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• State Mandates and General Plan
• Housing Laws:  Past, Present and Future
• Development Update, what is under 

construction, approved and planned south of 
the 78
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Presenter
Presentation Notes
AMI in San Diego Region – currently $81,800
Median price of home in Vista (Date) - $543,000

Someone making AMI could afford about $390,000 with decent credit and 20% down.



Presenter
Presentation Notes
In 70s and 80s we built about 25,000 homes per year.  
Since 2006, we have added only about 7,000 homes per year, when 12,000 are needed to keep up with population growth, this has created a shortage of about 54,000 homes.  
Going forward, the San Diego region would have to build about 13,000 homes per year to maintain a healthy housing market.
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STATE MANDATES AND GENERAL PLAN
• State requires each local jurisdiction to have a 

General Plan, must include Land Use and Housing 
elements (among others)

• Housing Element must address Regional Housing 
Needs Assessment (RHNA)

• Housing Element required to show that RHNA can 
be accommodated with existing zoning, includes a 
Sites Inventory
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Vista RHNA (5th cycle)

Income Category
Number of 

Units 
Required

Number of 
Units Built

Number of 
Units 

Remaining

Very Low (50% or less) 343 94 249

Low (51 to 80%) 260 40 220

Moderate (81 to 120%) 241 1 240

Above Moderate (Over 120%) 530 1,381 0

TOTAL 1,374 1,516 709

Presenter
Presentation Notes
RHNA – Reporting is for year 8 of 10 year planning period

Currently under construction: 1,256 DU
Currently approved but not started:  403 DU
Currently in planning: 449 DU
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Past State Housing Legislation
• Housing Accountability Act (1982)

– Significantly limits a jurisdiction’s ability to deny an 
affordable or market-rate housing project that is 
consistent with General Plan and zoning

• Density Bonus Law (1979, updated last in 2016)
• Accessory Dwelling Units (2016 and 2017)

Presenter
Presentation Notes
Density Bonus Law – Sliding scale that allows increased density in exchange for percentage of affordable housing, up to 35% density increase (with 20% low income units)

ADUs – State requires ministerial approval process, updates to Vista Code made last year
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2017 Housing Element Legislation
• AB 72: Authorizes HCD to review any action it finds 

inconsistent with adopted Housing Element 
• SB 166: No Net Loss of Affordable Housing Sites, must provide 

zoning for unmet share of RHNA at all income levels
• AB 879: Increases reporting requirements to HCD in Annual 

Housing Element progress reports 
• AB 1397: Housing Element sites inventory, strengthens HCD 

review of available affordable housing sites
• Next Housing Element Update to start in 2019-20

Presenter
Presentation Notes
AB 72: CA Dept of Housing and Community Development (HCD) can revoke HE approval if inconsistencies are identified.

SB 166: No net loss means agencies must make written findings supported by substantial evidence as to whether remaining sites in the HE inventory are adequate to accommodate its share of RHNA for each income category at all times throughout the planning period.  Any action that impacts a designated site must identify additional sites that can be designated to accommodate any displaced affordable housing sites by category.

Affordable Housing categories are:
Extremely low: (30% AMI or less) – Vista HE 12%
Very Low: (31-50% AMI) – Vista HE 12%
Low: (51-80% AMI) – Vista HE 23%
Moderate or above (over 80% AMI) – Vista HE 53%

AB 879: Increases reporting requirements for HCD in annual HE reports, including number of housing applications, units approved and denied, sites rezo0ned for housing, number of SB 35 applications, number of units approved in Workforce Housing Opportunity Zones (SB 540), and requires HE to include analysis of constraints to housing.

