range 
to the land uses.

Retain the “small town” 
feel.

Pro Con

Variety of housing options 
(Condo, Townhome)

Added housing will cause 
more congestion.

Missing Middle Housing

Affordable Housing

Senior Housing

• Housing

Pro Con

Trolley or Shuttle Service Unrealistic for area



Project Milestones

Discussion Topics Included:
• Market Reflections/Market Forecast
• Current Regulations
• Housing
• Parking

December 7, 2021 | Developer Roundtable Discussion



Project Milestones

Overall Developer Comments:
• Standalone Retail is Failing
• Increase Density (40-60 du/ac)

• Corridor needs to be more bikeable/ walkable to accommodate density

• Increase Building Heights
• Flexible Zoning Regulations (Overlays)

• Let the market dictate uses

• Horizontal Mixed-Use is Preferred

• Municipal Code outdated w/ Conditional Use Permits required for certain uses

December 7, 2021 | Developer Roundtable Discussion
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Draft Specific Plan

Fall 2022

Draft Environmental 
Impact Report

Spring 2023

Planning Commission 
Review

Spring/Summer 2023

California Coastal 
Commission Review

Final Environmental 
Impact Report 
Summer 2023

City Council Review
Summer/Fall 2023



Questions and Comments

Project Website

www.encinitasca.gov/El-Camino-Real-SP

Sign-up for Notifications

www. encinitasca.gov/Home/City-Updates




