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Section 3: Housing Constraints

A. Nongovernmental Constraints

T

A variety of constraints affects the provisions and opportunities for adequate housing in Coronado. Housing
constraints consist of governmental constraints, including but not limited to development standards and building
codes, land use controls, and permitting processes; and nongovernmental or market constraints, including but not
limited to land costs, construction costs, and availability of finances. Combined, these factors create barriers to
availability and affordability of new housing, especially for lower and moderate-income households.

AF

Nongovernmental constraints largely affect the cost of housing in Coronado and can produce barriers to housing
production and affordability. These constraints include the availability and cost of land for residential development,
the demand for housing, financing and lending, construction costs, and the availability of labor, which can make it
expensive for developers to build any housing, and especially affordable housing. The following highlights the
primary market factors that affect the production of housing in Coronado.

1. Land Costs and Construction Costs

R

Construction costs may vary widely according to the type of development, with multi-family housing generally less
expensive to construct than single-unit homes. However, there is variation within each construction type, depending
on the size of the unit and the number and quality of amenities provided. An indicator of construction costs is
Building Valuation Data compiled by the International Code Council (ICC). The International Code Council was
established in 1994 with the goal of developing a single set of national model construction codes, known as the
International Codes, or I-Codes. The ICC updates the estimated cost of construction at six -month intervals and
provides estimates for the average cost of labor and materials for typical Type VA wood-frame housing. Estimates
are based on “good-quality” construction, providing for materials and fixtures well above the minimum required by
state and local building codes. In August 2020, the ICC estimated that the average per square-foot cost for goodquality housing was approximately $118.57 for multi-unit housing, $131.24 for single-unit homes, and $148.44 for
residential care/assisted living facilities. Construction costs for custom homes and units with extra amenities run
even higher. Construction costs are also dependent upon materials used and building height, as well as regulations
set by the City’s adopted Building Code. For example, according to the ICC, an ac cessory dwelling unit (ADU) or
converting a garage using a Type VB wood framed unit would costs about $123.68 per square foot. Although
construction costs are a significant portion of the overall development cost, they are consistent throughout the
region and, especially when considering land costs, are not considered a major constraint to housing production in
Coronado.

D

Land costs can also pose a significant constraint to the development of affordable and middle-income housing and
represents a significant cost component in residential development. Land costs may vary depending on whether the
site is vacant or has an existing use that must be removed. A September 2020 Redfin and Zillow search of lots for
sale in the City returned five vacant lots sold over the last four years; there are no vacant lots currently on the market.
Of the lots listed, the costs ranged from $1,595,000 for 0.13 acres (about $285 per square foot) to $6,150,000 for
0.25 acres (about $603 per square foot). In addition, a local construction company assumes about a $900,000
valuation for a 3,500 square foot property in the Village, which generally sell for about $1,000,000. For a 7,000
square foot lot with no ocean or bay view, a value of $1,500,000 to about $2,400,000 is assume d, with a general
sales price of about $1,800,000. Additionally, the estimated sale price for an oceanfront lot is about $5,000,000. The
limited supply and high cost of vacant land poses the largest constraint to the construction of affordable housing,
especially affordable housing in Coronado.
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2. Availability of Financing
The availability of financing in a community depends on a number of factors, including the type of lending institutions
active in a community, lending practices, rates and fees charged, laws and regulations governing financial
institutions, and equal access to such loans. Additionally, availability of financing affects a person’s ability to
purchase or improve a home. Under the Home Mortgage Disclosure Act (HMDA), lending institutions are required
to disclose information on the disposition of loan applications and the income, gender, and race of loan applicants.
The primary concern in a review of lending activity is to determine whether home financing is available to residents
of a community. The data presented in this section include s the disposition of loan applications submitted to
financial institutions for home purchase, home improvement, and refinancing in Coronado.

AF

T

Table 3-1 below displays the disposition of loan applications for the San Diego-Chula Vista- Carlsbad area, per the
2016 HMDA report. Within the San Diego region, the lowest levels of loan approval were among households within
the low and very low-income groups, particularly among applicants who identified as Native Hawaiian, Pacific
Islander, American Indian and Alaska Native. Applicants who identified as Asian or White were among those with a
higher percentage of approval in the low and very low-income categories. Applicants in the moderate and above
moderate-income categories had higher rates of loan approval, over 50% for persons of all race and ethnicity.
Overall, a higher number of persons who identified as White applied for home loans and had some of the highest
rates of approval in all income categories which can be expected given the City’s demographics. Given the relatively
high rates of approval for home purchase, improvement, and refinance loans, home financing is generally available
and not considered to be a significant constraint to the provision and maintenance of housing in Coronado.
Table 3-1: Disposition of Loan Applications by Race/Ethnicity– San Diego-Chula
Vista-Carlsbad MSA/MD, 2019
Applications by Race/Ethnicity

D

R

LESS THAN 50% OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific
Islander
White
Hispanic or Latino
50-79% OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific
Islander
White
Hispanic or Latino
80-99% OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific
Islander

Percent
Approved

Percent
Denied

Percent
Other

Total
(Count)

37.5%
41.6%
49.5%

43.8%
33.2%
23.6%

21.3%
26.2%
28.5%

80
975
529

32.5%

42.3%

26.0%

123

47.3%
40.8%

28.2%
33.9%

26.4%
27.1%

7669
2221

43.3%
45.4%
46.4%

34.0%
29.5%
29.4%

24.8%
27.6%
27.9%

141
1549
595

40.0%

36.7%

25.3%

150

53.8%
48.8%

22.8%
26.2%

28.3%
29.4%

10650
3986

62.5%
54.7%
51.8%

20.8%
19.1%
23.9%

20.8%
29.9%
26.5%

48
695
272

50.0%

22.7%

33.3%

66
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Table 3-1: Disposition of Loan Applications by Race/Ethnicity– San Diego-Chula
Vista-Carlsbad MSA/MD, 2019
Percent
Denied

Percent
Other

Total
(Count)

58.4%
54.4%

18.6%
20.9%

27.2%
29.2%

4735
1676

53.8%
58.2%
55.3%

20.5%
18.0%
19.3%

27.7%
27.4%
28.5%

195
2684
888

57.7%

20.2%

25.8%

213

64.5%
59.2%

14.1%
16.8%

26.2%
28.4%

17111
5307

AF

White
Hispanic or Latino
100-119% OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific
Islander
White
Hispanic or Latino
120% OR MORE OF MSA/MD MEDIAN
American Indian and Alaska Native
Asian
Black or African American
Native Hawaiian or other Pacific
Islander
White
Hispanic or Latino

Percent
Approved

T

Applications by Race/Ethnicity

55.0%
63.0%
57.1%

20.8%
12.3%
16.1%

27.5%
28.0%
30.4%

360
10863
1744

57.3%

16.9%

29.4%

415

67.7%
61.4%

11.0%
14.5%

25.7%
27.6%

60252
9176

Source: Consumer Financial Protection Bureau, Disposition of loan applications, by
Ethnicity/Race of applicant, 2019.

3. Economic Constraints

R

Market forces on the economy and the construction industry can act as a barrier to housing construction and
especially to affordable housing construction. It is estimated that housing price growth will continue in the city and
the region for the foreseeable future. Moving into 2020, the economy was growing, California was seeing a 1.6
percent growth in jobs from 2019 and experiencing all-time lows for unemployment rates. However, with the
unexpected and rapid spread of the COVID-19 virus, the California economy and prior growth came to a pause. The
lasting effects of the COVID-19 pandemic on housing will remain unknown for some time, however, it created
additional economic burden to many people who became unemployed in 2020

D

A 2020 California Association of Realtors (CAR) report found that homes on the market in San Diego County cost an
average of $670,000 in February 2020, a seven percent increase year to year change. According to the CAR First
Time Buyer Housing Affordability Index, from 2018 to 2019 the median value of a home in San Diego County was
$556,750 with monthly payments (including taxes and insurance) of $2,880, requiring an average qualifying income
of $86,400. In the City of Coronado, homes and cost of living were significantly higher. According to November 2019
CoreLogic California Home Sale Activity, the median cost of a home in Coronado was $1,095,000.
Coronado’s median home price outpaced nearby coastal cities such as Solana Beach ($1,020,000), Encinitas
($992,000) and Carlsbad ($859,000). The high cost of land and increasing home prices in Coronado present a
constraint to the development of and access to housing, particularly at rental and for sale prices available to lower
income renters and buyers.
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B. Governmental Constraints
In addition to market constraints, local policies and regulations also affect the price and availability of housing and
the provision of affordable housing. For example, State and Federal regulations, which the City has no control over,
also affect the availability of land for housing and the cost of housing production. Regulations related to
environmental protection, building codes, and other topics have significant, often adverse, impacts on housing cost
and availability.

1. Land Use Controls

T

While the City of Coronado has no control over State and Federal Laws that affect housing, local laws including land
use controls, site improvement requirements, fees and exactions, permit processing procedures, and other factors
can constrain the maintenance, development, and improvement of housing.

•
•
•
•
•
•
•
•

AF

In the State of California, cities are required to prepare a comprehensive, long term General Plan to guide future
development. The Land Use Element of the General Plan establishes land uses for developments within the City of
Coronado. The Land Use Element sets policies and regulations for guiding local development. These policies,
together with existing zoning regulations, establish the amount and distribution of land to be allocated for different
uses within the City. The Land Use Element of the General Plan identifies the following residential categories:
Very Low Density Residential: Up to 8 dwelling units per acre
Low Density Residential: Up to 12 dwelling units per acre
Medium Density Residential: Up to 28 dwelling units per acre
High Density Residential: Up to 40 dwelling units per acre
Very High Density Residential: Up to 47 dwelling units per acre
Residential-Planned Community Development
Residential-Special Care Development
Planned Community Development

R

These categories accommodate development of a wide range of housing types in Coronado. Furthermore,
maintaining the existing residential categories is important for ensuring compatibility between the new and existing
housing.
Ov erlay Zones
Overlay Zones are regulatory tools that create a special zoning district, placed over an existing base zone(s), which
identifies special provisions in addition to those in the underlying base zone. The overlay district can share common
boundaries with the base zone or cut across base zone boundaries. Regulations or incentives are attached to the
overlay district to protect a specific resource or guide development within a special area. 1

D

Lo cal Coastal Program
The Local Coastal Program (LCP) is a coastal management plan which contains land use, development, public access,
and resource protection policies and regulations to implement the California Coastal Act (Coastal Act). As the whole
City is within the Coastal zone, as defined by the Coastal Act, all projects must meet the LCP requirements and may
be appealed to the Coastal Commission if located within their appeal jurisdiction. This additional level of review and
approval process may extend the review period of development projects and increase the application and
discretionary review costs.

Center for Land Use Education, Planning Implementation Tools Overlay Zoning, University of Wisconsin,
2005.
1
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2. Residential Development Standards
The City of Coronado establishes eight residential zoning districts in its Municipal Code to provide a range of housing
types and provisions to establish use regulations and development standards. These standards and regulations are
intended to create the highest quality residential development, minimize land use conflicts, encourage the
maintenance of residential neighborhoods and implement the goals of the City’s General Plan. The established
residential zones are described below:

•
•
•

•

R

•

T

•

Single Family Residential (R1-A): The R-1A Zone is intended to provide for communities consisting of singlefamily dwelling buildings with a minimum gross lot size of 7,500, 6,600, 6,000 or 5,500 square feet of lot
area per dwelling unit (six to eight dwelling units per acre), except that single-family dwelling buildings or
duplexes may be placed on a minimum lot size of 5,250 square feet of lot area per dwelling unit.
Single Family Residential Bay Front SubZone (R-1A(BF)): The R-1A(BF) Subzone is a subzone of the R-1A
Zone with unique development standards due to the subzone’s unusual location relative to the San Diego
Bay and public rights-of-way; topography; lot configurations; and unbuildable portions of the lots. The R1A(BF) Subzone is intended to provide for neighborhoods consisting of single-family dwelling buildings with
a minimum gross lot size of 7,500 square feet of lot area per dwelling unit
Single Family Residential (R-1B): The R-1B Zone is intended to provide for communities consisting of singlefamily dwelling buildings and duplexes with a minimum gross lot size of 3,500 square feet per dwelling such
as townhouses, patio houses, and cluster houses.
Multiple Family Residential (R-3): The R-3 Zone provides an area for the development of multiple-family
dwellings.
Multiple Family Residential (R-4): The R-4 Zone applies to the Orange Avenue Corridor Specific Plan to
provide for high quality, multiple family dwelling unit structures in an intensely developed residential
environment with a minimum gross lot size of one thousand ninety (1,090) square feet per dwelling unit or
a minimum three thousand and five hundred (3,500) square foot lot or building site.
Multiple Family Residential (R-5): The purpose of the R-5 Multiple Family Residential Zone is to provide
regulations for residential land development at an overall maximum density of 47 dwelling units per acre
consisting of high quality multiple-family dwelling structures and supporting facilities consisting of
noncommercial recreation facilities and maintenance and operational facilities essential to the
development.
Residential Special Care Development (R-SCD): The Special care development zone is intended
to provide the ambulatory elderly a care and housing opportunity within the community that addresses
their unique needs and facilitates their continued participation in community activities.
Residential Planned Community Development (R-PCD): The purpose and intent of the R-PCD Zone is to
provide for orderly, comprehensively planned residential development, including related open space and
accessory community services consisting of desirable recreational and commercial facilities, as well as
maintenance and operational facilities essential to the development. Such residential land development
normally requires deviation from the normal zoning regulations and standards regarding lot size, yard
requirements, bulk and structural coverage to maximize the benefits accruing to the citizens of the City
especially for the preservation of site, view and physical access.

