
 

Tel: (760) 633-2712; Fax: (760) 633-2818 

City of Encinitas 
Development Services Department 
505 S. Vulcan Avenue, Encinitas, California 92024-3633 

 

 

May 14, 2018 

 
Department of Housing and Community Development  
Division of Housing Policy Development  
Attn: Ms. Robin Huntley  
2020 W. El Camino Avenue, Suite 500  
Sacramento, CA 95833  
 
Re:  Responses to Public Comments Submitted to HCD Regarding the City Of Encinitas 

Draft Housing Element Submittal  
 
 
Dear Ms. Huntley:  
 
Thank you for forwarding the following comments submitted to you in reference to the City’s 
Draft Housing Element. Attached are responses from the City to the following correspondence: 

Emails from: 
Steven Gerken, May 1, 2018 
Susan Cooper, May 10 and May 11, 2018 
Susan Turney, May 11, 2018 
Glen Johnson, May 11, 2018 
Carmen Nespor, May 11, 2018 
Michael McSweeney, BIA San Diego County, May 11, 2018 
 
Letters from: 
Cheryl Konn, May 11, 2018 
Borre Winckel, BIA San Diego County, two letters dated April 4 and May 11, 2018 
 
 
Should you have any further questions or comments, please feel free to contact me directly at 
760-633-2712 or bwisneski@encinitasca.gov. 
 
 
Sincerely,  
 
 
 
Brenda Wisneski, AICP 
Development Services Director 

 

mailto:bwisneski@encinitasca.gov
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Emails from: 
Susan Cooper, May 10 and May 11, 2018 
Susan Turney, May 11, 2018 
Glen Johnson, May 11, 2018 
Carmen Nespor, May 11, 2018 
Michael McSweeney, BIA San Diego County, May 11, 2018 
 
Letters from: 
Cheryl Konn, May 11, 2018 
Borre Winckel, BIA San Diego County, two letters dated April 4 and May 11, 2018 
 
 
Gerken, dated May 1, 2018 

Procedural Errors in Removal of Site L-7: At its regularly scheduled meeting on April 18, 2107, 

the City Council voted to remove L-7 from consideration subsequent to the submittal of the 

Draft Housing Element to HCD.  The discussion of the Housing Element and efforts to gain 

compliance was an agendized item.  Removal of the site was within the scope of the 

agendized item.  Once the City Council decided to remove L-7, a revised Housing Element 

was provided to HCD with the L-7 site removed.   

Consistency of Site Selection with General Plan Policies Regarding Balance between 

Commercial Land and Population: The City desires to maintain a proper balance between 

residential and commercial land uses. Only eight of the nineteen sites selected as suitable for 

lower income housing are currently zoned non-residential.  Therefore, development of these 

sites for residential uses will not significantly affect the balance of land uses in the City. 

While these sites have been available and zoned for commercial development for many years, 

there has been no developer interest or desire to develop these parcels for viable commercial 

uses.  Existing owners have expressed their desire to redevelop these sites with residences.  

Distribution of Housing Element Sites:  The City Council has expressly stated that a fair and 
equitable distribution of sites is ideal.  The sites in question were discussed in great detail at 
numerous public meetings.  While three of the sites (sites 05, AD2, 12) are located adjacent to 
one another, they are near Encinitas Boulevard which provides direct access to commercial 
uses, transit, and the I-5 freeway.  The environmental assessment being developed for the 
Housing Element under Government Code 65759 will further evaluate potential traffic impacts 
associated with rezoning the proposed housing sites.  

Environmental Constraints Regarding Site AD2:    The City utilized the prior environmental 

analysis completed for Site AD2 in determining the capacity of the site.   Although the site 

acreage totals 11.59 acres, 2.54 acres were excluded because of the presence of wetlands and 

wildlife habitat in or near the site, steep slopes, and an existing power line easement.  The 

impact listed regarding hazards and hazardous materials is not related to any known 

contamination of this site, but is rather a risk associated with any development. The 

environmental assessment will further review traffic impacts. The owner has expressed a desire 

to develop the site for affordable housing. 
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High Voltage Power Lines Traversing Site AD2: Power lines traverse site AD2, and the 
easement area has been deducted from net site acreage in determining site capacity. The 
owner of the site is aware of these easements and has represented to the City that the site can 
feasibly be developed for housing.  
 
Insufficient Capacity on Quail Gardens Drive: Quail Gardens Drive has a capacity of 20,000 

vehicles per day.  It currently carries an average of 9,400 vehicles per day.  The environmental 

assessment currently being completed will further review traffic impacts.  

Distance to Schools: The public elementary, middle school and high schools are within 1 

miles of the site. San Dieguito High School and Ocean Knolls Elementary are located south of 

the site.  Therefore, travelers would likely travel south on Quail Gardens Drive to Westlake 

Street.  Oak Crest Junior High is located near the intersection of Encinitas Boulevard and 

Balour Drive.   

Based on changes made by the City Council on May 9, 2018, 25 percent of the housing units 

would be located in proximity of the intersection of Encinitas Boulevard and Quail Gardens 

Drive.  Locating these sites is based on the availability of vacant property and interest of the 

property owner. 

School capacity and the estimated student generated by site development will be detailed in 

the environmental assessment for the Housing Element.  However, based data provided by 

each school district, capacity is available within each school and generation factors are less 

than 0.2 students per unit.  In fact, the information provided indicates that student population in 

the City has decreased by about 2,500 students since the 2014/2015 school year. 