AB 1397: HCD to “ensure sites are available and developable during planning period.”  Strengthens analysis requirements to demonstrate suitability of non-vacant sites; if more than 50% of sites in inventory are non-vacant, requires findings based on substantial evidence that existing uses are likely to be discontinued in planning period.  Also requires that non-vacant sites identified in prior HE may not be re-used UNLESS site will be rezoned within 3 years to allow development of by-right projects in which 20% of units are affordable.  For vacant sites, same rule applies if site has already been included in two planning periods without developing.
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City prepares next 
Housing Element

SANDAG oversees 
RHNA process

Presenter
Presentation Notes
SANDAG Schedule for next RHNA adoption
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2017 Legislative Session – Assembly Bills
• AB 678/SB 167: Strengthens Housing Accountability 

Act
• AB 1505: Revives Inclusionary Zoning for new rental 

housing
• AB 2162: Streamlines projects with supportive housing
• AB 3194: More changes to Housing Accountability Act 

to allow affordable housing consistent with General 
Plan 

Presenter
Presentation Notes
AB 678: raises standard of proof required for city to disapprove affordable housing project, must be inconsistent with adopted plan and provide written findings of inconsistency, city pays attorney fees if developer prevails

AB 1505: percentage of affordable housing may be imposed as COA for any rental project (addresses court’s Palmer decision)

AB 2162: supportive housing is occupied by persons who have low incomes, and who have disabilities, mental illness, HIV or AIDS, or another chronic health condition.

AB 3194: allows affordable project consistent with GP despite what zoning is, if consistent with objective GP standards.
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2017 Legislative Session – Senate Bills
• SB 2 and 3: Funding for affordable housing
• SB 35: Streamlined approval process for certain projects, 

ministerial approval, must include prevailing wages
• SB 167: Makes it more difficult to deny an affordable 

housing project
• SB 765: “Cleans up” SB 35, clarifications and more  CEQA 

exemptions
• SB 1333: Clarifies State Planning and Zoning law applies to 

charter cities

Presenter
Presentation Notes
SB 2 is real estate transaction fee that went into effect in 2018 (est $250M annually) and SB 3 is $4B housing bond passed in Nov 2018.

SB 35: eligible projects are
Two or DU
Located in urbanized area with at least 75% surrounding urban uses
Zoned mixed use or residential
In city with RHNA and in need of moderate (120% of AMI) or affordable housing (80% of AMI or below)
At least 50% of units in project are affordable (80% of AMI or below)
Benefits of SB 35 – ministerial approval, no parking required if within ½ mile of transit, 3-year entitlement guaranteed

SB 167: Requires higher legal standard of “preponderance of evidence” to deny affordable housing project in place of “substantial evidence.”  Enhances fines for cities that do not comply, changes the Housing Accountability Act.

SB 765: clarifies additional parking cannot be imposed for streamlined development, additional CEQA exemptions for public agency land used as shelters or affordable housing sites.
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SB 1333, Charter Cities – What Changes for Vista?
• Consistency of General Plan 

– Internal
– Zoning Ordinances
– Specific Plans

• No net loss provisions in Housing Element (SB 166)
• Accessory dwelling unit provisions
• Growth control actions require public health, safety 

and welfare findings
• Development Agreements

Presenter
Presentation Notes
GC 65356
GC 65852.150
GC 65852.25
GC 65863
GC 65863.4
GC 65863.6
GC 65863.8
GC 65866
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2018 Legislative Session
• AB 1771: Changes to the RHNA process
• AB 2162: Supportive Housing by right
• AB 2753: Density Bonus incentives
• SB 765: Modifies SB 35, clarifies ministerial 

process until 2026
• SB 827: Transit Oriented Development Housing 

proposal, died in Transportation & Housing 
Committee, but worth noting

Presenter
Presentation Notes
AB 1771: Increases power of HCD in RHNA process, must provide “increased access to high opportunity areas for low income households.”  Allows NGOs and public to challenge city’s RHNA share if low.

AB 2162: Authorizes supportive housing as use by right in zones where multi-family or mixed use are permitted, and project meets specified criteria.  Development must be 100% affordable and requires at least 25% supportive housing.  Expands exemption of ministerial projects under CEQA.  Supportive housing is occupied by persons who have low incomes, and who have disabilities, mental illness, HIV or AIDS, or another chronic health condition.

AB 2753: This bill would require a city or county to provide the applicant with a determination as to the amount of density bonus and any parking ratios requested by the applicant for which the development is eligible and whether the applicant has provided adequate information to make a determination as to any incentives, concessions, or waivers or reductions development standards requested by the applicant. The bill would require that this determination be based on the development project at the time the application is deemed complete and that the city or county adjust the amount of density bonus and parking ratios awarded based on any changes to the project during the course of development.