AF

•

D

•

As mentioned above, Coronado establishes development standards to regulate development throughout the City
through its Zoning Code. The development standards include minimum requirements for lot size, width, building
setbacks, and open space. Table 3-2 provides the development standards applicable to each zoning district in
Coronado that allows for residential development.
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Table 3-2: Development Standards

R-1A/B

3,500

25 feet

(1)

25 feet /
25% of
lot depth

10% of lot
width /
3 feet /
Cannot exceed
5 feet (2)

10% of lot
width /
3 feet /
Cannot exceed
5 feet (7)

1,090 on a min.
3,500 sq. ft. lot

25 feet

10% of lot
width /
3 feet /
Cannot exceed
5 feet (7)

10% of
lot/building
width /
5 feet (8)

R

R-4

R-1A: 5,000
R-1A(E): 5,250
R-1A(CC-1): 7,500
R-1A(CC-2): 6,600
R-1A(CC-3): 6,000
R-1A(BF): 7,500
R-1B: 3,500

R-5

Rear

Height

20% of lot
depth /
Cannot exceed
15 feet (3)

23 feet (4) /
27 feet 6 inches (5) /
15 feet 7 inches (6)

Structural
Coverage

N/A

25 feet/
25% of
lot depth

Density

6-12
DU/Acre

50%

10% of lot
depth /
Cannot exceed
10 feet

2-Story/Multifamily: 30 feet and
less than 23 feet
for more than 40%
of lot area
Singlefamily/duplex:
22 feet (4) /
27 feet 6 inches (5) /
30 feet (6)

Multifamily: 60%
Singlefamily: 50%

AF

R-3

Minimum Setbacks

Min. Lot Area Per
DU (Sq. Ft.)

T

Zoning

Multi-family:
5, 10, 15 feet
for 1 st, 2 nd, 3 rd
stories

Singlefamily/Duplex:
10% of lot
dept / cannot
exceed 10 feet
25% of lot
depth /
Max. 25 feet

3-Stories/Multifamily:
33 feet (9) /
35 feet (10)
2-Stories/Singlefamily:
22 feet (4)/
27 feet 6 inches /
30 feet (6)

No more and no
less than 150 feet

Multifamily: 60%
Singlefamily/
duplex: 50%

33%

28 DU/Acre
or 1
DU/1,556
sq. ft.

40 DU/Acre
or 1
DU/1,090
sq. ft.

47 DU/Acre

D

Notes:
DU – Dwelling Unit
(1) For lots with depth of 60 feet or less - 15% of the depth.
(2) For adjacent single units or duplex development one side yard can be reduced to zero. The remaining side yard – minimum 20% of lot
width or 6 feet. R-1B and R-1A(BF) Zones have unique standards.
(3) 10 feet in the R-1B Zone.
(4) For a building with a flat, mansard, or sloped roof with a pitch of less than 3:12.
(5) For a building with a sloped roof of 3:12 and greater, but less than 6:12 .
(6) For a building with a sloped roof of 6:12 and greater.
(7) For adjacent single units or duplex development one side yard can be reduced to zero. The remaining side yard – minimum 20% of lot
width or 6 feet and need not exceed 10 feet.
(8) For buildings more than two stories, an additional one foot for each story above the second.
(9) For a building with a flat, mansard, or sloped roof with a pitch of less than 2:12.
(10) For a building with a flat, mansard, or sloped roof with a pitch greater than 2:12.
*The development standards provided in this table are used as a tool to analyze potential constraints to the development of h ousing in Coronado.
Housing developers should refer to the City’s Zoning Code for project specific development standards.
Source: City of Coronado Municipal Code
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Setbacks
Setbacks are defined by the Zoning Code as that area back from and parallel to the property line on which no building,
structure or portion thereof is permitted, erected, constructed or placed unless specifically permitted. Setbacks to
the front, sides, and rear of a property allow for light and air, pedestrian and vehicular circulation, emergency access,
and aesthetic improvements.

T

Structural Coverage
Structural coverage refers to the ratio of the grade level coverage of a lot by “structures” including architectural
features projecting outward from the building facade whether they extend to grade level or not to the gross lot area.
Lot coverage requirements are established by the City to regulate bulk, mass, and intensity of use.

AF

Ma ximum Building Height
The maximum building height is the vertical distance above “grade” to different points on a building depending on
the zoning district.
• For all buildings in the R-1A, R-1A(BF), R-1B, R-3 and R-4 Zones: the highest point of the roof, top of parapet
wall, guardrail, mechanical equipment or similar feature of a building with a flat, false mansard or sloped
roof with a pitch of less than 3:12 and the highest point of a roof’s ridge for roofs with a pitch equal to or
greater than 3:12.
• For all buildings located in zones other than R 1A, R-1A(BF), R-1B, R-3 and R-4 Zones: the average midpoint
between the ridge and eave of a sloped roof with a pitch equal to or greater than 3:12 and to the highest
point of the roof, top of parapet wall, guardrail, mechanical equipment or similar feature of a building with
a flat, false mansard or sloped roof with a pitch less than 3:12.

P a rking Standards
Parking standards are established by the Municipal Code in order to ensure adequate parking is provided for the
property and visitors. Parking requirements also keep from overcrowding public parking or creating on -/off-site
traffic hazards. Coronado parking requirements for residential developments are provided in Table 3-3.

D

R

Table 3-3: Residential Parking Requirements
Dwelling Type and Lot Size
Required Parking per DU
4,000 sq.ft. or less
2 - one covered and enclosed space + one unenclosed space
2 - one covered and enclosed space + one open or enclosed
4,001 – 5,599 sq. ft.
New
space
Single-Family 5,600 sq. ft. and greater
3 - two covered and enclosed space + one open or enclosed
or Duplexes
Less than 50 feet in width and either
2 - one covered and enclosed space + one open and
has no secondary street or alley access
unenclosed space
or fronts solely on an alley
Existing Single-Family or Duplexes (1)
2 – one must be covered and enclosed
Multiple-Family
No less than 2 parking spaces per dwelling unit (2)
Multiple-Family in the R-5 Zone
1.5 spaces
Senior Housing Projects
1 space per senior dwelling unit
Affordable Housing Projects
1.5 spaces
Limited Residential Special Care Facilities in the
1 space per 2 habitable units
Residential-Special Care Development Zone
Nursing and Convalescent Homes
1 space per 3 patient beds
Mixed Use Developments
2 spaces
Notes:
(1) Existing construction built prior to 1973.
(2) A minimum of 50 percent of the required parking spaces is required to be open and unenclosed. Additional requirements
are outlined in the City of Coronado Municipal Code, Title 86 Chapter 86.58.
Source: Coronado Municipal Code
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3. Provisions for a Variety of Housing Types
Housing Element law specifies that jurisdictions must identify adequate sites to be made available through
appropriate zoning and development standards to encourage the development of a variety of types of housing for
all income levels. Table 3-4 below summarizes the City’s zoning provisions for various types of housing.

H-M

C

X
X
X
--

M
--

---------X

AF

Single-Family Dwelling
Manufactured Housing
Duplex
Multiple-Family Dwelling
Residential Care Facility
Special Care Housing
Skilled Nursing Facility
Supportive Housing
Transitional Housing
Emergency Shelters1
Low Barrier Navigation
Centers
Condominium
Stock Cooperative
Common Interest
Subdivision
Boarding House
Single-Room Occupancy
Lodging House
Convalescent Home
Farmworker Housing

R-SCD

T

Housing Type

Table 3-4: Housing Types Permitted in Coronado
Zoning Districts
R-1A
R-1A
R-1B
R-3
R-4
R-5
(BF)
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
X
M
X
X
X
X
X
X
X
X
X
X
X
------NL

NL

NL

NL

NL

NL

NL

NL

NL

-

-

-

-

-

-

-

-

----

NL

NL

NL

M
M
NL

M
M
NL

NL

NL

M
M
NL

----NL

R

Notes:
(X): Permitted
(M): Major Special Use Permit
(-): prohibited
(NL): Not Listed
1. Location restricted from Orange Avenue in the Commercial Zone
Source: Coronado Municipal Code

D

Single-Family Dwelling
The Zoning Code defines a single-family dwelling as any building designed for use exclusively as a dwelling unit for
one family, except for accessory dwelling units.
Accessory Dwelling Units (ADUs)
An ADU is an attached or detached dwelling unit that provides complete, independent living facilities for one or
more persons and is located on a lot with a proposed or existing primary residence. An ADU must include a living
and sleeping space, kitchen space, full bathroom, and utilities. An ADU is considered a second unit and may be
located detached or attached to a single-family residence.
Duplexes
The Zoning Code defined a duplex as any development with two dwelling units on one lot.
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Mu lti-Family Dwelling
A multi-family dwelling refers to an “apartment complex” or a “residential condominium complex” containing three
or more dwelling units, or a dwelling unit in one of these types of housing complexes or a development of three or
more dwelling units on one lot.
Manufactured Housing
Manufactured housing refers to a type of housing unit that is largely assembled in factories and then transported to
sites of use and installed on a foundation system, pursuant to Section 18551 of the Health and Safety Code, and
certified under the National Manufactured Housing Construction and Safety Standards Act of 1974

T

Residential Care Facilities
A residential care facility refers to a State-authorized, certified, or licensed family care home, foster home, or group
home serving six or fewer mentally disordered or otherwise handicapped persons or dependent and neglected
children where care is provided on a 24-hour-a-day basis.

AF

Emergency Shelters
The City of Coronado’s Municipal Code defines emergency shelters as housing with minimal supportive services for
homeless persons that is limited to occupancy of six months or less by a homeless person. The City Permits
Emergency Shelters in the commercial (C) zone. The zone provides adequate land to accommodate emergency
shelters. In compliance with state law, the Municipal Code also provides the following standards for Emergency
Shelters:
• Development standards applicable to the Commercial Zone in which the emergency shelter is located.
• Parking requirements based upon Chapter 86.58 of the Coronado Municipal Code.
• All waiting and intake areas shall be located completely within the building.
• The emergency shelter shall provide on-site management during all hours of operation.
• Exterior lighting and security shall be provided during hours that the emergency shelter is in operation to
ensure that the use will not be detrimental to the health, safety, or general welfare of persons residing or
working in the vicinity.

D

R

Lo w Barrier Navigation Centers
AB 101 states that “The Legislature finds and declares that Low Barrier Navigation Center developments are essential
tools for alleviating the homelessness crisis -.” Low Barrier Navigation Centers are defined as a Housing First, lowbarrier, service-enriched shelter focused on moving people into permanent housing that provides temporary living
facilities while case managers connect individuals experiencing homelessness to income, public benefits, health
services, shelter, and housing. Low Barrier Navigation Centers are required as a use by right in areas zoned for mixed
uses and nonresidential zones permitting multifamily uses if it meets specified requirements. The City of Coronado’s
Municipal Code does not address Low Barrier Navigations Centers by definition, however a program will be adopted
to ensure the City’s development standards allow Low Barrier Navigation Centers By Right in all zones that permit
mixed-uses and non-residential uses.
Transitional Housing
Transitional housing refers to temporary housing, generally provided for a few months to two years, with supportive
services that prepare individuals or families to transition from emergency or homeless shelters to permanent
housing. Such housing may be configured for specialized needs groups such as people with substance abuse
problems, mental illness, domestic violence victims, veterans, or people with illnesses such as AIDS/HIV. Such
housing could be provided in apartment complexes, boarding house complexes, or in single -family homes.
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Supportive Housing
Supportive housing is defined as housing with no limit on length of stay, that is occupied by low income adults with
disabilities, and that is linked to on-site services that assist the supportive housing resident in retaining the housing,
improving his or her health status, and maximizing his or her ability to live and, when possible, work in the
community.

4. State Density Bonus Law

T

Fa rmworker Housing
California Health and Safety Code Sections 17021.5 and 17021.6 require agricultural employee housing to be
permitted by-right, without a conditional use permit (CUP), in single-family zones for six or fewer persons and in
agricultural zones with no more than 12 units or 36 beds. The City of Coronado’s Municipal Code does not define
Farmworker Housing or permit it as a use in the R1-A, R-1A(BF), or R-1B zones. The City will include a program to
update the municipal code to define and permit farmworker housing in all single-family zones and zones which
permit agricultural uses, for compliance with state law.

AF

Density bonuses are another way to increase the number of dwelling units otherwise allowed in a residentially zoned
area. The City’s Zoning Ordinance identifies the purpose of the Density Bonus Ordinance to increase the
production of housing for a wide range of residential needs in the community, including housing for very -low,
low- and moderate-income households and for seniors; as well as, accommodate a wide range of housing
consistent with the goals, objectives, and policies expressed by the City in the Coronado General Plan.
The Planning Commission may grant a density bonus of at least 20 percent, but not more than 35 percent. Incentives
or concessions may apply when the applicant for the housing development agrees or proposes to construct at least
any one of the following:
• Ten percent of the total units of a housing development for lower income households;
• Five percent of the total units of a housing development for very low-income households;
• A senior citizen housing development; or
• Ten percent of the total dwelling units in a condominium project or planned development for persons and
families of moderate income.