Distribution of Sites:  The General Plan is not being violated by choosing the sites shown on the 
draft Housing Element.  In fact, it is supportive of General Plan policies.  In selecting the sites, 
key factors were the likelihood of redevelopment, owner support, and the presence of vacant 
land. The City conducted an exhaustive effort to determine those sites represent the highest 
and best opportunity for affordable housing development.  

Consideration of Other Sites. At its May 9, 2018 meeting, the City Council added nine sites for 
review by HCD. However, the sites on Quail Garden Drive are among the most suitable sites in 
Encinitas. 

45-Day Review Period.  As described in our previous letter to HCD dated March 14, 2018, 

the City is currently subject to two Superior Court judgments ordering it to prepare an 

adequate housing element. Under Government Code Section 65754, a 45-day review period 

then applies to HCD's review of the City's Housing Element. Any changes to the Housing 

Element document made during the review period have been made available to the general 

public and posted on the city’s website.   

However, because of the additional sites added at the May 9, 2018 City Council meeting, 

HCD has requested a full 60-day review period, extending the review period to June 12, 

2018.   
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EIR Process. The judgements referenced in the previous response incorporate Government 
Code Section 65759. This provides that the City's Housing Element is exempt from CEQA 
but requires the City to prepare an 'environmental assessment' in the form of a Draft EIR, 
which then becomes part of the General Plan. The City is preparing such an assessment 
now, which is tiering off the full EIR completed on Measure T.  
 
Susan Cooper Emails:  Use of Encinitas Community Park for Affordable Housing. The City 
responded to this issue in its letter to HCD dated May 8, 2018. 
 
Carmen Nespor Email and Cheryl Konn Letter:  Impacts to Quail Garden Drive. The City's 
letter to HCD dated May 8, 2018 responded to concerns raised by residents related to impacts 
of upzoning properties along Quail Garden Drive.   
 
Susan Turney Email:   
 
Process and Meetings. Issues regarding the meetings held with stakeholders were addressed 
on page 2 (under "Process and Meetings") of the City's letter to HCD dated April 26, 2018. To 
continue the City’s efforts to engage all members of the community and interested parties, a 
community roundtable to discuss development standards was held on May 2, 2018.  The 
meeting was attended by residents and local developers.  
 
Removal of L-7. The City's letter to HCD dated May 8, 2018 discussed the removal of L-7 from 
the site inventory and the City's intent to either swap the site for a more suitable affordable 
housing site, or sell the site and use the proceeds for affordable housing.  
 
Addition of Candidate Sites at May 9 City Council Meeting. The City Council selected additional 
candidate sites that could accommodate lower income housing at its May 9 meeting to create a 
site inventory containing at least 1,600 units. The Council took this action primarily in response 
to HCD's informal expressions of concern regarding whether Strawberry Fields could 
accommodate low income housing. (Please see additional discussion below regarding 
Strawberry Fields.) The City will be submitting full descriptions of each of these sites to HCD 
and believes that the sites are appropriate for lower income housing.  
 
Glen Johnson Email:  Addition of Candidate Sites at May 9 City Council Meeting. See above 
response. 
 
Michael McSweeney, BIA San Diego County, Email:  'Manipulation' of Housing Element. 
Please see response to Borre Winckel.  
 
Borre Winckel, BIA San Diego County, Letters: 
 
Removal of L-7. The City's letter to HCD dated May 8, 2018 discussed the removal of L-7 from 
the site inventory and the City's intent to either swap the site for a more suitable affordable 
housing site, or sell the site and use the proceeds for affordable housing. 
 
Strawberry Fields.  The Strawberry Fields site would be an excellent site for affordable housing. 
For that reason, the City desired to include it in its site inventory; there was no intent to 
'manipulate' HCD or the Housing Element. Although the owner has submitted an application to 
develop an assisted living facility at the site, his application is incomplete, and the outcome of 
the City's discretionary review is not known. However, because the site is used for agriculture, 
HCD considers it to be 'nonvacant,' and without specific owner support for upzoning it did not 
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appear that it would be considered an adequate site.  This is perhaps an unintended 
consequence of AB 1397, in that a city cannot designate an excellent candidate site as suitable 
for affordable housing if the owner prefers a different use.    
 
Measurement of Height. The City is aware that the required methodology for measuring height 
under Proposition A could act to make three-story buildings infeasible and is considering 
amendments to eliminate that constraint.  
 
Developed Sites. The City agrees it would be desirable to determine if long-term leases exist, 
but this information is not publicly available. The City has received letters of support from 
owners of all the nonvacant sites remaining in the inventory and must rely on their 
representations regarding whether development is feasible in the planning period. The 
development on most of these sites consists of marginal structures with minimal improvement 
value, as described in more detail in Appendix C.  
 
Sites without "Realistic and Demonstrated" Development Potential. The list of sites currently 
before HCD does not include any of the sites listed in this paragraph. The additional sites to be 
submitted will include the Armstrong and DeWitt properties and will include evidence regarding 
why they can be developed within the planning period.  
 
Estimate of Site Capacity. The City has estimated site capacity as 25 units per net acre, not at 
25 units per gross acre. We agreed with Mr. Winckel that areas of steep slopes, wetlands, and 
other constraints should not be included in the estimated capacity of sites.  
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