
                                                               
 
 

LAND USE & HOUSING REPORT 
 
DATE ISSUED:   July 7, 2010      REPORT NO:  LUH 10-008 
 
ATTENTION: Chair and Members of the Land Use & Housing Committee
   For the Agenda of July 14, 2010    
 
SUBJECT:      Homeless Service Center and Housing Facility                                                                
 
COUNCIL DISTRICT:  2 
 
REQUESTED ACTIONS:   
• That the Land Use and Housing Committee (LU&H) forward to the San Diego City Council (“City 

Council”) a recommendation that the City Council authorize staff to negotiate with the 
Redevelopment Agency of the City of San Diego (“Agency”) the disposition of the City-owned 
World Trade Center building (“Property”) to the Agency for the purpose of facilitating the 
development of a homeless service and housing center (“Facility”). 

 
• That the LU&H forward to the City Council a recommendation that the City Council request that 

the Agency enter into exclusive negotiations with the PATH/Affirmed team (“Developer”) for 
development and operations of the Facility on the Property. 

 
• That the LU&H forward to the City Council a recommendation that the City Council authorize staff 

to negotiate with the Agency the disposition of the City-owned parking structure (“Parking 
Structure”) located adjacent to the Property to the Agency for the purposes of redevelopment. 

 
• That the LU&H forward to the City Council a recommendation that the City Council request the 

Agency to enter into negotiations with the City for the acquisition of the Property and the Parking 
Structure for the purposes of facilitating the development of the Facility and redevelopment. 

 
STAFF RECOMMENDATION:  Approve requested actions. 
 
SUMMARY:  Following a directive from the Land Use & Housing Committee to conduct public 
outreach and return to Council within ninety days of its meeting on April 21, 2010, the Developer 
completed extensive community outreach in the downtown region of San Diego.  Presentations outlining 
the plan to develop a homeless service center and housing facility (“Facility”) were conducted for an 
array of service providers, residents, stakeholder committees, and downtown businesses (Attachment 2).   
 
As part of the information-gathering process, on May 17th, the PATH Street Outreach Team with 
assistance from the San Diego Police Department Homeless Outreach Team (HOT) Team and ALPHA 
Project completed a count of the homeless population present in the geographic area bordered by I-5 to 
the north, 11th Street to the east, E Street to the south, and Union Street to the west. This includes the 
area immediately surrounding the Property.  A total of 246 people were counted during the first day. 
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On May 18th, the combined teams conducted surveys of a sample of the homeless population at 
designated hotspots within the area: around the San Diego library at E Street and 8th Avenue and around 
the intersection of Front and Ash Streets. The survey contained questions that capture key demographic 
information for this community. The 38 detailed demographic surveys provided a picture of the 
population in the immediate area (Attachment 4). The homeless population surveyed in downtown San 
Diego is a chronically homeless, aging population with clear ties to the area.  A large percentage of the 
population has access to an income source; those who are making $750 to $1000 per month would be 
good candidates for a program linking people to subsidized housing.  Additionally, most of the veterans 
surveyed appear to qualify for the Veterans Affairs Supportive Housing (VASH) program. 
 
The community outreach meetings conducted subsequent to the homeless surveys were an opportunity 
for the general public and the Developer to exchange information. A list of public comments and 
concerns raised at the meetings is provided as Attachment 3. Through these conversations, the 
Developer agreed that this project would not immediately replace activities at the Neil Good Day Center 
and the Veterans tent (both of which serve functions different from what will be offered at the Facility); 
thus, operating funds for these activities will not be assumed to be available for the new site. Other 
concerns from the public that will be addressed in the design phase of the project include safety, privacy, 
and building access.  
 
It is a primary goal of the Developer for the Facility to be an asset to the neighborhood and a replicable 
model for other communities in the San Diego region. Following the PATH model in Los Angeles, a 
neighborhood advisory board is proposed to be formed and meet on a monthly basis to address 
neighborhood concerns.  
 
As envisioned at this time, the Agency and the Developer would be parties to an Exclusive Negotiation 
Agreement (ENA); the ENA would have a term of eighteen months.  Proposed objectives of the ENA 
would include:  continuation of the rehabilitation scope of work and costs; identification of funding 
sources for site acquisition, capital improvements and annual operating expenses; operating conditions 
of a Conditional Use Permit (CUP); refinement of operating program and commitments from service 
providers; and determination of the property’s future ownership structure. 
 
Under the terms of the ENA, obligations of CCDC, on behalf of the Agency, would include at a 
minimum:  negotiating site control with the City (lease or purchase); obtaining site control; assisting 
with identifying and securing necessary funding sources; conducting a structural assessment of the 
World Trade Center building to determine seismic code compliance; negotiating a Disposition and 
Development Agreement (DDA) with the Developer; drafting the DDA and related agreements; and 
exploring possible methods to fund pre-development costs. 
 
Obligations of the Developer would include at a minimum:  proceeding with design process for 
rehabilitation; creating a neighborhood advisory committee; identifying and securing additional funding 
sources for capital improvements and operations; building relationships with local service providers and 
potential funding or in-kind services; refining capital improvement costs and annual operating expenses; 
working with Agency financial advisor to develop a pro forma and negotiate terms of the DDA. 
 
Concurrently, CCDC and City staff will develop a recommended long-term ownership structure for the 
property.  It is contemplated that the Agency would acquire the adjacent parking structure from the City 
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using either parking revenue bond proceeds or unrestricted tax increment for future rehabilitation or 
redevelopment. 
 