R

The following tables provide the density bonuses to be calculated for very low-income, low-income, and moderateincome households:

D

Table 3-5: Density Bonus for Very Low-Income Households
Percent Very Low-Income Units
Percent Density Bonus
5
20
6
22.5
7
25
8
27.5
9
30
10
32.5
11
35
Table 3-6: Density Bonus for Low-Income Households
Percent Low-Income Units
Percent Density Bonus
10
20
11
21.5
12
23
13
24.5
14
26
15
27.5
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Table 3-6: Density Bonus for Low-Income Households
Percent Low-Income Units
Percent Density Bonus
17
30.5
18
32
19
33.5
20
35

D

R

AF

T

Table 3-7: Density Bonus for Moderate-Income Households
Percent Moderate-Income Units
Percent Density Bonus
10
5
11
6
12
7
13
8
14
9
15
10
16
11
17
12
18
13
19
14
20
15
21
16
22
17
23
18
24
19
25
20
26
21
27
22
28
23
29
24
30
25
31
26
32
27
33
28
34
29
35
30
36
31
37
32
38
33
39
34
40
35

In addition, the Government Code states that when an applicant for a tentative subdivision map, parcel map, or
other residential development approval donates land to a city, county, or city and county in accordance with this
subdivision, the applicant shall be entitled to a 15 percent increased above the otherwise maximum allowable
residential density for the entire development, as shown in Table 3-8. This increase may be added to the density
bonuses listed above but may not exceed 35 percent.
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Table 3-8: Density Bonus for Land Donation
Percent Very Low-Income
Percent Density Bonus
10
15
11
16
12
17
13
18
14
19
15
20
16
21
17
22
18
23
19
24
20
25
21
26
22
27
23
28
24
29
25
30
26
31
27
32
28
33
29
34
30
35

R

Until 2021, under Government Code Section 65915, known as the Density Bonus Law, the maximum bonus was 35%.
California state law AB 2345 states that all jurisdictions in California are required to process projects proposing up
to 50% additional density as long as those projects provide the additional Below Market Rate units (BMR) in the
“base” portion of the project, unless the locality already allows a bonus above 35%. The bill also lowered the BMR
thresholds for concessions and incentives for projects with low income BMRs. As of 2021, Government Code Section
65915, authorizes an applicant to receive 2 incentives or concessions for projects that include at least 17% of the
total units for lower income households, at least 10% of the total units for very low income households, or at least
20% for persons or families of moderate income in a common interest development. It also allows an applicant to
receive 3 incentives or concessions for projects that include at least 24% of the total units for lower income
households, at least 15% of the total units for very low income households, or at least 30% for persons or families
of moderate income in a common interest development.

D

The City’s Density Bonus program allows a maximum of 35 percent density increase; however, AB 2345 requires an
allowance of up to 50 percent density bonus when the base BMR is proposed. The City of Coronado has included a
program in Section 4: Housing Plan to update the City’s Municipal Code in compliance with state legislation.
Concessions and Incentives
According to the State Government Code section 65915, an applicant for a density bonus may submit a proposal for
a specific concession or incentive; a waiver or reduction of development standards may not affect the number of
incentives or concessions to which the applicant is entitled. The following concessions and incentives must be
provided to eligible applicants:
• One incentive or concession for projects that include 10 percent of the total units for lower income
households, at least 5 percent for very low-income households, or at least 10 percent for persons and
families of moderate income in a common interest development.
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•
•

Two incentives or concessions for projects that include at least 20 percent of the total units for lower
income households, at least 10 percent for very low-income households, or at least 20 percent for persons
and families of moderate income in a common interest development.
Three incentives or concessions for projects that include at least 30 percent of the total units for lower
income households, at least 15 percent for very low-income households, or at least 30 percent for persons
and families with moderate income in a common interest development.

5. Growth Management Measures

6. Specific Plans

T

Growth management measures are techniques used by a government to regulate the rate, amount and type of
development. The City does not have any growth management measures in place that would impede the
development of housing.

AF

Orange Avenue Corridor Specific Plan
The Orange Avenue Corridor Specific Plan is primarily comprised of the Orange Avenue corridor between First Street
and Adella Avenue. This area includes the Downtown and Uptown commercial areas, as well as multi-family
residential, civic center, and open space. The intent of the specific plan is to guide and regulate development in order
to maintain Coronado’s “village” character.

Residential development is regulated by the specific plan to provide for high quality, multiple family dwelling unit
structures in an intensely developed residential environment with a minimum 1,090 square feet of land area per
dwelling unit and a 3,500 square foot lot or building site. Development is restricted to 40 dwelling units per acre.
Housing within the specific plan area primarily includes for-sale condominiums and rental properties in multi-family
configurations; existing single-family detached units also exist. The following residential uses are permitted:
• Multiple dwelling structures on a minimum 3,500 sq.ft. lot or building site
• Single-family dwelling buildings or duplexes of a permanent character, permanently located on a minimum
3,500 sq.ft. lot or building site
• Uses permitted with a Minor or Major Special Use Permit
• Residential care facility, supportive housing, and transitional housing.
• Mixed-use developments with residential above commercial uses are prohibited.

R

Co ronado Cays Specific Plan
The Coronado Cays is a planned residential community on the Silver Strand in the Southerly portion of Coronado
and surround by bay and State beach. The Specific Plan was adopted in 2001 and details land uses and regulations.
The Specific Plan permits multiple family, townhouse, and detached single -family residential construction.
Residential development is restricted to an average density for the total project of 10.89 dwelling units per acre.
Municipal Code Title 90 provides the provisions, zoning districts, and standards for the Specific Plan area.

7. Housing for Persons with Disabilities

D

Both the Federal Fair Housing Amendment Act (FHAA) and the California Fair Employment and Housing Act require
governments to make reasonable accommodations (that is, modifications or exceptions) in their zoning laws and
other land use regulations to afford disabled persons an equal opportunity to housing. State law also requires cities
to analyze potential and actual constraints to the development, maintenance, and improvement of housing for
persons with disabilities.
The Housing Element Update must also include programs that remove constraints or provide reasonable
accommodations for housing designed for persons with disabilities. The analysis of constraints must touch upon
each of three general categories: 1) zoning/land use; 2) permit and processing procedures; and 3) building codes and
other factors, including design, location and discrimination, which could limit the availability of housing for disabled
persons.
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8.
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T

Reasonable Accommodation
Reasonable accommodation in the land use and zoning context means providing individuals with disabilities or
developers of housing for people with disabilities, flexibility in the application of land use , zoning and building
regulations, policies, practices and procedures, or even waiving certain requirements, when it is necess ary to
eliminate barriers to housing opportunities. For example, it may be reasonable to accommodate requests from
persons with disabilities to waive a setback requirement or other standard of the Zoning Code to ensure that homes
are accessible for the mobility impaired. Whether a particular modification is reasonable depends on the
circumstances. The Building Official or decision-making body may grant the requested accommodation or grant it
with modifications if all of the following findings can be made:
• The housing which is the subject of the request will be used by an individual or a group of individuals
considered disabled under the Acts;
• The accommodation requested is reasonable and necessary to make specific housing available to the
individual or group of individuals with disability or disabilities under the Acts;
• The requested reasonable accommodation would not impose an undue financial or administrative burden
on the City; and
• The requested reasonable accommodation would not require a fundamental alteration in the nature of a
City program or law including, but not limited to, land use and zoning.
The following criteria, among other factors, may be considered by the decision-making body or Building Official
regarding the reasonableness of the requested accommodation:
• Whether there are alternative reasonable accommodations available that would provide an equivalent level
of benefit; and
• Whether the requested reasonable accommodation substantially affects the physical attrib utes of the
property or has impacts on surrounding properties that would fundamentally alter a City program or law.

Development Application Fees

R

Residential developers are subject to a variety of fees and exactions to process permits and provide necessary
services and facilities as allowed by State law. In general, these development fees can be a constraint to the
maintenance, improvement, and development of housing because the additional cost borne by developers
contributes to overall increased housing unit cost. However, the fees (as provided in Table 3-9) are necessary to
maintain adequate planning services and other public services and facilities in the City. These fees have not been
found to act as a constraint to the development of housing in Coronado.

D

CEQA

California Coastal
Act Related

Table 3-9: Planning Applications and Fees
Permits
Categorical Exemption
Initial Study
Negative Declaration
Mitigated Negative Declaration
Environmental Impact Report (EIR)
EIR Addendum/Supplements/Recertification
Environmental Mitigation Monitoring
Technical Review of Consultant Reports
Local Coastal Program Amendment
Coastal Permit
Coastal Permit w/other Permit
Coastal Permit Amendment
Emergency Coastal Permit Waiver
Coastal Permit Exemption
Coastal Permit Appeal
Low Cost Visitor Accommodation Inn-Lieu Fee (per
room)
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$179
$3,225
$1,744
$3,000
$10,000
$10,000
$3,000
$5,000
$14,657
$3,617
$1,245
$3,012
$878
$737
$594
$30,000
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Fee
$1,424
$1,305
$1,424
$5,000
$5,000
$5,000
$5,000
$3,569
$2,656
$5,526
$4,517
$3,439
$3,439
$4,718
$2,360
$5,099
$3,000
$1,744
$4,411
$689
$5,204
$3,000
$2,040
$4,718
$689
$760
$760
$239
$37
$559
$85
$85
$2,475
$239
$713
$949
$921
$120
$3,390
$120
$102
$921
$594
$594
$344
$700
$357
$500

R

AF

General
Plan/Zoning

Table 3-9: Planning Applications and Fees
Permits
Determination of Use
Determination of Development
Planning Commission Interpretation
Development Agreement
Zoning Map Amendment (1)
Zoning Ordinance Amendment (1)
General Plan Amendment (1)
Planning Commission Variance
Zoning Administrative Variance
Major Special Use Permit
Major Special Use Permit Amendment
Minor Special Use Permit
Minor Special Use Permit Amendment
Parking Plan
Parking Plan with Other Permit
Tentative parcel map planning fees
Tentative Parel Map Engineering Fees
Final Parcel Map
Parcel Map Amendments
Parcel Map Extension
Major Subdivision Tentative Map Planning Fee
Major Subdivision Tentative Map Engineering Fees
Major Subdivision Final Map
Subdivision Map Amendment
Subdivision Map Extension
Lot Line/Boundary Line Adjustment
Lot Consolidation
Application for Business Occupancy
Home Occupation Permit
Large Family Daycare
Noise Permit
Temporary/Movable Sign Permit
Wireless Admin. Special Use Permit
Minor Design Review Application/Amdt
Major Design Review Application/Amdt
New Commercial and Multi-Family
Historic Designation
Historic Resource Alteration (HAP) Permit
HAP with Demolition
HAP with Code Exceptions
Mills Act Preservation Agreement
Notice of Intent to Demolish
Applicant Appeal of Decision
Appeal by Other than Applicant
Business Proposal Review
Discretionary Compliance Review
Large Public Notice Distribution >50
Major Zoning Plan Check

Administrative
Permits

D

Design Review

Historic
Preservation

Miscellaneous
Planning Items
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Table 3-9: Planning Applications and Fees
Permits
Minor Zoning Plan Check
Newspaper Public Notice/Re-notice
Preliminary Proposal Review
Reasonable Accommodation Request
Service Request/Research Project
Sidewalk Vending Application Permit Fee
Sidewalk Vending Application – Renewal
Zoning Letter

Fee
$85
$85
$630
$393
$393
$209
$104
$228

T

Notes:
1. The listed fee total is a deposit and will require additional funds.
Source: City of Coronado, Department of Community Development Planning Fee Schedule
(3/19/2019).

Fee
$167
$203
$239
$262
$262
$144
$73
$86
$120
$156
$203
$274
$179
$60
$400
$0
$400
$1,000 deposit

AF

Table 3-10: Engineering Fees
Type
Up to $2,000
$2,001 to $10,000
$10,001 to $50,000
$50,001 to $100,000
$100,001 to $250,000
Over $250,000 – each addition $100,000
Recheck (each)
Up to $2,000
$2,001 to $10,000
$10,001 to $50,000
$50,001 to $100,000
$100,001 to $250,000
Over $250,000 – each addition $100,000
Recheck (each)
Residential Hardscape
Residential Water Conservation Projects
Residential Structure
Traffic Study – Review of Private Property Project Study
Seismic Review – Review of Geologist Study or Peer Review
Analysis
Abandonments
Grading Plan Check
Contract Processing and Administration
Re-Check
Each single-family dwelling unit
Each dwelling unit of a multi-family dwelling, apartment,
condo, or townhouse regardless of the number of
bedrooms
Each living/habitable unit (motel, motor hotel, hotel,
apartment hotel, lodging house, carriage house, or
boarding house without cooking facilities)
Each hotel space with a kitchenette; Accessory Dwelling
Unit

Plan Check
(based on estimated
construction cost)

R

Inspection
(based on estimated
construction cost)

Encroachment Permits

Review of Required Studies
Other Permits

D

Parcel/Tract Maps

Dwelling Units and
Habitable/Living Units
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Table 3-10: Engineering Fees
Type
Each space within a facility that is available for inhabited
mobile home, trailers, campers, or camp cars
Storm Water Plan Check: New Construction
Storm Water Inspection: New Construction
SUSMP (10 units or more)

Fee
$4,414
$512
$512
$5,000 deposit

Source: Coronado Public Services Division Use Fee Schedule (Fiscal Year 2020 -2021)

T

The City of Coronado assesses impact fees on a project-by-project basis, taking into account the number of units
proposed in the development and the impact these units may have on the local school district, parkland, circulation
in the area, and sewage and water infrastructure. Table 3-11 provides the development impact fees as they relate
to the development of housing in Coronado.
Table 3-11: Development Impact Fees
Type

Fee
$0.50 per square foot of net increase of floor area

AF

Public Facilities Fee
Regional Transportation Congestion Improvement
Program (RTCIP) Impact Fee
Affordable Housing
(Where a parcel of subdivision map is required for 2 or
more units or lots, 20% of the units shall be affordable
or the owner shall pay this in-lieu fee)
School Impact Fee (Residential >= 500 sq. ft.)

$2,404.14 per net increase in residential dwelling units

$7,000 per unit

$2.48 per sq. ft. of net increase of floor area

Source: City of Coronado Development Permit Information (7/18/2018)

The development fees associated with each project are dependent on the housing type, density, intensity of use,
and location. In addition to these direct fees, the total cost of development is contingent on the project meeting the
City’s policies and standards, as well as the project applicant submitting necessary documents and plans in a timely
manner.

R

The estimated total development and impact fees for a typical single-family residential project, assuming it is not
part of a subdivision and is consistent with existing city policies and regulations, can range from $20,547 to $25,547.
Estimated total development and impact fees for a typical multi-family residential project with ten units, assuming
it is consistent with existing city policies and regulations range from $201,602 to $206,602.

D

These estimates are illustrative in nature and actual costs are contingent upon unique circumstance inherent in
individual development project applications. Considering the cost of land in Coronado, and the International Code
Council (ICC) estimates for cost of labor and materials, the combined costs of permits and fees range from
approximately 0.57 percent to 0.71 percent of the direct cost of development for a single-family residential project
and 1 percent to 1.1 percent for a multi-family residential project. Direct costs do not include, landscaping,
connection fees, on/off-site improvements, shell construction or amenities. Therefore, the percentage of
development and impact fees charged by the City may be smaller if all direct and indirect costs are included.

9. Affordable Housing Assistance/In-lieu Fees
The City of Coronado Subdivision Code Chapter 82.21 establishes affordable housing requirements and in lieu fees.
The Code states that as a condition of approval of any tentative parcel map or tentative subdivision map for
residential dwellings, condominiums, community apartments, stock cooperatives or conversions comprising two or
more lots or two or more dwelling units, the subdivider shall reserve 20 percent of the units for rent to low-income
and very low-income households or for sale to moderate-income households. The subdivider may instead choose to
pay in lieu fees for every unit within the project for the purpose of providing affordable housing.
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In Lieu fees are added to the affordable housing fund which is used for the purpose of providing funding assistance
for the provision of new affordable housing units within the City. As of December 2020, in lieu fees are established
at $7,000 per unit.

10.On-/Off-Site Improvements

11.Building Codes and Enforcement

T

Site improvements in the City consist of those typically associated with development for on -site improvements
(street frontage improvements, curbs, gutters, sewer/water, and sidewalks), and off-site improvements caused by
project impacts (drainage, parks, traffic, schools, and sewer/water). Because residential development cannot take
place without the addition of adequate infrastructure, site improvement requirements are considered a regular
component of development of housing within the City and may also influence the sale or rental price of housing.
Majority of cost associated with on and off-site improvements is undertaken by the City and recovered in the City’s
development and impact fees. As analyzed above, the fees do not create a substantial burden on the overall cost of
development or an impediment to the development of housing.

AF

The City of Coronado’s construction codes are based upon the California Code of Regulations, Title 24 that includes
the California Administrative Code, Building Code, Residential Code, Electrical Code, Mechanical Code, Plumbing
Code, Energy Code, Historical Building Code, Fire Code, Existing Building Code, Green Building Standards Code, and
California Referenced Standards Code. These are considered to be the minimum necessary to protect the public
health, safety and welfare of the City’s residents. In compliance with State law, the California Building Standards
Code is revised and updated every three (3) years. The newest edition of the California Building Standards Code is
the 2019 edition with an effective date of January 1, 2020.
The Coronado Code Enforcement program helps maintain the quality of life for residents by assisting property
owners with code violations and educating the public on requirements of the Municipal Code. The Code Enforcement
Division responds to written complaints and relies on voluntary non-judicial compliance.

12.Local Processing and Permit Procedures

D

R

The development community commonly cites the permit processing time as a contributor to the high cost of housing.
Depending on the magnitude and complexity of the development proposal, the time that elapses from application
submittal to project approval may vary considerably. Factors that can affect the length of development review on a
proposed project include the completeness of the development application and the responsiveness of developers
to staff comments and requests for information. Approval times are substantially lengthened for projects that are
not exempt from the California Environmental Quality Act (CEQA), require rezoning or general plan amendments, or
encounter community opposition. Applicants for all permits or reviews are recommended to request a
preapplication meeting with the respective department to: confirm City requirements as they apply to the proposed
project; review the City’s review process, possible project alternatives or revisions; and identify in formation and
materials the City will require with the application, and any necessary technical studies and information relating to
the environmental review of the project.
All permit applications are first reviewed by City Staff for completeness, and discretionary applications must then
receive a recommendation through a staff report prior to a review by the appropriate authority. Various applications
may also require public noticing and a public hearing. Table 3-12 below identifies the appropriate review process for
each planning permit application.
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Planning Application
Zone Boundary Amendment
Variances
Variance – Appeal
Site Plan Approval
Temporary Structures
Fences, Hedges, and Walls

Table 3-12: Planning Application Review Process
Public
Zoning
Planning
Hearing
Notice
Administrator
Commission
X
X
X
X
X
X
X
X
X
X
X
X
X
X
R

City Council
X

T

Notes:
(R) – May be referred to this review body if deemed necessary
Source: Coronado Municipal Code

AF

Senate Bill 35
California Senate Bill 35 (SB 35), codified in Government Code Section 65913.41 became effective January 1, 2018
and will automatically sunset on January 1, 2026 (Section 65913.4(m)). The intent of SB 35 is to expedite and facilitate
construction of affordable housing. SB 35 applies to cities and counties that have not made sufficient progress
toward meeting their affordable housing goals for above moderate- and lower-income levels as mandated by the
State. In an effort to meet the affordable housing goals, SB 35 requires cities and counties to streamline the review
and approval of certain qualifying affordable housing projects through a ministerial process. The City of Coronado is
one of 28 cities that met their prorated Lower (Very-Low and Low) and Above-Moderate Income RHNA for the
Reporting Period and submitted their latest APR (2018) and is therefore not subject to the streamlines ministerial
approval process. However, the City is committed to processing applications and permits in a timely manner.

13.Military Land

R

Located within the City of Coronado are the Naval Base Coronado’s (NBC) Naval Amphibious Base, Naval Air Station
North Island Base, and the Silver Strand Training Complex. The facilities make up approximately 1,578 acres and
include the main base, training beaches, California least tern preserve, recreational marina, enlisted family housing,
and a state park. The NBC’s land is owned by the Federal Government. The City has included Program 1H in the
Section 4: Housing Plan to address the use of military owned lands to accommodate the City’s RHNA allocation.

C. Infrastructure Constraints

D

Another factor that could constrain new residential construction is the requirement and cost to provide adequate
infrastructure (major and local streets; water and sewer lines; and street lighting) needed to serve new residential
development. In most cases, where new infrastructure is required, it is funded by the developer and then dedicated
to the City, which is then responsible for its maintenance. Because the cost of these facilities is generally borne by
developers, it increases the cost of new construction, with much of that increased cost often “passed on” as part of
home rental or sales rates. However, such infrastructure costs do not represent a barrier in Coronado because as a
built-out community, Coronado’s infrastructure is built out and in place. Therefore, the high development costs
often associated with installing infrastructure systems in other communities are not found in Coronado.

1. Electricity and Natural Gas
The City of Coronado receives gas and electricity services from the San Diego Gas and Electric Company (SDG&E).
SGD&E serves the county of San Diego for both gas and electricity. The service provider committed to increased
sustainability methods in 2020 to ensure reliable service is available to all communities. Approximately 40% of the
electricity SDG&E provides comes from renewable sources, such as solar and wind – exceeding California's mandate
to have 33% renewable energy by 2020.
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In the last quarter of 2020 SDG&E served an average of 8,285 residential customers for electricity services with an
average total 5,688,560 Wh and 685 Wh per customer. Similarly, in the same quarter, SDG&E provided gas services
to an average of 6,270 residential customers, providing an average total 252,589 Therms and 40.3 Therms per
customer. SDG&E has adequate capacity to provide utility service to increased residential customers, specifically,
912 additional households over the 2021-2029 planning period.

2. Water Supply and Wastewater Capacity

T

Among the municipal services that the City of Coronado provides are the functions of water, wastewater, and clean
water (storm water pollution prevention).

AF

Wa ter Supply
The Coronado Water system is served by treated surface water purchased from the City of San Diego. The City of
San Diego receives around 90 percent of its raw surface water from the San Diego County Water Authority (SDCWA),
the remaining water is supplied by local reserves. The SDCWA receives majority of its water supply from the
Metropolitan Water District of Southern California (MWDSC), which has two main water sources: the Colorado River
and the Sacramento River Delta.
The City of San Diego has three water treatment plants that treat its available raw water supplies. The Coronado
System receives its drinking water from only two of the City’s three water treatment plants (WTPs): Alvarado and
Otay.2 California American Water (CAW) is the service provider for the City of Coronado; CAW provides water
s3ervices to more than 690,000 people nationwide. The CAW serves an average of 80 million gallons per day (MGD)
to the San Diego Region. CAW’s services can accommodate an increased growth of 912 housing units over the 2021
to 2029 planning period.

R

Sewer Area and Sewer System
The City of Coronado is located on a peninsula on the western side of San Diego Bay. The City serves a population of
approximately 26,500 customers within a 13.5 square mile area. The City’s wastewater collection system consists of
approximately 45 miles of gravity and pressurized pipelines, approximately 750 manholes, and sixteen (16) pump
stations. On average, the City, which is considered built-out, transfers approximately 3.2 million gallons per day
(MGD) of sewage, including sewage flows from Naval Amphibious Base (NAB) and the Naval Air Station North Island
(NASNI). Although NAB and NASNI own and operate independent sewage facilities, they contract with the City to
convey the flows through the City’s system to the Transbay Pump Station from where it is pumped to the City of San
Diego’s Metropolitan wastewater collection system and conveyed to the Point Loma Wastewater Treatment Plant.3

D

The goal of the City is to provide safe, effective, and efficient operation of the City’s wastewater collection and
conveyance system through:
• Proper management, operation, and maintenance of all parts of the system;
• Reduced occurrences of, and potential for, SSOs;
• An effective Fats, Oils, and Grease Control Program;
• Assurance of adequate capacity to convey peak wastewater flows;
• A current long-range planning and improvement plan;
• Compliance with all regulatory requirements;
• Protection of the public’s health and safety;
• Effective public information and education efforts; and
• Protection of the environment.

2
3

2019 Annual Water Quality Report, Coronado, California American Water.
City of Coronado, Sewer System Management Plan, 2009.
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Op erations and Maintenance
The City is committed to a regular sanitary sewer system maintenance program. To minimize and prevent system
blockages and preserve and extend the useful life of the sanitary sewer system, the City’s Preventive Maintenance
Program primarily includes scheduled maintenance of wastewater facilities including sewer pump stations and wet
wells and the routine cleaning of the wastewater collection system pipelines.

3. Stormwater Management

AF
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The Storm Water Division is responsible for implementing and enforcing the National Pollution Distribution
Elimination System (NPDES) and monitoring the City’s stormwater. The division operates and maintains specific
policies and procedures designed to improve water quality within the City. Several key components of Coronado's
program include:
• Development Construction Project Review/Approval - Storm Water related
• Structural maintenance (storm drain line cleaning, storm pump stations, nuisance and first rain flush
diverter cleaning and inspection, and video inspection);
• Water quality monitoring
• Street Sweeping;
• Commercial business inspections (gas stations and restaurants, etc.);
• Construction site inspections (perimeter control, material storage, discharges, general housekeeping);
• Municipal site inspections;
• Special investigations (illicit connections, illegal discharges, irrigation runoff);
• Education (municipal staff, residents, contractors, and businesses);
• Public Participation (beach and bay clean-ups); and
• Monitoring of residential areas (irrigation runoff, prohibited discharges).

4. Fire and Emergency Services

D

R

The City of Coronado’s Fire department’s mission is to maintain a highly trained, professional organization providing
excellent service to our community, region, state and each other through duty, honor, respect, and family. The
purpose of the department is to accomplish the following goals:
• To ensure fiscal responsibility while delivering the highest level of customer service possible.
• To foster and maintain an atmosphere of mutual cooperation throughout the community.
• To eliminate future fire hazards and ensure access and firefighting capabilities through planning, code
enforcement, and plan checks.
• To respond quickly to and extinguish fires so as to minimize the loss of life, damage to property, and
economic impact upon the community.
• To provide the best available emergency medical support and transport system to the residents and visitors
of Coronado.
• To ensure that the City and its residents are prepared to effectively respond to major disasters by providing
information and education in the areas of fire safety and emergency preparedness.
• To provide prompt and courteous response to public calls for service and fire hazard complaints.
• To provide assistance and rescue operations to swimmers and boaters in the ocean and bay. Provide beach
visitors safety information related to beach and surf conditions.
The department achieves these goals through fire administration, operations and training, Emergency Medical
Services, fire prevention and public education, and emergency preparedness.
Fire Division
The Fire Prevention and Education program is responsible for enforcing rules and regulations for the
prevention/control of fires and fire hazards and for enforcing laws and codes governing the use, handling,
transportation, and disposal of hazardous materials. The program oversees the investigation of incidents to
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determine the cause, origin, and circumstances involving fires and unauthorized releases of hazardous materials.
This program is also responsible for educating the public in Fire Prevention awareness, and Life and Fire Safety.

T

The Operations program is responsible for the application and oversight of all hazards service delivery to the
community for both emergency and non-emergency activities. The Department maintains two fire stations, located
at 1001 6th Street (Fire Station 36) and 101 Grand Caribe Causeway (Fire Station 37). Each station is staffed with a
Chief, one engineer, and at least two firefighter/paramedics. The stations respond and provide life-safety protection
throughout the City. The City maintains one truck company, one engine company and a par amedic emergency
transport unit led by a Battalion Chief, completing the 24-hour emergency response capabilities. Additionally, the
department participates in a robust mutual aid system in the region to ensure response of additional resources as
needed.

In 2019 the Department conducted 357 inspections, responded to 1,646 rescue and/or emergency medical incidents,
and a total of 2,255 incidents. The Department is strategically employed and serves the entirety of the community,
and additional housing within the City would not pose a constraint on the existing fire services.

AF

Emergency Medical Services
The Coronado Fire department employs trained paramedics and firefighters who are cross trained to ensure they
can handle a variety of emergencies. There are currently 19 paramedics in the Fire Department. They operate out
of the main fire station on Sixth Street and the fire station in the Cays. Paramedic training includes Advanced Life
Support (ALS) training, which enables them to provide lifesaving care on site , including initial treatment for heart
attacks and medication administration. Each paramedic in the department is also a trained firefighter, which enables
them to assist in any emergency situation.
As each paramedic is also trained to fight fires, each firefighter is an emergency medical technician (EMT). EMTs are
trained in basic life support. The goal of EMTs is to quickly evaluate a patient's condition and to maintain a patient's
breathing and circulation, control external bleeding, prevent shock and to prevent further injury by immobilizing
potential spinal or bone fractures

R

Beach Lifeguards
The Coronado Lifeguard Services operate under the City’ Fire Department. Coronado Lifeguard staff are certified by
the United States Lifesaving Association (USLA) as an "Advanced Lifeguard Agency" in national training and
equipment standards. The Lifeguard Services faction handles several community organizations, such as the City’s Jr.
Lifeguard Program, and routinely monitor water quality in Coronado. The Lifeguard Department employs one
Lifeguard Captain, two Lifeguard Sergeants, and four Beach lifeguards who monitory beach safety and emergencies.

D

Disaster Preparedness
The Disaster Preparedness Division educates and prepares City staff and the community for major emergencies and
disasters. The Division maintains the City’s Emergency Operations Plan and hazard specific annexes, as well as
ensures City employees receive basic training as emergency response workers.
The City of Coronado’s Fire and Emergency Services are provided strategically within the built out coastal
community. The creation of additional housing during the 6 th Planning Cycle would affect density, population, and
traffic; however, there is adequate time for emergency services to respond to changing service demands. The future
development of additional housing or increased densities in the City would not cause increased burden on the City’s
Fire Department that could not be addressed during the planning cycle.

5. Police Services

The City of Coronado’s Police department’s mission is to provide superior public safety services to enhance the
quality of life for the community. Members of the Coronado Police Department are dedicated to accomplishing this
mission by: Maintaining public peace and order through fair and impartial enforcement of law and superior police
service, Fostering an environment of cooperation and trust within our organization and the community, Conducting
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public business efficiently and effectively, Challenging the future with a spirit of optimism and innovation, Valuing
our employees as our most important resource. The department employs 67 paid staff and uses 40 civilian
volunteers for the Senior Volunteer Patrol agency.

T

The Chief of Police is responsible for administering and managing the Coronado Police Department. There are two
divisions in the Police Department as follows:
• Support Services - The Support Services Division consists of the Investigations Unit, Community Relations &
Training, Finance, Dispatch, Records, Professional Standards, Facility Management, School Resource
Officers and the Senior Volunteer Program.
• Field Services - The Field Services Division consists of Uniformed Patrol and Traffic, Parking, Animal Services
and Special Events

The City of Coronado’s Police Services are provided strategically within the built out coastal community. It is not
anticipated that any new police facilities would be required as a result of development on housing sites facilitated
by the Housing Element. Therefore, this does not place a constraint on development.
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D. Environmental Constraints

Due to its geographic location, the City of Coronado is susceptible to a variety of both man -made and natural
disasters and emergencies. Emergencies may occur individually or in combination with others. They may vary in
degree of predictability, suddenness, and severity. Like most Southern California coastal cities, Coronado is at high
risk to drought, earthquakes, seiches, tsunamis, flooding, and severe storm conditions. 4
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The City lists the following goals for disaster preparedness:
• Maintenance of a timely, well-prepared and well-coordinated response plan that will minimize potential
damage to life, property, and the environment, resulting from natural and man-made disasters.
• Centralized emergency and disaster preparedness management that provide for clear authority, direction,
and communication during emergencies and disasters.
• An informed community that knows how it could be affected by a disaster and is motivated to learn how to
prepare for one.
• A prepared community and trained emergency management team that can work together during disaster
operations for safe and effective response and recovery.
Below are the types of natural disaster that may have an effect on the community of Coronado as well as may create
a constraint to the development of housing within the City.

1. Geologic and Seismic Hazards

D

Earthquakes have long been viewed as a significant hazard in California, though San Diego has historically been
considered a lower risk area.5 Faults, Landslides, earthquakes and land subsidence are examples of geologic hazards
that could endanger a community, all of which can pose threats to life and property. Geologic faults determine and
impact many other geologic hazards that may affect Coronado. Ground failures such as liquefaction, lateral
spreading, differential settlement and subsidence are additional possible hazards for Coronado. In particular,
earthquake-triggered differential settlement or lateral spreading due to liquefaction can be expected in areas of
hydraulic fill along the margins of San Diego Bay.
According to the San Diego Earthquake Planning Scenario Report, produced in 2020, excavations along Morena
Boulevard (Rockwell et al. 1991) uncovered evidence of a series of major historic ruptures along the Rose Canyon
Fault Zone (RCFZ) in the Holocene Period. These findings, historic seismicity, and geomorphic features led the
4
5

City of Coronado, Disaster Preparedness Element.
San Diego County, Earthquake Planning Scenario, 2020.
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California Geologic Survey (CGS) to declare the fault zone active and to establish Alquist-Priolo Earthquake Fault
Zones from La Jolla south and in downtown San Diego. The same report noted that the RCFZ consists of a system of
crustal, right-lateral, strike-slip faults and diverging strands pass under the airport, Seaport Village, Convention
Center, and Tenth Avenue Marine Terminal areas of downtown and cross the San Diego Bay through Coronado and
under the Coronado Bridge. Specific risks associated with the RCFZ according the report’s scenario and methodology
can be found in pages 13 to 25. Additional geologic and seismic hazards are detailed in Section K of the City’s General
Plan.
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Coronado recently adopted the 2019 California Building Code to ensure compliance with state requirements and the
City's Community Development Department, in its review of applications for building permits, follows the
"Recommended Lateral Force Requirements and Commentary'' prepared by the Structural Engineers Association of
California in order to assure the structural integrity of buildings. Additionally, Caltrans retrofitted approximately 270
of the highest risk state-operated structures in San Diego as a part of a statewide retrofit program, including the
Coronado Bay Bridge. The City’s Emergency Management report also identifies the following actions and objectives
for mitigating the risks associated with geologic and seismic hazards:
• Develop a comprehensive approach to reducing the possibility of damage and losses due to geological
hazards.
o Maintain the quality of infrastructure and construction that exists in fault zones
o Ensure all development in fault zones avoids or withstands geological hazards
• Protect existing assets with the highest relative vulnerability from the effects of geological hazards.
o Confirm building standards for new and existing buildings for geological hazards
• Address identified data limitations regarding the lack of information about the relative vulnerability of
assets from earthquakes (e.g., data on structure/building types, reinforcements, etc.).

While geologic and seismic hazards are present in the City, proper mitigation and action is taken by the City to reduce
risks associated with such hazards, therefore, they are not considered a constraint to the development of housing
within the City.

2. Flooding

R

Flooding in the City of Coronado is associated with its proximity to the ocean. Because of its location between the
Pacific Ocean and San Diego Bay, and its low topography, Coronado is susceptible to damage from tsunamis and
seiches. Tsunamis, or seismic sea waves, are oceanic waves that are generated by earthquakes, submarine or
shoreline volcanic eruptions, large submarine or shoreline landslides, or even meteorites. Seiches are similar waves
in enclosed bodies of water such as bays generated by the same phenomena as tsunamis or by-passing atmospheric
disturbances.

D

According to the City’s Safety Element, the geometry of the area's coastline, and the region's sea-floor ridges,
canyons and off-shore islands shield Coronado's ocean front from a tsunami generated far off-shore. Seiches are not
known to have caused damage beyond San Diego Bay's shoreline, but the historic record for the San Diego region is
too short to be conclusive for either tsunamis or seiches. The element also designates both shoreline erosion and
sea level rise as potential risks for the City of Coronado, and according to the report recommend that coastal planners
and engineers use at least the past century's pace of sea-level rise for planning of periods up to about 25 years.
Flooding risks within the City of Coronado are primarily related to sea level rise, tsunamis and coastal erosion. While
these hazards have associated risks, the City has not experienced any. The City’s Emergency Management report
identifies the following actions and objectives for mitigating the risks associated with flooding:
• Develop a comprehensive approach to reducing the possibility of damage and losses due to floods.
o Investigate methods to enhance survivability in low-lying areas
o Purchase/maintain equipment for water removal in areas prone to flooding
o Maintain infrastructure in known flood areas
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o

•

Continue to participate in the National Flood Insurance Program and review applications for
conformance with NFIP standards. Periodically review City compliance with NFIP requirements, as
resources become available.
Coordinate with and support existing efforts to mitigate floods (e.g., US Army Corps of Engineers, US Bureau
of Reclamation, California Department of Water Resources).
o Make contacts and develop a network during EOC exercises

3. Fire Hazards

T

Nearly all cities are at risk for some type of fire hazards, these may include, wildfire, urban fires, and fires on the
wildland-urban interface. However, due to its geographic location, the City of Coronado’s risk of wildfire is
significantly reduced. As a nearly totally developed urban peninsula surrounded by the Pacific Ocean and San Diego
Bay, wildfires are of little concern to the community, and "State Responsibility Areas" regulations for reducing prefire fuel loads of habitat areas near development are of no relevance. However, there is some minor, sparse native
vegetation on the Silver Strand portion of the peninsula that is susceptible to brush fires, and some of this brush is
near Navy housing areas.

D
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According to the City’s Safety Element, the primary fire hazard in Coronado is that of a densely developed urban or
suburban area where fire spreads directly from one structure to another nearby one. Therefore, maintaining
separation between such structures, requiring fire resistant construction mate rials and design, and assuring
adequate firefighting access through streets and alleys is of great importance to the community. The City has
adopted the most recent California Fire Code.
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Housing Resources
This section of the Housing Element provides an overview of the resources available to the City to meet its Regional
Housing Needs Allocation (RHNA).

E. Regional Housing Needs Allocation

AF

1. Residential Sites Inventory

T

The RHNA Allocation for the City of Coronado and the 6th Cycle Housing Element requires a plan to accommodate
the development of 912 new housing units within the projection period (2021 – 2029). The City’s RHNA Allocation
split among HUD identified income categories is as follows:
• Very Low Income: 312 units
• Low Income: 169 units
• Moderate-Income: 159 units
• Above-Moderate Income: 272 units

Appendix B of the Housing Element includes the required site analysis tables and site information for the vacant and
non-vacant properties to meet the City’s RHNA need through the 2021 -2029 planning period. The following
discussions summarize the City’s site inventory and the City’s past experience in redeveloping non-vacant sites.

2. Above Moderate- and Moderate-Income Sites

For the 2021-2029 planning period, the City’s RHNA allocation is 159 for moderate income units and 272 for above
moderate-income units. The City anticipates that growth to meet the moderate and above moderate-income need
will occur in existing residentially zoned areas through the development of new units and the development of ADUs
based on existing City policies and development standards.
Table 3-13 below shows that within the existing residential neighborhoods, 225 moderate income and 3 above
moderate income primary dwelling units can be accommodated on residentially zoned sites.

D
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In addition to primary dwelling units, there is capacity for ADUs and JADUs to be developed on each existing
residential lot as well as the conversion of Carriage Houses within the City. It is anticipated that an additional 252
units can be accommodated through the development of ADUs throughout the community during the 6 th Cycle
(2021-2029). Doubling the average ADU development from 2018-2020 and extrapolating for the 8-year planning
period is a strategy endorsed by HCD. Additionally, to facilitate the development of ADUs available for lower income
households, the City has developed relevant policies and programs (see Section 4). For the purposes of this
projection exercise, the City assumes a percentage of ADUs develop affordably based on ADU Affordability
Assumptions produced by the Southern California Association of Governments (SCAG). SCAG conducted analysis that
consisted of the following steps:
• Calculating maximum rent limits for RHNA income categories for one-person and two person households
by county
• Conduct survey of rents for ADUs in the SCAG region
• Use survey data to determine proportion of ADUs within each income category
• Create assumption of how many persons will occupy each ADU, finalize proportions
Using the proportions SCAG created for Orange County, the City can allocate 130 units of the projected 190 ADUs
for the 2021-2029 planning period as being available for lower income households.
Carriage Houses are structures in the City of Coronado which only differ functionally from ADUs because they lack a
formal kitchen. Based on existing ADU production and the readily available stock of Carriage houses (117), an
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assumption of five percent turnover per year is projected for additional ADU production. This assumption will be
further supported by forthcoming City policy to promote the conversion of Carriage Houses to ADUs.
The allowance of liveaboards in the City can accommodate an additional 27 units. Based on existing trends of
liveaboard occupation throughout the state of California and the readily available stock of slips in the City (575), a
conservative assumption of five percent turnover over the entire planning period is projected for additional ADU
development. This assumption will be further supported by forthcoming City policy to promote the conversion of
slips to liveaboards.

Moderate-Income Sites

225 units

9.4 acres

47 parcels

3 units

0.5 acres

1 parcel

AF

Above Moderate-Income Sites

T

An alysis of the City’s Existing Capacity and Zoning
Table 3-13 below shows the net available capacity on parcels with propensity to be redeveloped during the planning
period.
Table 3-13: Residential Capacity for Moderate and Above Moderate-Income Sites
Sum of Net Units
Sum of Area (Acres) Number of Parcels

Total Above Mod/Mod Sites

228

9.9 acres

48 parcels

Reasonable Capacity Assumptions
This section describes the methodology developed to determine the site capacity for the moderate and above
moderate-income sites. Reasonable capacity was calculated based on a number of factors including:
• parcel size
• existing zoning requirements
• historical classification of the property
• existing on-site improvements
Additionally, existing non-vacant parcels were analyzed to determine the number of existing units currently on the
parcel. Netting out the existing units from the calculated available capacity on parcels with a propensity to be
redeveloped yields a reasonable capacity assumption. Replacement of existing units was determined to prevent no
net loss of existing housing stock.

R

Development of Non-Vacant Sites and Converting to Residential Uses
The City has identified a number of non-vacant, residentially zoned sites, as well as a number of non-vacant sites to
be rezoned to accommodate residential development to meet the 6 th Cycle RHNA.

D

Existing Uses on Identified Candidate Sites
Appendix B details the known existing uses on the candidate housing sites identified to meet the City’s RHNA. For
residentially zoned sites, existing residential units were netted out of the potential development yield to ensure that
the sites identified had the potential to develop at least one additional dwelling unit.
Sites for Rezoning
The sites proposed for rezones are outlined below. Sites were selected and reasonable capacity calculated based on
a number of factors, including parcel size, existing zoning requirements, existing use, historical classification of the
property, and the feasibility of the rezone. Potential development yield was calculated to ensure that rezoned sites
had the ability to develop at least one additional unit. Appendix B provides further detail regarding each rezone
strategy. Table 3-14 below summarizes the potential yield of the rezone strategies/sites – these calculations will be
updated prior to the adoption of the Housing Element, pending review of rezone sites by the City. Please note: the
potential yields below are showing only those units gained specifically through the rezone strategy.
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Table 3-14: Residential Capacity on Sites to Be Rezoned
Acres

New
Density

Net Low/VL
Units

Net Above/
Mod Units

Net Total
Units

North City Commercial Rezone
R-4 Upzone
City Hall Site – Residential Rezone

5 parcels
10 parcels

3.7 acres
2.0 acres

47 du/ac
47 du/ac

171 units
12 units

0 units
9 units

171 units
21 units

1 parcel

8.5 acres

47 du/ac

400 units

0 units

400 units

Fire Station – Residential Rezone

1 parcel

0.2 acres

47 du/ac

7 units

0 units

7 units

1 parcel
18 parcels

39.6 acres
54.0 acres

12 du/ac
--

0 units
590 units

475 units
484 units

475 units
1,074 units

Military Land – Residential Rezone
Total Rezones

T

Parcels

Strategy/Sites

3. Sites Suitable for Lower Income Housing

AF

The City of Coronado has a RHNA need of 312 very-low income units and 169 low-income units.

Credits Towards the 2021-2029 RHNA
The 6 th Cycle RHNA projection period for Coronado is between June 30, 2020 and April 15, 2029. All development
that is currently entitled, and/or under construction, or within the approval process during this period may be
counted towards meeting the City’s 6 th Cycle RHNA need
An alysis of the City’s Existing Capacity and Zoning
Table 3-15 below shows the net available capacity on parcels with propensity to be redeveloped during the planning
period.
Table 3-15: Residential Capacity for Low and Very Low-Income Sites
Sum of Net Units Sum of Area (Acres)
Number of Parcels
98 units

3.5 acres

6 parcels

R

Low and Very Low-Income Sites

D

Reasonable Capacity Assumptions
In addition to the factors for assuming reasonable capacity noted previously while discussing Above Moderate and
Moderate Income-sites, Low and Very Low-Income sites must meet an additional Sizing Criterion. Per HCD Guidance,
sites which fall between 0.5 acres and 10 acres may reasonably be considered for Low and Very Low-Income
development and redevelopment. The City of Coronado is a built-out community, where parcels smaller than .5
acres are regularly developed for both residential and commercial uses. Due to the built-out nature of the City,
excluding parcels smaller than .5 acres creates increased limitations of the City’s ability to identify sites suitable for
residential units affordable to low and very low incomes. Of approximately 4,842 parcels in the City just 23 meet the
.5-acre size criteria established, equating to under one (1) percent of all parcels in the City which are considered
suitable for low and very low income residential as determined by HCD.
Sites for Rezoning
As shown above in Table 3-14, the City can reasonably project 590 units of Low and Very Low-Income development
with rezones and zoning modifications to allow for higher-density residential. Based on HCD guidance, only those
sites which meet the Sizing Criterion were included in the proposed rezones for Low and Very Low-Income Parcels.
Ad equacy of Sites for RHNA
The City has identified sites, with propensity to be redeveloped, with a capacity of 326 units to accommodate the
912-unit total RHNA. To accommodate the shortfall, the City has identified rezone sites with a capacity of 1,074 total
units, 590 units of which are Low and Very Low Income. Additionally, the City expects to develop 190 ADU’s, 45
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Carriage House conversions, and 27 Liveaboards. Overall, the City has adequate capacity to accommodate its 2021
- 2029 RHNA. Table 3-16 below summarizes the development potential of the City – these calculations will be
updated prior to the adoption of the Housing Element.
Table 3-16: Summary of RHNA Status and Sites Inventory (Dwelling Units)
Extremely
Above
Low/
Low
Moderate
Moderate
Very Low
Income
Income
Income
Income
312

169

0
312

159

272

912

T

2021-2029 RHNA
RHNA Credit (Units Permitted,
Built, Entitled, or Have Active
Applications during current projection
period)
Total Net RHNA Obligations

Total

0

0

0

0

169

159

272

912

0

145

Unit Yield of Sites Available
171

0

AF

North Commercial Rezone
R-4 Upzone

12

0

9

21

City Hall – Residential Rezone

400

0

0

400

Fire Station – Residential Rezone

7

0

0

7

Military Land – Residential Rezone
Total Unit Yield of Sites Proposed for
Rezoning

0

200

275

475

590

200

284

1,074

Liveaboards

19

8

0

27

Carriage Houses

31

14

0

45

ADU

130

57

3

190

98

225

3

326

Existing Residentially Zoned Properties
Total Potential Capacity

868

504

290

1,662

Sites Surplus/Shortfall (+/-)

+387

+345

+18

+750

R

Note: The Sites Analysis located in Appendix B contains additional information on specific Housing Element candidate sites.

F. Financial Resources

Providing an adequate supply of decent and affordable housing requires funding from various sources. The City has
access to the following funding sources:

D

1. Section 8 Housing Choice Voucher
The Section 8 Housing Choice Voucher program is a Federal government program to assist very low-income families,
the elderly, and the disabled with rent subsidy payments in privately owned rental housing units. Section 8
participants are able to choose any housing that meets the requirements of the program and are not limited to units
located within subsidized housing projects. They typically pay 30 to 40 percent of their income for rent and utilities.
The County of San Diego administers Section 8 Housing Choice vouchers within the City of Coronado

2. Housing Assistance Reserve (Fund)
To ensure that housing is provided for all economic segments of the population, Coronado adopted the Affordable
Housing Assistance - Dedication strategy. The program establishes affordable housing requirements including the
following:
• Reserve units for affordable
• Pay an in-lieu fee
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Un it Reservation
If the developer or subdivider decides to reserve units, then a total of 20 percent of all units in the proposed
development must be reserved. A unit or units reserved for rental must then be rented at or below the “Fair Market
Rent” established by HUD to persons qualified for Section 8 Rent Subsidies by the County Housing Authority or to
persons within very low- and low-income categories as established annually by HUD. A unit or units reserved for sale
must be sold at affordable prices to persons within moderate income categories as established annually by HUD.
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The unit or units reserved “for rental” or “for sale” may be at a location other than the subject development site so
long as it is within the boundaries of the City of Coronado and maintained as affordable for a minimum period of
time as determined by the Community Development Director and approved by the City Council.

AF

In Lieu Fee
If the developer or subdivider chooses to make payment in lieu of unit reservation, the fee is determined by a fixed
schedule reviewed and updated by the City. According to the 2018 Coronado Fee Schedule, the current in lieu fee is
set at $7,000 per unit. The amount is calculated to provide the developer or subdivider’s fair share contribution
towards meeting the City’s affordable housing objective without placing an unreasonable financial burden on any
applicant.

Affordable Housing Fund
The in-lieu funds are separated from City funds for the purposes of affordable housing. The in-lieu funds may be
invested in the same manner and at the same rate as allowed for City funds. If land use rights for real property to
carry out the purposes of this title are not obtained within a three-year period from the receipt of any in lieu funds,
or the City has not, within a 10-year period from the receipt of in lieu funds committed the funds to a low or
moderate income housing project, then the in lieu funds may be retained for the benefit of the City.

G. Infrastructure and Facilities

R

As a highly urbanized community, infrastructure facilities are available to serve development throughout Coronado.
All of the land designated for residential use is adequately served by sewer lines, water lines, storm drains,
telephones, and electrical and gas lines. As an example, the Coronado Public Works Department provides sewer
service and maintains 17 sewer pump stations. The system includes: 45 miles of underground sewer pipeline and on
average, transfers 2.35 million gallons of sewage per day, including sewage from the Cays and all Navy bases.

H. Energy Usage and Conservation

D

The primary uses of energy in urban areas are for transportation, lighting, water heating, and space heating and
cooling. The high cost of energy demands that efforts be taken to reduce or minimize the overall level of urban
energy consumption. Energy conservation is important in preserving non-renewable fuels to ensure that these
resources are available for use by future generations. There are also a number of benefits associated with energy
conservation including improved air quality and lower energy costs.
San Diego Gas & Electric (SDG&E) currently provides natural gas and electricity transmission and distribution
infrastructure in San Diego County. SDG&E is regulated by the California Public Utilities Commission (CPUC), which
is responsible for making sure utilities’ customers have safe and reliable utility service.

1. Title 24 and Coronado Climate Action Plan
Title 24 of the California Administrative Code is a set of requirements for energy conservation, green design,
construction maintenance, safety, and accessibility. Title 24 was published by the California Building Standards Code
and applies to all buildings in California, not just state-owned buildings. Title 24 regulations and requirements are
enforced when an applicant pulls a building permit for a proposed project and have plans reviewed or building
inspected.
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The City of Coronado works to minimize its ecological footprint through conserving energy, providing efficient and
sustainable transportation options, conserving water, and maintaining a healthy and extensive urban forest. The City
provides the following energy efficient programs:
• Electric Vehicles: The City has installed 14 electric charging stations throughout the City:
o City Hall
o Public Services
o Municipal Golf Course
o Coronado Cays
• LEED Buildings: Coronado currently has four (4) buildings which were built to the LEED Silver status:
o Animal Care Facility
o Tennis Center
o John D. Spreckels Senior Center
o Coronado Clubroom and Boat House
• Solar Energy: Building Permit Staff has issued 288 permits for solar photovoltaic systems from 2017 to 2020.
• Landscaping Equipment: On September 5, 2017, the Council approved Resolution 8891 directing the
conversion of the City's gas-powered leaf blowers and string trimmers, and those used by its contractors to
zero-emission electric tools no later than December 31, 2018. The requirement became applicable
throughout the City on January 1, 2021.
San Diego Gas & Electric Energy Savings Incentives
San Diego Gas and Electric (SDG&E) is the primary energy provider for residents within the City of Coronado. They
offer a number of rebate programs on in-home utilities and appliances, including energy-efficient water heaters and
smart thermostats. Additionally, SDG&E provides multi-family energy efficiency rebates for residents in apartment
complexes. This program promotes qualified energy-efficient improvements in apartment dwelling units, common
areas of apartment of condominium complexes with two or more units and common areas of mobile home parks.
Eligible customers include property owners, managers, and authorized agents of existing residential multifamily
complexes with two or more dwellings. These improvements are beneficial to property owners and residents alike
and can help to reduce overall home rental costs for families who qualify.

D

R

Cu mulative Impacts
Any future development of candidate housing sites would be subject to compliance with all federal, State, and local
requirements for energy efficiency, including the California Energy Code Building Energy Efficiency Standards (CCR
Title 24, Part 6), the CALGreen Code (CCR Title 24, Part 11), and SB 743.
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Affirmatively Furthering Fair Housing (AFFH)
In 2016, the Department of Housing and Urban Development (HUD) passed the Affirmatively Furthering Fair Housing
rule, which requires an assessment of fair housing in counties and cities. All Housing Elements adopted on or after
January 1, 2021 must contain an Assessment of Fair Housing (AFH) consistent with the core elements of the analysis
required by the federal Affirmatively Further Fair Housing Final Rule of July 16, 2015.

T

Under State law, affirmatively further fair housing means “taking meaningful actions, in addition to combatting
discrimination, that overcome patterns of segregation and foster inclusive communities free from barriers that
restrict access to opportunity based on protected characteristics.” These characteristics can include, but are not
limited to race, religion, sex, marital status, ancestry, national origin, color, familial status, or disability.

AF

In May 2020, San Diego County and the San Diego Regional Alliance for Fair Housing adopted the Regional Analysis
of Impediments (AI) to Fair Housing Choice for FY 2020-2025. The Regional Alliance for Fair Housing is a coalition of
fair housing organizations, community-based groups, concerned citizens, representatives of the housing industry,
and government agencies working toward the goal of affirmatively furthering fair housing.

The AI assesses the extent of fair housing issues among specific groups and evaluates the availability of a range of
housing choices for all residents. In addition, the AI analyzes the conditions in the private market and public sector
that may limit the range of housing choices or impede a person’s access to housing.

I. Needs Assessment

The AI contains a countywide analysis of demographic, housing, and specifically fair housing issues. The City's
demographic and income profile, household and housing characteristics, housing cost and availability, and special
needs populations were discussed previously and can be reviewed in Section 2: Community Profile.

1. Fair Housing Impediments

R

Within the legal framework of Federal and State laws, and based on the guidance provided by HUD’s Fair Housing
Planning Guide, impediments to fair housing choice can be defined as:
•
•

Any actions, omissions, or decisions taken because of the characteristics protected under State and Federal
laws, which restrict housing choices or the availability of housing choices; or
Any actions, omissions or decisions which have the effect of restricting housing choices or the availability
of housing choices on the basis of characteristics protected under State and Federal laws.

D

To affirmatively promote equal housing opportunity, a community must work to remove impediments to fair housing
choice.6

2. Fair Housing Issues
As part of the development of the FY 2020-25 AI, six community workshops were held in communities throughout
the County in October and November 2019 to gather input regarding fair housing issues in the region. Key issues
identified by participants, service providers, housing professionals and various staff include:
• Experience with housing discrimination by protected classes.
• Issues and barriers to reporting housing discrimination incidents.
• Barriers to access of housing in communities.
• Protected classes that need improved services
6

San Diego Regional Analysis of Impediments to Fait Housing Choice, 2020.
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•
•

Misconceptions and misunderstandings about fair housing.
Importance of finding new ways to build community awareness about fair housing.

T

In addition to input from local organizations and community members, key stakeholders were identified and
interview regarding the County’s AI. Stakeholders represented a variety of organizations that provide fair housing
services and/or complementary related support services. Key issues and opportunities identified by stakeholders
include:
• Cultural, language and other challenges to building community awareness of fair housing issues.
• Geographic, transportation, accessibility and other barriers to housing in communities.
• Misconceptions or misunderstandings about Fair Housing.
• Under reporting, documentation issues, opposition and other challenges to meeting fair housing needs.
• Improved services required by protected classes.
• Opportunities with community assets which can be leveraged to further Fair Housing.
• Opportunities through improving interagency coordination.
• Technological opportunities in promoting and supporting Fair Housing outreach.

AF

Residents throughout San Diego County were also surveyed to learn more about fair housing issues in each
jurisdiction. The County received approximately 1,100 total individual responses, only 1 of which identified as living
in Coronado. The respondent indicated they did experience discrimination in housing and identified the
landlord/property manager as the source of discrimination. The respondent noted the following circumstance:
• The discrimination was based upon the status and source of income.
• The respondent did not report the discrimination due to lack of information/knowledge regarding where
to report and how to report.
• The respondent noted that reasonable accommodation was delayed multiple times
• The respondent had not participated in any fair housing training and not heard or seen a Fair Housing Public
Service Announcement on TV, the radio, or online.

R

The San Diego AI also identified the following fair housing issues specifically involving Coronado:
• The City had a total of two Fair Housing cases filed from 2014-2018
o Both complaints were based on disability
• The City experience one hate crime from 2013-2018, related to religion.

D

Table 3-17 below identifies the lending patterns by race and ethnicity, as well as income category for the City of
Coronado. Data for lower income applicants of color was not available for the City of Coronado, however, applicants
who identified as Hispanic or Latino of any race in the low-income category had a 100 percent denial rate for home
loan applications. Applicants of any race and ethnicity in the upper income category had higher levels of home loan
approval, the highest being among White residents (61.8 percent approved, 15 percent denied). Additionally,
applicants in the upper income category who identified as Black experienced a 20 percent denial rate and those who
identified as Hispanic or Latino experienced a 22 percent denial rate, followed by those who identified as Asian with
a 12.5 percent denial rate. Overall, applicants who identified as White had higher rates of approval than applicants
who identified as Black, Hispanic (of any race), or Asian.
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Table 3-17: Coronado Lending Patterns by Race/Ethnicity (2017)
Denied

Withdrawn/Incomplete

White
Low (0-49% AMI)

--

--

--

Moderate (50-79% AMI)

46.7%

26.7%

26.7%

Middle (80-119% AMI)

54.3%

28.6%

17.1%

Upper (≥120% AMI)

61.8%

15.0%

23.2%

Unknown/NA

69.2%

7.7%

23.1%

Black
--

--

--

Moderate (50-79% AMI)

--

--

--

Middle (80-119% AMI)

--

--

--

Upper (≥120% AMI)

60.0%

20.0%

20.0%

Unknown/NA

--

--

--

AF

Low (0-49% AMI)

T

Approved

Hispanic

0.0%

100.0%

0.0%

Moderate (50-79% AMI)

--

--

--

Middle (80-119% AMI)

--

--

--

Upper (≥120% AMI)

51.2%

22.0%

26.8%

Unknown/NA
Asian
Low (0-49% AMI)

100.0%

0.0%

0.0%

--

--

--

Moderate (50-79% AMI)

--

--

--

Middle (80-119% AMI)

--

--

--

Upper (≥120% AMI)

75.0%

12.5%

12.5%

Unknown/NA

0.0%

33.3%

66.7%

R

Low (0-49% AMI)

Source: San Diego Regional Analysis of Impediments to Fair Housing Choice (2020)

3. Fair Housing Enforcement and Outreach Capacity

D

Currently, the Legal Aid Society of San Diego (LASSD) provides fair housing services to the City of Coronado. This
includes providing fair housing outreach, education, investigation, and counseling services. Between FY 2014 and FY
2018, LASSD served over 19,000 San Diego County residents, of those served 38 were residents of Coronado.
Majority of the clients served by LASSD were lower income (87 percent) and White (66 percent).
The AI also conducted Fair Housing testing to determine if, and to what extent, discriminatory business practices
exist in apartment rental housing and related markets. Currently, there are no fair housing testing results for the
City of Coronado. Overall, the City had just two fair housing cases filed from 201 4 to 2018, a settlement was
successful in one and the other had a no cause determination.
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J. Analysis of Available Federal, State, and Local Data and Local
Knowledge
1. Integration and Segregation Patterns and Trends

T

The dissimilarity index is the most commonly used measure of segregation between two groups, reflecting their
relative distributions across neighborhoods (as defined by census tracts). The index represents the percentage of
the minority group that would have to move to new neighborhoods to achieve perfect integration of that group. An
index score can range in value from 0 percent, indicating complete integration, to 100 percent, indicating complete
segregation. An index number above 60 is considered to show high similarity and a segregated community. It means
that 60% (or more) of the members of one group would need to move to a different tract in order for the two groups
to be equally distributed. Values of 40 or 50 are usually considered a moderate level of segregation, and values of
30 or below are considered to be fairly low.

AF

It is important to note that segregation is a complex topic, difficult to generalize, and is influenced by many factors.
Individual choices can be a cause of segregation, with some residents choosing to live among people of their own
race or ethnic group. For instance, recent immigrants often depend on nearby relatives, friends, and ethnic
institutions to help them adjust to a new country.7 Alternatively, when white residents leave neighborhoods that
become more diverse, those neighborhoods can become segregated.8 Other factors, including housing market
dynamics, availability of lending to different ethnic groups, availability of affordable housing, and discrimination can
also cause residential segregation.

D

R

Figure 3-1 shows the dissimilarity between each of the identified race and ethnic groups and Coronado’s white
population from 1980 to 2010. The White (not Hispanic or Latino) population within Coronado makes up the majority
of the City’s population at approximately 74.9 percent according to 2018 American Community Survey (ACS)
estimates. As previously stated, higher scores indicate higher levels of segregation among those race and ethnic
groups. The table shows higher levels of segregation among each race and ethnic group from 1990 to 2000 , with
decrease segregation in 2010. The group with highest level of segregation in Coronado is Black at 60.3 in 1990, 63.6
in 2000 and decreasing to 36 in 2010. These scores correlate directly with the percentage of people within that racial
or ethnic group that would need to move into a predominately white census tract in order to achieve a more
integrated community. Groups who identified as Hispanic or Asian experiences relatively low levels of segregation
according to the data, at 16.1 and 12.4, respectively, in 2010.

7Allen,

James P. and Turner, Eugene. “Changing Faces, Changing Places: Mapping Southern California”. California State
University, Northridge, (2002).
8 Boustan, Leah Platt. “Racial Residential Segregation in American Cities” in Oxford Handbook of Urban Economics and Planning,
ed. Nancy Brooks and Gerrit-Jan Knaap, Oxford University Press, (2011).
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Figure 3-1: Dissimilarity Indices for Race and Ethnic Groups in Coronado (1980-2010)
70
60.3

63.6

50

45.9

40

36

34.5
30.8

29.7

30

30.7

T

As Compared to White

60

19.3

20

13.8

10
0

12.4
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Asian
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Black

16.1

1980

1990

2000

2010

Source: Diversity and Disparity, Spatial Structures in the Social Sciences, Brown University

2. Racially or Ethnically Concentrated Areas of Poverty (R/ECAP)

R

To assist communities in identifying racially/ethnically concentrated areas of poverty (R/ECAPs), HUD has developed
a census tract-based definition of R/ECAPs. The definition involves a racial/ethnic concentration threshold and a
poverty test. The racial/ethnic concentration threshold is straightforward: R/ECAPs must have a non-white
population of 50 percent or more. Regarding the poverty threshold, Wilson (1980) defines neighborhoods of extreme
poverty as census tracts with 40 percent or more of individuals living at or below the poverty line. Because overall
poverty levels are substantially lower in many parts of the country, HUD supplements this with an alternate criterion.
Thus, a neighborhood can be a R/ECAP if it has a poverty rate that exceeds 40% or is three or more times the average
tract poverty rate for the metropolitan/micropolitan area, whichever threshold is lower.
Location of residence can have a substantial effect on mental and physical health, education opportunitie s, and
economic opportunities. Urban areas that are more residentially segregated by race and income tend to have lower
levels of upward economic mobility than other areas. Research has found that racial inequality is thus amplified by
residential segregation. However, these areas may also provide different opportunities, such as ethnic enclaves
providing proximity to centers of cultural significance, or business, social networks and communities to help
immigrants preserve cultural identify and establish themselves in new places. Overall, it is important to study and
identify these areas in order to understand patterns of segregation and poverty in a City.

D

The 2020 AI performed an analysis of R/ECAPs within San Diego County and found small pockets within c ertain
jurisdictions. None were located within the City of Coronado. Further analysis using the U.S. Department of Housing
and Urban Developments R/ECAP GIS mapping tool confirms that all census tracts within Coronado have a R/ECAP
value of 0, indicating that the census tracts within Coronado do not meet the defined parameters for a racially or
ethnically concentrated area of poverty as defined by HUD.9

9

US Department of Housing and urban Development, Racially or Ethnically Concentrated Areas of Poverty (R/ECAPs), Open Data
Portal, Accessed December 17, 2020.
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Figure 3-2: Low Poverty Index with Race/Ethnicity and R/ECAPs, Coronado

Source: HUD Affirmitaevly Furthering Fair Housing Data and Mapping Tool, Data Versions: AFFHT0006, July 10, 2020
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3. Disparities in Access to Opportunity
The UC Davis Center for Regional Change and Rabobank partnered to develop the Regional Opportunity Index (ROI)
intended to help communities understand local social and economic opportunities. The goal of the ROI is to help
target resources and policies toward people and places with the greatest need to foster thriving communities. The
ROI incorporates both “people” and “place components, integrating economic, infrastructure, environmental, and
social indicators into a comprehensive assessment of the factors driving opportunity.”

AF
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The ROI: People is a relative measure of people's assets in education, the economy, housing, mobility/transportation,
health/environment, and civic life as follows:
• Education Opportunity: Assesses people’s relative success in gaining educational assets, in the form of a
higher education, elementary school achievement, and regular elementary school attendance.
• Economic Opportunity: Measures the relative economic well-being of the people in a community, in the
form of employment and income level.
• Housing Opportunity: Measures the relative residential stability of a community, in the form of
homeownership and housing costs.
• Mobility/Transportation Opportunity: Contains indicators that assess a community’s relative
opportunities for overcoming rural isolation.
• Health/Environment Opportunity: Measures the relative health outcomes of the people within a
community, in the form of infant and teen health and general health.
• Civic Life Opportunity: A relative social and political engagement of an area, in the form of households that
speak English and voter turnout.

The ROI: Place is a relative measure of an area's assets in education, the economy, housing, mobility/transportation,
health/environment, and civic life.
•
•
•

R

•

Education Opportunity: Assesses a census tract's relative ability to provide educational opportunity, in the
form of high-quality schools that meet the basic educational and social needs of the population.
Economic Opportunity: Measures the relative economic climate of a community, in the form of access to
employment and business climate.
Housing Opportunity: Measures relative availability of housing in a community, in the form of housing
sufficiency and housing affordability.
Health/Environment Opportunity: A relative measure of how well communities meet the health needs of
their constituents, in the form of access to health care and other health-related environments.
Civic Life Opportunity: Measures the relative social and political stability of an area, in the form of
neighborhood stability (living in same residence for one year) and US citizenship.

•

D

As show in Figure 3-3 below, the majority of Coronado is classified as a high and highest opportunity zone, with the
exception of one census tract which shows high health and mobility opportunity and moderate economic and
educational attainment, but low housing opportunity and low civic life opportunity. Figure 3-4, which displays ROI
place for Coronado indicates two areas as lowest opportunity areas. Area 1 (identified on the map) displays high
education and economic opportunities, however, shows low civic life opportunities and even lower heath and
housing opportunity. Area 2 (identified on the map) shows moderate civic life opportunity and very high educational
opportunity but identifies very low health wellbeing, and low housing and economic opportunity. It should be noted
that these are areas primarily occupied by military housing and facilities, which are not under the jurisdiction of
Coronado.
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Figure 3-3: Regional Opportunity Index: People, 2014
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Figure 3-4: Regional Opportunity Index: Place, 2014
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Additionally, the Department of Housing and Community Development together with the California Tax Credit
Allocation Committee established the California Fair Housing Task Force to provide research, evidence-based policy
recommendations, and other strategic recommendations to HCD and other related state agencies/departments to
further the fair housing goals (as defined by HCD). The Task force developed the TCAC/HCD opportunity Area Maps
to understand how public and private resources are spatially distributed. The Task force defines opportunities as
pathways to better lives, including health, education, and employment. Overall, opportunity maps are intended to
display which areas, according to research, offer low-income children and adults the best chance at economic
advancement, high educational attainment, and good physical and mental health.

T

According to the Task Force’s methodology, the tool allocates the 20 percent of the tracts in each region with the
highest relative index scores to the “Highest Resource” designation and the next 20 percent to the “High Resource”
designation. Each region then ends up with 40 percent of its total tracts as “Highest” or “High” resource. These two
categories are intended to help state decision-makers identify tracts within each region that the research suggests
low-income families are most likely to thrive, and where they typically do not have the option to live —but might, if
given the choice. As shown in Figure 3-5 below, all of Coronado is classified as high and highest resource.

D

R

AF

Figure 3-5: TCAC/HCD Opportunity Area Maps, Coronado(2020)

Source: California Tax Credit Allocation Committee and Department of Housing and Community Development, 2020.

Opportunity indicators included in the AI also help inform communities about disparities in access to opportunity.
HUD-provided index scores are based on nationally available data sources and assess residents’ access to key
opportunity assets in San Diego County. These indices are only available to Entitlement Jurisdictions (with
population over 50,000 and receiving CDBG funds from HUD). For Urban County jurisdictions for which a HUDprovided index is not provided, a similar analysis as that provided by the indices was conducted using comparable
information.
Table 3-18 below displays opportunity indicators based on school proficiency, labor market, and job proximity. The
City of Coronado has one Title I school, which helps low-achieving children meet state standards in core academic
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subjects. These schools coordinate and integrate resources and services from federal, state, and local sources. To
be considered for Title 1 school funds, at least 40 percent of the students must be considered low-income.
Additionally, the AI showed that for the time period analyzed, the City had an annual unemployment rate of 2.2%,
below the County average of 2.8%. Additionally, majority of jobs were within a 30-minute commute from
Coronado residents.
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Table 3-18: Opportunity Indicator – School Proficiency, Labor Market, Job Proximity
Opportunity Indicator
Coronado
School Proficiency
Total Title I Schools
1
Total Schools
5
% of Schools
20.0%
Unemployment Rate
Annual Rate
2.2%
Job Proximity
<29 mins.
79.3%
30-59 mins.
16.2%
60 mins. or more
4.5%

Source: San Diego Regional Analysis of Impediments, American Community Survey 2013-2017, S1701.

Transit explores metrics that reveal the social and economic impact of transit, specifically looking at connectivity,
access to jobs, and frequency of service. According to the data provided, Coronado scored a 6.6 AllTransit
performance score, illustrating a moderate combination of trips per week and number of jobs accessible that enable
a moderate number of people to take transit to work. By comparison, Coronado scored of the highest alongside
Lemon Grove (7.9) and Imperial Beach (6.7), whereas Solana Beach (5.9), Del Mar (5.1) and Poway (3.1) scored
lowest.
Table 3-19: Opportunity Indicator – Transit

All Transit
Performance
Score
6.6

Transit Trips
Per Week
within 1/2 Mile
916

R

Jurisdiction
Coronado

Jobs Accessible
in 30-min trip

Commuters Who
Use Transit

Transit Routes
within 1/2 Mile

86,924

2.30%

1

Source: San Diego Regional Analysis of Impediments, American Community Survey 2013-2017, S1701.

D

The California Office of Environmental Health Hazard Assessment (OEHHA) developed a screening methodology to
help identify California communities disproportionately burdened by multiple sources of pollution called the
California Communities Environmental Health Screening Tool (CalEnviro Screen). In addition to environmental
factors (pollutant exposure, groundwater threats, toxic sites, and hazardous materials exposure) and sensitive
receptors (seniors, children, persons with asthma, and low birth weight infants), CalEnviro Screen also takes into
consideration socioeconomic factors. These factors include educational attainment, linguistic isolation, poverty, and
unemployment. Research has shown a heightened vulnerability of people of color and lower socioeconomic status
to environmental pollutants. Figure 3-6 below displays mapped results for the CalEnviro Screen. The Map shows that
all of Coronado is low scoring, signifying low pollution burdens in the City.
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Figure 3-6: CalEnviro Screen, Coronado

Source: California Office of Environmental Health Hazard Assessment, CalEnviro Screen 3.0, 2018.
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4. Discussion of Disproportionate Housing Needs
The analysis of disproportionate housing needs within Coronado evaluated existing housing need, need of the future
housing population, and units within the community at-risk of converting to market-rate.

T

Fu ture Growth Need
The City’s future growth need is based on the RHNA allocation of 312 very low and 169 low income units within the
2021-2029 planning period. Figure 3-7 shows that both existing and proposed affordable units are well dispersed
throughout the community and do not present a geographic barrier to obtaining affordable housing. Appendix B of
this Housing Element shows the City’s ability to meet its 2021-2029 RHNA need at all income levels. This
demonstrates the City’s ability to accommodate the anticipated future affordable housing needs of the community.

5. Displacement Risk

AF

The potential for economic displacement risk can result from a variety of factors, including large-scale development
activity, neighborhood reinvestment, infrastructure investments, and changes in local and regional employment
opportunity. Economic displacement can be an inadvertent result of public and private investment, where
individuals and families may not be able to keep pace with increased property values and market rental rates.
Senate Bill 330
There are currently 60 affordable units within Coronado that are at-risk of converting to market-rate within the
planning period (2021-2029). Table 3-20 below identifies all the developments in the City with affordable units. It is
the City’s intent to prioritize the maintenance of their current affordable housing stock and the City is committed to
negotiating extensions of existing affordability agreements before units become at-risk.
Table 3-20: Affordable Units in Coronado

Street Address, Assessor’s Parcel #,
Type of Agreement

Year Construction or Date of Recordation and Date Covenant
Rehab Completed
County Document #
Expires
1994

1/31/1994
#1994-0070922

9/3/2031

11

1994

11/18/1993
#1993-0775528

12/1/2023

29

1996

1/25/1996
#1996-0037685

2/1/2026

9

1996

7/17/1996
#1996-0357595

8/1/2026

4

N/A

6/21/2002
#2002-0525579

7/1/2057

3

N/A

6/12/2002
#2002-0496772

7/1/2057

23

D

R

415 F Avenue
APN: 536-293-01
Rental Affordability Covenant
924 Orange Avenue
APN: 537-332-23
Rental Affordability Covenant
308-330 Orange Avenue
1014-1028 Third Street
APN: 536-222-20
Rental Affordability Covenant
1212, 1226 Ninth Street
APN: 537-342-25
Rental Affordability Covenant
560-566 G Avenue
APN: 536-352-16
Rental Affordability Covenant
445-451 Orange Avenue
APN: 536-311-07
Rental Affordability Covenant

Total
Units
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Table 3-20: Affordable Units in Coronado
Year Construction or Date of Recordation and Date Covenant
Rehab Completed
County Document #
Expires

17

11
6

N/A

8/14/2002
#2002-0686285

N/A

2011

9/1/2006
#2006-0626205
4/14/2010
#2010-0184498

AF

406-422 Orange Avenue
APN: 536-302-29
424-430 Orange Avenue
APN: 536-302-24
Rental Affordability Covenant
840 G Avenue
APN: 537-222-23
Rental Affordability Covenant
225 Orange Avenue
APN: 536-161-05
Rental Affordability Covenant
550-578 Orange Avenue
APN: 536-372-06 to 10
Rental Affordability Covenant
Age Restriction
525 Orange Avenue
APN: 536-381-27
Rental Affordability Covenant
440-450 Orange Avenue
APN:
Rental Affordability Covenant
729 Orange Avenue
Units #101-103, 201-203
APN: 537-091-27-01 to 05
Affordability Restrictions
421 D Avenue
APN: 536-302-05
Silent Second Loan
456 F Avenue
APN: 536-291-26-04
Silent Second Loan
715 Third Street
APN: 536-141-14
Silent Second Loan
549 F Avenue
APN: 536-362-27-01
Silent Second Loan
403 H Avenue
APN: 536-282-01
Silent Second Loan
719 Fourth Street

Total
Units

9/1/2061
4/1/2066

30

2007

8/21/2006
#2006-0594157

1/1/2062

16

2008

12/21/2007
#2007-0786004

7/31/2063

12

2011

4/14/2010
#2010-0184498

7/1/2066

6

1996

6/22/1995
#1995-0260983

6/21/2025

1

N/A

9/4/1998
#1998-0568064

9/4/2028

1

N/A

10/14/1998
#1998-0660245

10/14/2028

1

N/A

10/19/1998
#1998-0675168

10/19/2028

1

N/A

11/3/1998
#1998-0717119

11/3/2028

1

N/A

11/3/1998
#1998-717007

11/3/2028

1

N/A

11/19/1998

11/19/2028

R

D

9/1/2057
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Street Address, Assessor’s Parcel #,
Type of Agreement
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Table 3-20: Affordable Units in Coronado
Street Address, Assessor’s Parcel #,
Type of Agreement

Total
Units

Year Construction or Date of Recordation and Date Covenant
Rehab Completed
County Document #
Expires

APN: 536-211-14
Silent Second Loan

#1998-0754034

6. Assessment of Contributing Factors to Fair Housing Issues in Coronado
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The AI does not identify impediments to fair housing specific to Coronado, however some of the regional
impediments to fair housing identified within jurisdictions in San Diego County may assist Coronado in opening the
community up to a broader range of future residents:
• Fair housing information needs to be disseminated through many media forms to reach the targeted
groups.
• Hispanics, Blacks and Asians continue to be under-represented in the homebuyer market and experience
large disparities in loan approval rates.
• Housing choices for special needs groups, especially persons with disabilities and seniors, are limited.
• Fair housing enforcement activities, such as random testing, are limited.
• Patterns of racial and ethnic concentration exist in the region, although there are no racially or ethnically
concentrated areas of poverty in Coronado.
The analysis conducted in this section regarding fair housing issues within Coronado yielded the following
conclusions:

Coronado does not currently have any racially or ethnically concentrated census tracts (R/ECAPs) as
identified by HUD. This indicates that there are no census tracts within Coronado with a non-white
population of 50 percent or more or any census tracts that have a poverty rate that exceeds 40% or is three
or more times the average tract poverty rate for the metropolitan/micropolitan area.

•

The UC Davis Regional Opportunity Index shows that the majority of residents within Coronado have a high
level of access to opportunity throughout the majority of the City, with most census tracts showing the
highest level of access to opportunity. However, two tracts that mainly house military installations identify
low housing opportunities in the City and low economic wellbeing.
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Additionally, analysis of the TCAC/HCD opportunity Area Maps show that all census tracts in Coronado are
classified with the “High” and “Highest Resource” designation. This indicates that these census tracts are
within the top twenty percent in the region in terms of areas that lower -income residents may thrive if
given the opportunity to live there.

•

Coronado has a higher AllTransit performance score than similar jurisdictions within the County as shown
in the County’s Analysis of Impediments. This indicates a high combination of trips per week and number
of jobs accessible that enable a high number of people to take transit to work.

•

Coronado has a low CES score in comparison to similar jurisdictions within the County, indicating that
residents within Coronado are less burdened by pollution from multiple sources and less vulnerable to its
effects, taking into account their socioeconomic characteristics and underlying health status than in other
areas around the San Diego region.
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K. Analysis of Sites Pursuant to AB 686
AB 686 requires that jurisdictions identify sites throughout the community in a manner that is consistent with its
duty to affirmatively further fair housing. The site identification requirement involves not only an analysis of site
capacity to accommodate the RHNA (provided in Appendix B), but also whether the identified sites serve the
purpose of replacing segregated living patterns with truly integrated and balanced living patterns, transforming
racially and ethnically concentrated areas of poverty into areas of opportunity.
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Figures 3-8 through 3-12 below identify the sites to accommodate future low and very low-income housing overlaid
on demographic data using the 2018 American Community Survey 5-year Estimates.
• Figure 3-8 - Coronado Low and Very Low Sites, Hispanic/Latino, 2018
• Figure 3-9 - Coronado Low and Very Low Sites, NonWhite Population 2018
• Figure 3-10 - Coronado Low and Very Low Sites, Low and Very Low Income, 2018
• Figure 3-11 - Coronado Low and Very Low Sites, Poverty, 2018
• Figure 3-12 - Coronado Low and Very Low Sites, Poverty and Access to Transportation, 2018
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The maps show that the sites identified to accommodate Coronado’s low and very low income RHNA allocation are
dispersed through the downtown region of the City. While the City of Coronado has no designated areas with
increased segregation or poverty, the low and very low sites are accessible and within areas where retail or
commercial jobs exist. According to the SoCal Connect Plan, coastal communities tend to have a concentration of
lower-income jobs but a lack of affordable rental units, the availability of housing within the identified low and very
low income site would promote access to affordable housing for persons working in lower paying retail industries
in Coronado and looking to live nearby. Additionally, the maps show access to a connected bus system which runs
along Orange Avenue.
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Figure 3-8: Coronado Low and Very Low Sites, Hispanic/Latino, 2018

Source: Social Explorer, Data Mapping and American Community Survey, 5 Year Estimates, 2018
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Figure 3-9: Coronado Low and Very Low Sites, NonWhite Population 2018

Source: Social Explorer, Data Mapping and American Community Survey, 5 Year Estimates, 2018
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Figure 3-10: Coronado Low and Very Low Sites, Low and Very Low Income, 2018

Source: Social Explorer, Data Mapping and American Community Survey, 5 Year Estimates, 2018
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Figure 3-11: Coronado Low and Very Low Sites, Poverty, 2018

Source: Social Explorer, Data Mapping and American Community Survey, 5 Year Estimates, 2018
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Figure 3-12: Coronado Low and Very Low Sites, Poverty and Access to Transportation, 2018

Source: Social Explorer, Data Mapping, and American Community Survey, 5 Year Estimates, 2018
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