SB 765: Changes SB 35 to clarify that qualifying MF housing projects are ministerial approvals.

SB 827: Was killed in Transportation and Housing Committee in 2018; subsequently Chair of Committee was removed and author of this bill (Senator Wiener) was appointed Chair.  Would have superseded local zoning with respect to height, density and parking for projects within ½ mile of transit.
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2019 Legislative Session - PROPOSED
• SB 5: State-Local Sustainable Investment Incentive Program
• SB 50: Resurrection of SB 827, would provide incentives in 

exchange for affordable housing 
• Constitutional Amendments:

– ACA-1: Would allow exception to Prop 13 (1%) property tax for public 
infrastructure or affordable housing with 55% of vote

– SCA-1: Repeals Constitutional Article (34) that restricts public agencies 
from directly developing affordable housing without public vote

• Over 30 housing bills introduced on 1st day

Presenter
Presentation Notes
SB 5:  The bill would allow reductions in sales tax disbursements to local agencies to use the funding for affordable housing, TOD, and projects promoting strong neighborhoods.  Decisions on projects would be made by Sustainable Investment Incentive Committee, would approve no more than $200,000,000 per year from July 1, 2020, to June 30, 2025, and $250,000,000 per year from July 1, 2025, to June 30, 2029, in reductions in annual ERAF contributions. 

SB 50 (Wiener) would allow incentives in the form of height, density and parking allowances in exchange for Affordable Housing in a project.  Proposal is for 45-foot height limits within ½ mile of transit, 55-foot height limit within ¼ mile of transit, 0.5 parking spaces per unit, and up to three additional concessions in accordance with Density Bonus law.
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Governor Newsom’s Housing and Local Gov’t Policy
• 3.5M dwelling units by 2025 (25% increase)
• Barriers: costs from local agency processing and fees
• Funding: SB 2 and 3 funds, AHSC grants
• Housing Production:

– Carrots: funding for local agencies to update housing 
plans, build moderate income housing, restart 
redevelopment, availability of excess State property

– Sticks: revamp RHNA process, give more oversight to HCD, 
tie affordable housing production to transportation funds

Presenter
Presentation Notes
Prop 2 (Real estate transaction fee) is estimated to generate approx. $250M annually, Prop 3 is $4B housing bond

AHSC = Affordable Housing and Sustainable Communities grants, competitive grants for affordable housing funds incorporating transit improvements of some type.

Incentives: SB 2 and 3 money, $500M to build moderate housing, and redevelopment – RDA is proposed as Enhanced Infrastructure Financing Districts (EIFDs), would permit tax increment financing

Enforcement: Discussions of housing production tied to funding is a first – past HE cycles have required local agencies show the zoning is available to accommodate RHNA, but because local agencies cannot control private investment and development of actual housing units, they have never been held responsible for affordable housing production.  Governor’s speech mentioned the possibility of holding back SB 1 funds if agencies can’t meet their RHNA housing targets. 
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What to Watch
• Ballot Measures in 2020

– Prop 13 reforms
– Cal League of Cities local control initiative?
– Numerous local referendums and initiatives on housing 

development

• Overbuilt retail commercial sector
• Sacramento, more housing bills, possibility of new 

“by right housing” legislation
• Removing barriers, such as CEQA, local agency 

discretion, affordable housing funds

Presenter
Presentation Notes
Prop 13 measure on 2020 ballot would split rolls for residential and commercial/industrial property.  Com/Ind property could be reassessed every three years or sooner, est to generate $6-10B annually for local government and schools.
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• Development Review Process
– Preliminary Review for GPAs and Zone Changes

• Public notice, discussion at regular CC meeting

– Early Design Review for Multi-Family Housing
• Public notice, discussion at regular PC meeting

– CEQA / Environmental Review
• Public notice, written comments

– Planning Commission Public Hearing
• Public notice, written and oral comments

– City Council Public Hearing
• Public notice, written and oral comments
• Appeals
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https://gis.cityofvista.com/planningprojects/