Entitlements 
The proposed facility will require various discretionary land use approvals under the Centre City 
Planned District Ordinance (PDO).  A conditional use permit (CUP) will be required for the onsite 
provision of social services, transitional housing, and Living Units (permanent supportive housing 
units).   It is contemplated that the CUP would contain conditions under which the property would be 
required to operate such as those regulating onsite security, prevention of queuing and loitering, 
background checks of residents, rules of resident and patient conduct and hours of operations (similar to 
the conditions imposed on the CUP of the San Diego Rescue Mission located on Elm Street).  In 
addition, a CUP would be required to allow for the non-employment uses of the facility to exceed 50% 
of the gross floor area within the Employment Required overlay district, which may be allowed under 
the Centre City PDO as the WTC building is a designated historical resource.   
 
The Centre City PDO limits the size of Living Units to an average of 300 square feet, with any 
individual unit not exceeding 400 square feet.    As a result of the existing floor plan layout, large 
windows and historical resource designation of the WTC building, the Developer contemplates that the 
resulting floor plan layout of the Living Units will result in units ranging in size from 285 to 430 square 
feet. The Developer will pursue a planned development permit (PDP) to allow for this increased size of 
the Living Units, while ensuring that the larger units do not provide for greater occupancy than normally 
permitted under the Centre City PDO (two adults). 
 
The facility is currently not envisioned to provide any dedicated exclusive parking, as the employees 
will either utilize nearby public parking structures or alternative modes of transportation such as transit.  
Under the Centre City PDO, existing commercial buildings converted to other commercial uses are not 
required to meet new parking requirements (prior to 2006, commercial uses did not have parking 
requirements), and new commercial office buildings under 50,000 square feet in size are exempted from 
providing parking (the proposed non-residential uses total approximately 44,000 square feet).  Parking 
may be required for the conversion of commercial buildings to residential uses, but under the Centre 
City PDO parking is not required for Living Units when the rents are restricted to 40% AMI or below 
(as the proposed units will be), and parking for transitional housing is established through the CUP 
process and may be waived due to fact that the very low-income residents typically do not own vehicles. 
 
Property Due Diligence 
To ensure the safety of the building’s future residents and workers and to improve the reliability of the 
project budget, CCDC staff and the Developer will conduct further due diligence on the building during 
the ENA period including destructive testing to determine the extent of seismic retrofit required, if any, 
pursuant to current building codes and the proposed uses, testing for hazardous materials and life safety 
code compliance.  This additional due diligence is expected to take eight to ten weeks to complete. 
 
Schedule  
The primary non-local funding source for the site acquisition and capital improvements is Nine Percent 
(9%) Low-Income Housing Tax Credits (LIHTC).  The next available application deadlines are in 
March and July 2011.  Both 2011 application rounds are expected to be highly competitive, but the 
March round is believed to provide a better chance of award.  Local funding commitment is required 
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prior to the application deadline to receive the maximum points in the scoring.  The following are some 
of the tasks required to be completed before the Developer can submit a LIHTC application. 

• Negotiation of site control between the City and the Agency 
• Completion of property due diligence, including structural, soils and geologic 
• Negotiation of CUP conditions 
• Environmental review (CEQA) 
• Negotiation of DDA terms and drafting of DDA, including related documents 
• Identification of all necessary funding sources for acquisition, capital improvements and 

operations 
• Refinement of operating program and commitment of service providers 
• Entitlement processing and approvals (CCDC, HRB, Planning Commission, City Council) 
• DDA approvals (CCDC, CCAC, Agency) 
• Refinement of rehabilitation scope of work, budget and interior space plan 

 
Upon approval of the ENA by the Agency, staff will work with the Developer to complete all tasks 
necessary to return to the Agency with a negotiated DDA, to the City Council with requested 
entitlements, and to the Housing Authority with recommendations for local contributions to the 
financing plan in early 2011.  The Developer would compete for nine percent tax credit financing in 
2011; all local funding commitments will be contingent on the project obtaining commitments for all the 
funding needed to acquire and improve the site and for operating the approved program. 
 
Beyond the original proposed financing plan, the Developer and staff will explore a wide range of 
possibilities, including Housing Commission-funded project-based vouchers for rent subsidies and 
opportunities that may emerge from the national Plan to End Chronic Homelessness, which was 
announced at the end of June with two priorities:  1) end chronic homelessness; and 2) prevent and end 
homelessness for veterans.  The project is well suited to address both of these national goals and to 
compete for any federal grant or loan financing that may become available in support of the goals.  
 
FISCAL CONSIDERATIONS:  Fiscal impacts will be determined as City, CCDC and Housing 
Commission staff work with the Developer to prepare final budgets for acquisition, development and 
operations.  
 
PREVIOUS COUNCIL and/or COMMITTEE ACTION:  On April 21, 2010 the Land Use & 
Housing Committee requested the PATH/Affirmed team conduct additional public outreach and return 
to the Land Use & Housing Committee in 90 days.  
 
COMMUNITY PARTICIPATION AND PUBLIC OUTREACH EFFORTS:   
Outreach efforts will continue through every phase of development and become an ongoing effort by the 
Developer to engage the public and ensure good relations with neighboring property owners, tenants and 
residents. A neighborhood covenant will be completed; a draft version is provided as Attachment 5. 
 
KEY STAKEHOLDERS AND PROJECTED IMPACTS:  City of San Diego, healthcare agencies, 
social service agencies, educational institutions, civic organizations and residents of the downtown area, 
local businesses, chronically homeless individuals and individuals with chronic conditions that prevent 
them from generating adequate income to pay for their housing, and faith-based agencies that provide 
services to homeless individuals and families will have a direct interest in this project.   


























