Development Applications 
in South Vista

• Under Construction:
– 80K SF industrial
– 117,000 SF commercial
– 100-room hotel
– 326 MFR units
– 8 SFR units

• Infill Development



Projects Under Construction

Vista Palomar - Skyline
• 100-room hotel and 191 condominium units on 14.8 AC

Presenter
Presentation Notes
Approved by CC on December 13, 2016
General Plan Amendment, Specific Plan Amendment, Development Agreement, Special Use Permit (inclusive of a Site Development Plan), Condominium Housing Permit, and Tentative Subdivision Map




Keystone Industrial
• 77,850 SF of industrial space in two buildings on 10 AC 

Projects Under Construction

Presenter
Presentation Notes
Approved by Zoning Administrator on January 20, 2018
Plot Plan



Vista Melrose 47
• 47 condominium units on 3.14 AC

Projects Under Construction

Presenter
Presentation Notes
Approved by City Council on January 10, 2017
General Plan Amendment, Zone Change, Site Development Plan, Condominium Housing Permit, and Tentative Subdivision Map




Breeze Hill Apartments
• 88 apartment units on 3.2 AC

Projects Under Construction

Presenter
Presentation Notes
Approved on Appeal to City Council on November 15, 2016
Site Development Plan



S. Melrose Self-Storage
• 110,989 SF self storage facility

Projects Under Construction

Presenter
Presentation Notes
Approved by City Council on January 23, 2018
General Plan Amendment, Zone Change, Special Use Permit, and Site Development Plan

Mention 8-lot TSM off Vale View



Green Oak Villas
• 107 condominium units on 8.7 AC

Approved Projects

Presenter
Presentation Notes
Approved by Planning Commission on May 1, 2018
Site Development Plan, Tentative Subdivision Map and Condominium Housing Permit 



1525 Buena Vista
• 45 detached condominium units on 4.8 AC

Approved Projects

Presenter
Presentation Notes
Approved by City Council on June 12, 2018
General Plan Amendment, Zone Change, Site Development Plan, Tentative Subdivision Map and Condominium Housing Permit  



Sycamore and Watson
• 56 detached condominium units on 6.8 AC

Approved Projects

Presenter
Presentation Notes
Approved by City Council on Sept 11, 2018
General Plan Amendment, Zone Change, Site Development Plan, Tentative Subdivision Map and Condominium Housing Permit 



Stonemark Annexation
• Prior project approved by the County of San Diego
• 19 Single-Family Residential lots on 25.8 AC

Approved Projects

Presenter
Presentation Notes
Approved by City Council on February 27, 2018.  LAFCO approval is pending.
Annexation Reorganization.  TSM was approved by the County prior to City’s annexation



Quick N Clean Car Wash
• 6,229 SF automated car wash on 3.47- AC site (1.16 AC pad)

Approved Projects

Presenter
Presentation Notes
Approved on Appeal to City Council on May 8, 2018
Special Use Permit and Site Development Plan



Sunroad Plaza
• Special Use Permit for four drive-through facilities and 

automated car wash

Proposed Projects

Presenter
Presentation Notes
In Planning, Environmental Impact Report under preparation.  



Green Oak Ranch
• Site Development Plan to relocate dormitory units onsite, 

includes 14,750 SF multi-purpose bldg and 5,040 SF res

Proposed Projects

Presenter
Presentation Notes
In Planning



760 Shadowridge
• Two industrial buildings, 41,704 SF on 2.28 acres

Proposed Projects

Presenter
Presentation Notes
In Planning



John Conley
Director of Community Development & 
Engineering
City of Vista

760-643-5388
jconley@cityofvista.com

Questions?

mailto:jconley@cityofvista.com

	�South Vista Communities�Housing Law & Development Update�
	South Vista Communities
	South Vista Communities
	Slide Number 4
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	South Vista Communities
	Projects Under Construction
	Projects Under Construction
	Projects Under Construction
	Projects Under Construction
	Projects Under Construction
	Approved Projects
	Approved Projects
	Approved Projects
	Approved Projects
	Approved Projects
	Proposed Projects
	Proposed Projects
	Proposed Projects
	�John Conley�Director of Community Development & Engineering�City of Vista��760-643-5388�jconley@cityofvista.com ���

